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West Kendall Corridor
March 1, 2014 Public Workshop
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West Kendall Corridor

Citizens’ Plans — Consensus Elements

Develop mixed uses

Provide a civic center

Develop more employment areas
Provide location for farmer’'s markets
More open space

More bicycle/pedestrian paths

mproved transit service




West Kendall Corridor

Citizens’ Plans
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Bike lanes with buffers from cars UEA should be a buffer to Krome Avenue with a farmer’s market and
Bike lanes connected to parks horse stables

More street lights — ornamental Express buses and park and ride for 836 extension

Entrance markers on Kendall at 137th and Krome Avenues Need lighting and additional activities in parks

Upscale retail and mixed uses at the Kendall Town Center with parks Need additional spaces at park and ride facilities

and civic buildings Need additional employment opportunities
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Citizens’ Plans
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Need Shade trees and gathering places

Need mixed uses at the Town center/Heart of the community
Provide a native animal park north of Kendall

Need a farmer’s market and trolley service

Have an organic institute-place to teach how to grow food
More office/work places

Provide places for arts and culture

Kendale Lakes Mall — old and uninviting,; add more retail along
Kendall for visibility; build parking garages, add more destination
shopping, better tenants, add mixed uses inc. residential

Make streets safer, increase pedestrian crossing time and have
crosswalks on each corner




West Kendall Corridor

Citizens’ Plans

West Kendall Corridot

West Kendall should become a city to provide for enhanced services Business/industrial park with 10,000 jobs, various densities, mixed
A Town Center should be developed uses
Land in the Expansion Area should be used for mixed uses, open Increased density needed to provide for desired things

space, bike lanes and Vertical farming equal to the amount of land 836 Expressway extension needed
being developed Provide passenger service on the CSX railroad
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Citizens’ Plans
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Improve Kendall Drive with shade trees Need to regulate food trucks

Improve 137th Avenue to 6 lanes from Kendall to Miller Need green architecture and development
Limit types of businesses such as car dealers and pawn shops Provide Trolley Service

Widen Krome Avenue for improved access to the north Live/work development in Town Center
Implement signage and architecture standards Extend 836 Expressway to Kendall
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Citizens’ Plans

:f'." o I “’/ 0 » . £
S .

- ks Mtads febilie T Tasusk ..

* 'RIS LANE DEvorED

|
A ompCE
\/’ f(“lfﬁ'") *"‘
| Nosea=3
e Haues

: e Llic
LV PaT) wlid T T D Puklic
“ r (sevasl syw anopdal x ¥ v GRBMEL jauET| ToLL LANES TO PAT For rr"m.:.r
" = .

= L : :
2lcely) Siak NN 43 waE ot R S

LB -
i sl el SApg) W eadepo’) T P P T Eobarcen B Corvioctt
—rr1 “otahdia Ineiaeniy A
il KENLE] -
. ne aptd TONI A . e W FECuANTE R

Need an upscale hotel Dedicated bus lanes/Metrorail to FIU
Large park and gardens in the UEA with mixed uses along Kendall Need more traffic calming/traffic circles
Kendall Town Center should have shopping, entertainment/movie Need a local trolley service

theater, offices, performing arts/museum, government Need shaded sidewalks
center/courthouse Need more Bicycle paths
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Citizens’ Plans
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Parks

Shopping

Bicycle trails

City hall

Hotel

Farmer’s market
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Citizens’ Plans
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137th and Kendall area should become mixed-use with civic facilities Don’t move the UDB
Mixed-use development at the Kendall Town Center, walkable and Don’t build more expressways
attractive, provide workplaces to provide employment Provide a trolley service
Enhanced bus lanes along Kendall in a dedicated right of way, don’t Farmer’s market in the UEA
remove lanes from Kendall, provide increased frequencies Large park in in the UEA




West Kendall Corridor

Planning Process Goals

e Create a vision for the future

* Transform West Kendall to a destination

* Enhance livability

* Provide transportation options
Encourage a mix of uses




West Kendall Corridor

Comprehensive Plan
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Comprehensive Plan
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West Kendall Corridor Planning Report
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Planning Process

This document was prepared consistent with
the requirements of Sections 2-116.2 through
2-116.11 of the code of Miami-Dade County
which establishes procedures for the develop-
ment of Area Plann ing reports. This section of
the code provides specific requirements for the
initiation, scope, preparation, acceprance, and
implementation of area plans.

Since the late 19%90s, the charrette workshap
format has been the county's preferred method
to encourage public participation and formu-
late recommendations for area plans, The term
‘charrette’ is derived from the French term for
‘little cart’ and refers to a final intense work
effort by 18th century architecture students to
meet a project deadline and place their proj-
ects into this cart. The contem porary charrette
process is intended to foster a s imilar burst of
creative ideas involving the public and 15 a
valuable toal for identifving issues to be ad-
dressed in an area plan.

This planning process began in 2003 with a
resolution® by the Board of County Comm is-
sioners directing plann ing staff to conduct a
study for the West Kendall Corridor. The pur-
pose of the study as established by this resolu-
tion 15 to provide residents and property own-
eIs an opportunity to contribute to g vision for
the growth and improvement of the area and
to develop recommendations to influence the
form and character of future development, A
series of public meetings were held at the West
Kendall Regional Library to present back-
ground information on the study area and to

* Rerolution No, 377-13

2 WEST KENDALL CORRIDOR

ident ify issues of concern. Extensive effort was
made so that the West Kendall commun ity was
aware of the planning process. All meetings
were advertised in the Miami Herald, mail-
ings were sent to property owners in the study
area, and a website was established o provide
information on meetings and distribute docu-
menis relevant to the plann ing process.

The public charrette workshop event took
place an Saturday, March 1, 2004 at Felix Va-
rela Senior High School. After a brief overview
af the study area, workshop participants gath-
ered into groups, each provided with an aerial
phote of the study area overlaid with trace
paper. With the assistance of planning sraff,
each group discussed community issues and
drew their ideas onto the trace paper, which
by the end of the afterncon, would become the
‘Citizens’ Plans.” After several hours of draw-
ing and discussion, the plans were displayed
and representatives from each group discussed
the Features of their plan, The concepts and -
sues idemtified in each presentation are ont-
lined with each of the Citizens’ Plans shown
on pages 16-19 It is important to note that the
recommendations presented in this area plan
are only possible with the consensus provided
by the participants of the charrette workshop.

In the following week. planning staff remained
in the study area, working at the office of Dis-
trict 11 Comm issioner Juan C. Zapara where
the public was invited to visit with and observe
stafl at work on planning concepts for the West
Kendall Corridor. Many community members
visited during the week and provided valuable

22
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Residential land use designation of the CDMP
which is the most common land use designa-
tion in the urbanized portions of the county.
With the continued sirength of the residential
market for this type of the development., the
required mix of uses and additional infra-
structure requirements of the THND district
are not necessary to attract buyers and there-
fore there seems to be little incentive for devel-
opers to offer a THD product.

The situation today

A comment that was repeatedly expressed by
the public during the planning process was
that “the West Kendall area was not planned.”
Im reality, the opposite is true: West Kendall
was planned to be exactly what it s today, how-
ever the development that resulted from 1960s
and 1970 era-planning is poorly suited to the
lifestvles and desires of West Kendalls cur-
rent residents. This is clearly illusirated by the
‘Citizens Plans’ shown on the following pages
where many of the needs identified were nev-
er envisioned by the GLUMP or CDMP at the
time of the majority af West Kendall's devel-
opiment.

The challenge for now and the future is how
to adapt the existing development pattern to
one that serves these changing circumstances,
The character of existing development in West
Kendall makes this particularly difficult, due
mainly to the fragmented nature of the various
development tracts as deseribed above. Un-
like older areas of the county that have expe-
rienced significant transformation over time,
West Kendall lacks a regular grid and lot pat-
tern, making imcremental redevelopment im-
practical. The widespread use of developm ent
covenants and condom inium associations fur-
ther restrict the ability of changes in land uses

PLAMNING REFORT 8



West Kendall Corridor Study Area

IO oCcur,

With these constraints, this area plan focus-
es mainly on the areas most able or likely to
change in the future, These areas include com-
mercial centers along Kendall and vacant land
both within the existing urbanized areas and
in the Urban Expansion Area. These areas are
discussed in more detail in the Planning Rec-
ommendations section of this report.

Existing land use

The Planning Research section of the Regu-
latory and Economic Eesources Department
has an ongoing program of identifying exist-
ing land uses throughout the county. A map
of the land uses identified in the study ares is
shown in Figure 13 on page 9 Of the general-
iged categories shown in the map, single-fam-
ily uses are the most prevalent, occupying 27.4
percent of the study area. Areas for streets and
lakes take up 16.7 and 6.2 percent of the study
area, respectively. 7.6 percent of the study area
is identified as privately owned vacant land.
most of which is located at the Kendall Town
Center property adjacent to the West Kendall
Baptist Hospital. Outside the Urban Develop-
ment Boundary the study area is alm ost ent ire-
Iy occupied by agricultural uses,

Comprehensive plan

Miam i-Dade County is required by state stat-
ute to maintain a comprehensive plan to man-
age growth and development consistent with
state and regional comprehensive plans. The
county’s Comprehensive Development Master
Plan (CDMP) includes a Land Use Plan map
that designates where development of various
uses and intensities s permitted The future
land use designations in the study area are il-
lustrated in Figure 14 on page @,

9 WEST KENDALL CORRIDOR
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routes, All these except the 137 are cast-west
routes that connect to Metrorail. There is a 40
space park-and-ride lot and bus term inal locat-
ed on 162nd Avenue adjacent to West Kendall
Baptist Hospital, A leased 109 space park-and-
ride lot is locared at the Miam i Baprist Chorch
property on the north side of Kendall Drive at
150th Avenue. In Movember 2013, the £8 and

/ 104 routes began operating with improved ser-

iﬂm

vice in the study area.

In the FY2015-2024 Transit Development
Plan (TDPF) for Miami-Dade Transit, there
are two programmed transit improvements
 SIGERHIT that will occur in the study area. In 2023 the

v ATIRAE

Map, 2013 Roadway
Lovel of Service |

Favimey Lot of Sevvice [0S 013 Bt o atine 288 ‘Enhanced’ bus service is to begin operar-
ey P e e e ing Also in 2023, the current route 288 will be

I —

im proved with enhanced stations, quene jump
and by-pass lanes, transit signal priocity, and
real-time bus arrival information with elec-
tronic signs within bus stations. The other im-
provement is a 140-space dedicated park-and-
ride facility on the north side of Kendall Drive
at Southwest 150th Avenue which is scheduled
to be completed by 2016. This facility will pro-
vide bus bays and shelters so that transit pa-
trons will not have to cross Kendall Drive to
board eastbound buses.

- TriTrL] EEsEEERREES

Transportation planning
The Miami-Dade Metropolitan Planning Or-

bhﬁ"-ﬂ-du.ﬁ.n-l-l-i L

a ganization (MPO) is responsible for coordi-
. nating transportation improvements in the
:' county through the 5-vear Transportation
Map,. Traned Services . 1 Improvement Program (TIP) and the 25-year
; (RN SRR B ot e Long Range Transportation FPlan (LRTP).
5 8 o G 8 b vl A0 i s 14 i e Sl e Ml e e it e These plans prioritize transportation projects
o e i G = e —— over their time horizons through a category

i S ST B P o A Lnke S."I.I'S.I&I'ﬂ.

The MPO has commissioned many studies
over the yvears that analvze the potential ad-

PLAHNING REPORT 12
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area provide amenities such as tennis courts,
baseball Fields, jogging and walking trais,
shelters and picnic areas. Many of the parks
are located adjacent 1o schools, allowing stu-
dents to share facilities. The West Kendall Dis-
trict park at Sonthwest 157th Avenue berween
Southwest 112th and 120th Avenues will be a
significant amenity 1o the area once it is com-
pleted. This 1o0-acre park will provide spors
fields and other facilities in addition to the dog
park that has already been constructed.

There are many public schools located in and
around the study area. Elementary schoals in-
clude Kendale Lakes, Dante B. Fascell, Oliver
Hoover, Christina M. BEve, Clande Pepper, and
Calusa, The middle and high schools in the
area are Hammocks Middle and Felix Varela
Senior High, There are two hibraries serving
the area, West End Regional Library. located
in the Hammaocks Plaza shopping center, and
the Kendale Lakes branch library, located at
Kendall Drive and Southwest 152nd Avenue.

Except for Kendall Drive west of Southwest
l62nd Avenue, public streets in the area are
provided with sidewalks. Private drives within
individual developments typically do not have
sidewalks. Bicycle lanes in the area are located
along Southwest 142nd Avenue north of Kend-
all Drive, along Southwest 34th Street between
Southwest 137th and 142nd Avenues, along
Southwest 138th and 162nd Avenues between
Kendall Drive and Southwest @ih Street, and
along Southwest 96th Street from Southwest
152nd to 162nd Avenues, and the *Main Street’
adjoin ing West Kendall Baptist Hospital.

PLAHNNING REFORT 14



Citizens’ Plans

The drawings on the fallowing pages, the *Citizens’ Plans,” were created on March 1, 2014 during
the public design workshop by groups of six to ten residents, property owners, and others interested
in the West Kendall area The bulleted items next to each of the plans are from the concepts illus-
trated on the plan drawings and the presentations made by participants in each group.

Cne purpese of these plans are to identify areas of consensus among participants in the planning
process. In the West Kendall Corridor, the primary areas of consensus include: providing addi-
ticnal employment opportunities; mixed wse development at the Kendall Town Center and other
nodes along Kendall Drive; providing improved pedestrian and bicyele facilities, including wider
sidewal ks, bike lanes. and shade trees; development of a large park in the Urban Expansion Area
(UEA); limiting additional single-family development in the UEA; providing enhanced public
transit service, mcluding circulator/trolley service and dedicated bus lanes along Fendall Drive;
and areas for farmers’ markets and other community events.

In the following sectwon, these specific concerns within the study area are analyzed and specific
recom mendations with design solutions provided for their improvement.

15 WEST KENDALL CORRIDOR
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Provide wide sidewalks with shade ees

Nowd Bike anos with buffers from cars

Rike fanes shoukd be connoected o parks
fdore omamental street lighls

Entrance markers on Kendall &l 1371h and
Kroume Anues

Unscake retai and mied vses af e Kemndail
Town Cender witfl parks and ciic Duikdings
UEA should be a buffer to Krome Avenue with a
farrmer's markel and horse sfalles

Express buses and park and ride for 836 exlen-
sion aro meecod

Need fighting and addiional activitios in parks
Need addiforal spaces af park and ride facili
lios

Newd addifonal emoloyment 0poofunies

West Kendall Corridor
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Need shade irees and gathering places

Nood mxod uses at the Town cenlorHoart of
the comimunity

Provide a nalive animal park north of Kendalf
Nead a farmer's market and frofey service
Have an organic stiute-piace o teach how o
grow food

Mdore office and wWork piacas

Provide places for arts and culfure; farge park
i the LIEA

Kendiaie Lakes Mall is okf and unimeling: add
more retail aong Kendall for wisihilty: b
parking garages; add more destination shop-
pig, better terants: add mived e s eluding
resiceial

Make stroels saler, incredse PECesIFET Gross-
it Lime and fave Crosswalks on each cormer

PLAHNNING REFORT 16



= Need an upscake hotel

« Large park and gardens in the UEA with mied
uzes along Kendall

= Kendall Town Center shoulkd fiave shop-

ping, enterainment/movie thoater, oflices,

parforsming arls/museum, government center]

courthouse

Dwedicated bus Anes/fetrorail to FIL

MNead more traffic calming/raffic cicips

Need a focal rofley sendce

Need shaded sidewalks

MNeod more Bicyole paths

The UEA shouid be developad with an opan

sineel grid, mixed uses, and civic uses

Need more parks

Providle more shopping areas
Moo bicycil trails
Buiid a city hatf
Need a hotel

Provide & farmmers” markel

PLANNING REFORT 18
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Planning Recommendations

The planning recommendations in this sec-
tion are intended to illusiraie potential future
development and public facilities in the West
Kendall Corridor. These recomm endations are
derived mainly from the public input received
during the planning process as well as coun-
1y policies for development already in place.
Some of these may require changes in policy
or regulation. zoning or master plan changes,
or public hearings; suggested policy changes
are noted along with each recommendation.
Recommendations for development or rede-
velopment on private property are not intend-
ed 1o limit future building activity to what is
shown here, but to illustrate the implementa-
tion of existing or proposed planning policies
and the needs identified throngh the planning
process, Potential means for the realization of
these recommendations are further discussed
in the Implementation section of this report. A
summary of recom mendations for the areas of
interest are listed in the shaded box following
each heading

Kendale Lakes Plaza Area

* Radovaiopment of ofder shopping conlers
it this area showkd ocour consisiant with
the COMP sfandards for Lrban Centers

The 40-acre shopping center at the northwest
corner of Kendall Drive and Southwest 137th
Avenie was the first major shopping area built
in the West Kendall area. This center occu-
pies the majority of the commercial portion
of the large Kendale Lakes development that
began constroction in the late 1960s, Built in

21 WEST KENDALL CORRIDOR

o ST " £

+
ol
-
Lo

30

Top, Kendake Lakes
Mali, 1980 photo; loft
1978 site plan



Top, Kerddaie Lakes
Plaza, 2014 aorat
@i dghl, paking
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the late 1970s, it was initially known as Ken-
dale Lakes Mall and anchored by a K-Mart,
a three-screen Wometco theater, and a Grand
Union supermarker. In front of the main retail
building were three smaller retail buildings
which together created an outdoor pedestrian
mall. Freestanding concrete canopies linked
the buildings together and provided weather
protection to shoppers. In the 1990z, following
changes in retail tenants and campetition from
newer shopping centers in the area, the build-
imngs that formed the ‘mall® were demolished,
the center was renaméd and became a more
typical strip center. Only the buildings now
occupied by K-Mart, Marshalls, and FedEx
Office remain from the original mall. Owver
time, additional retail buildings have been
bt in the center’s parking lot as well as along
Southwest 137th Court, North of the main re-
tail strip building and south of Scuthwest 34th
Street are two self-storage facilities.

This center and the surrounding shopping ar-
¢as across Kendall Drive and Southwest 137th
Avenues are within a designated Commun ity
Urban Center. The county’s Comprehensive
Development Master Plan (CDMP) has spe-
cific standards for uses, intensity, and phvsi-
cal character of Urban Centers. At the time the
Kendale Lakes Mall was built, these Urban
Centers were called ‘Activity Centers’ and had
only general guidelines for their developm ent
with the expectation that these areas would
become the location of suburban-style shop-
ping centers or malls. In 1996 the CDMP was
amended torename the Activity Centers to Ur-

PLAHNNING REPORT 22



Planning Recommendations

ban Centers and to provide specific standards
for uses, buildings, streets and public spaces,
and parking within these centers. These stan-
dards describe the development of places with
a distinctly urban and pedestrian-oriented
character where a street and block network is
lined with buildings of a scale and architec-
ture that recalls many of the older neighbor-
hoods in the connty. Many of these designated
Urban Centers are located adjacent to Metro-
rail, Busway, and Tri-Rail stations to encour-
age development in areas with a high level
of mransit service. In the case of the centers
in West Kendall, intensified development in
these areas can serve as an impetus for addi-
tional transit infrastructure and services.

The illustrations in figures 32 throngh 34
show the phased redevelopment of the Kendale
Lakes Plaza in a manner consistent with the
CDMP standards for Urban Centers. In Figure
32, the parking areas between Kendall Drive
and the existing retail buildings are shown
in-filled with new commercial and mixed-use
buildings and where parking aisles become
streets that form a pedestrian-oriented block
network., Within the interior of these blocks
surface parking areas may become parking ga-
rages as additional development occurs. Ower
time, as retail tenants change, the existing
shopping center buildings can be redeveloped
to extend this block network toward Southwest
g4th Street to create a connection to the resi-
dential areas to the north. The existing one-
story self-storage complexes along Southwest
g4th Srreet could be replaced by multi-stery
storage buildings and mixed-use or residential
buildings that would be more compatible with
existing residential development to the norih
and west, This development concept accom-

23 WEST KENDALL CORRIDOR
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Planning Recommendations

Streets

* Provide bicyclke lanos, wider sidowalis, or
addiional fandseaping along Kendall Drive

* Provide on-streel parking aiomg Soutinvest
152th Avenue north of Kendall Drive

» Provide on-streel parking aiong Soutinwest
148t fvonue south of Kerdall Difve

+ Provide bicycie fnes, wider sidewalks, and
addifional fandscaping on foursEne sireels
Wil GXCESS canacily

Because of the tract-type development pattern
in the study area, most public sireets are ei-
ther section-line or halfsection line roadways;
there are relatively few public local streets.
Kendall Drive, Krome Avenue, and Southwest
137th Avenue south of Kendall Drive are state
roads maintained by the Florida Department
of Transportation, all other public streets are
maintained by the county. Aside from Kendall
Dirive, which was improved with four lanes in
the 1960s, other streets were mm proved or con-
structed as adjoining development occurred.
Kendall Drive, Hammocks Boulevard, and
Southwest 157th and 167th Avenues have 110-
foot wide right-of-ways; other section line or
half-section line roadways have right-of-ways
berween 70 and 100 feer. Public local sireets
typically have a right-of-way of 50 feet.

Kendall Drive east of Southwest 162nd Avenue
has six travel lanes, sidewalks, curbs, and a
median landscaped with grass and a variety of
palms. Although it has an exceptionally wide
right-of-way for a six-lane roadway, this addi-
tional area seems to have been given mainly to
wide travel lanes; for comparison, Bird Road
between the Palmetto Expressway and Scuth-
west 117th Avenue is a six-lane roadway with a
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similar design as Kendall Drive but s located
within a 100 foot right-of-way. This addition-
al ten feet of right-of-way should be further
studied to determ ine how it could be used for
bicycle lanes, wider sidewalks, or additicnal
landscaping

In certain areas, the use of the right-of way
for parking has become problematic because
the streets were not designed o accom modate
parked wehicles. Along Southwest 149%th Av-
enue, adjacent to the Kendall 147 Flaza shop-
ping center, cars and delivery trucks park in
the swale areas between the strect and side-
walks; the grass that was once planted there is
now dirt and rocks, The installation of numer-
ous ‘No Parking’ signs in this area has been
mostly ineffective at deterring this practice
Since the demand exists for on-street parking,
a more effective strategy would be to provide
a right-of-way improved with dedicated park-
ing areas. The images on page 25 show how
on-stre¢t parking and additional landscap-
ing would improve the function and appear-
ance of this streer. A similar condition exisis
along the east side of Southwest 152nd Avenue
south of Southwest $0th Street; the swale area
in many parts i now dirt and rocks due to s
use as 9 parking lane, Constructing curbs and
parking lanes along with planting additional
landscaping would resulr in the improved ap-
pearance and function of this street. In the
future, streets should be constructed with on-
street parking in areas having commercial and
multi-Family uses, as these are where parking
in the right-of-way tends to occur.

Streets such as Southwest 96th Street and
Southwest 162nd Avenue are half-section
roads with four lanes that lack any landscap-
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ing within the right-of-way. This is because
the median area is used for left turn lanes or
is merely striped asphalt. Due to the discon-
tinuous street grid in West Kendall, many of
these half-section roadways carry relatively
little traffic in relation to their capacity; these
streets should be further analyzed for a ‘road
diet.” This term is typically used when a four-
lane rogdway without left-turn lanes is rede-
signed with two through travel lanes and lefi-
turn lanes at intersections. In the case of 96th
Street or 162nd Avenue, the removal of two
travel lanes would provide space for addition-
al landscaping, bicycle lanes, or wider side-
walks. A similar treatment was implem ented
for Southwest 208th Street between Southwest
§7th and 92nd Avenues, which was constructed
in 2004 with four lanes, a striped median, and
turn lanes. In 2000 two travel lanes were re-
moved and bicycle lanes, a parking lane, and
a raised landscaped median were added. The
images on page 26 illustrate how Southwest
162nd Avenue could appear if raised medians,
bicycle lanes and landscape strips adjacent
1o the sidewalks were constructed and shade
trees were planted. Traffic studies should be
conducted to determ ine whether a ‘road diet’
would be appropriate for these and similar
streets in the study area.

Kendall Town Center Area

o Fulue dovelopment approvels or amend-
ments o e Kendal! Town Genler DAY
shoukd be consistent with the COMP stan-
darcis for Urban Centers

The quarter-square mile between Kendall
Drive and Southwest 9%6th Street from South-
west 157th to 162nd Avenues was platied in
1926 as the “Greater Miami Heights” subdivi-
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sion. This subdivision was laid out with 25-
foot wide building lots in the typical Miami
street grid with blocks 660 feet long A broad
boulevard ran north to south dividing the sub-
division in half. This area remained undevel

oped and was planted with row crops until the
mid-2000s. In 2001 this area was redesignated
from ‘Low-Density Eesidential® to the ‘Busi-
ness and Office’ Mture land use category as
part of a CDMP Development of Regional
Impact (DRI} application. The development
plan approved at a subsequent zoning hear-
ing was that of an open-air regional mall with
five department store anchors, a movie theater,
assisted living facility, medical offices, hotel,
transit terminal, and a 50,000 square-foo
community center. This was never built and
in 2004 a new development plan was approved
that included a hospital and an open-air shop-
ping center with one department store anchor
The other uses remained but were modified
in their placement. Consistent with the DRI
phasing requirements, the roadway improve-
ments for Southwest 139th and 162nd Avenues
and the transit term inal were built along with
the West Kendall Baptist Hospital as the first
phase of development. Recently, the assisted
living Facility has been constructed and oc-
cupies a four-story building on the east side of
Southwest 158th Avenue,

The four remaming undeveloped tracts are Top, Kendal Town
each owned by different entities; Baprist Hos- Canter deveiopment
pital owns the tract to the east of the existing WIEPFV-‘G;(?N I-I'?
hospital buildings, Centre At Kendall T suuthvest, Kenda
ospital buildings, Centre § endall Town Fr s

Center and Sunflower Hespitality own the

tracts west of Southwest 162nd Avenue, and RO k. =

Town Conler devel-

West Fendall Holdings, a subsidiary of the opment concopl,
Howard Hughes Corporation, owns the larg- vinw afong Kendall
est remaining tract that was o be the site of Dt fo the wiast

29 WEST KENDALL CORRIDOR

36



Planning Recommendations

terior walloways in a traditional enclosed mall,
The primary use along the remaining strects,
including Kendall Drive and Southwest 135th
and 162nd Avenues, are surface parking lots as
would be typical for a suburban mall or strip
center. As part of the original CDMT applica-
tion a covenant was recorded which includes
guidelines that require “a high quality, unified
development design.” The contents of these
guidelines are exceedingly general and would
not preclude even the most typical type of strip
shopping center from being developed.

One of the most strongly expressed needs
identified through the planning process was
that of a “town center” for West Kendall. Mot
surprisingly, the Kendall Town Center prop-
erly was seen as an ideal location for such a
center. Although the approved retail center is
called a “‘town center, the desire of the com-
munity is for something more than simply a
shopping center. Some of the uses desired for
this area are retail, offices, residential, restau-
rants, movie theaters, and open spaces. Many
of these are already part of the approved devel-
opment plan for this property, however its de-
sign as an inward-facing “lifestyle center’ lacks
the elements of a town center as envisioned by
the residents of West Kendall, Many of these
elements, such as mixed uses, pedestrian-ori-
ented streets, and open spaces are specifically
addressed in the standards for Urban Cen-
ters, as described above, To dem onstrate how
the development of the Kendall Town Center
property can be more consistent with the com-
munity’s desires as well as the county’s plan-
ning policies, an alternative development con-
cept it illustrated on pages 28 through 32,

This overall concept is shown in the aerial

21 WEST KENDALL CORRIDOR

view on page 28, Retail and entertainment uses
are located along Fendall Drive and on both
sides of a linear open space that extends diago-
nally berween Southwest 158th and 162nd Aw-
enues. Mixed-use residential, retail and office
buildings are located to the sonth and adjacent
to the hospiral. & street grid is wsed to orga-
mize the varions buildings and helps contrib-
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ute 1o a walkable block system. Buildings that
fill each block and provide visual interest to
pedestrians along the sidewalk edge are a key
element for walkability, as are wide sidewalks
and shade. Visnal interest is a difficult element
to quantify but is necessary to encourage and
sustain pedestrian activity, Walking becomes
unpleasant when the pedestrian environment
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are those on a building and detached are those
standing free on a property. Attached signs are
limited in size by a percentage of wall area; de-
tached signs are limited in size and num ber by
the length and number of street frontages. The
color, scale, placement, and visnal quality of
signs are not regulated. For shopping centers
without strict leasing standards that regulate
signage this can result in an unattract ive jum-
ble of signs with varving colors, placement,
and illum inat ion.

In the West Kendall area, one of the most un-
fortunate examples of this is the shopping cen-
ter on the south side of Kendall Drive between
Southwest 117th Avenue and the Tumpike
The use of various sign types and illum ination
methods and their haphazard arrangement
across the building facade result in an unat-
tractive and cluttered appearance. Detached
signs for shopping centers that identify multi-
ple tenants can also exhibir the same issues; in
many cases, smaller tenants are listed within
a grid that may have had a uniform type and
color when the sign was initially installed. As
tenants change and signage is replaced. often
the original consistency is lost resulting im
more visual clutter. With additional unperm -
ted tem porary signs, such as banners, portable
signs, and flags, many commercial areas ex-
hibit a visual cacophony that can detract from
the apparent quality of a commun ity This ef-
fect i compounded in suburban areas where
the primary spatial experience is of apen space
and greenery so signage tends to be an intru-
sive element in the landscape: in urban areas
where buildings are larger and built closer to
sIreets, extensive signage in a variety of colors,
types and sizes is often unobjectionable and
seen simply as a natural element of the urban
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slreelscape,

In suburban areas such as West Kendall, since
the existing signage regulations do not address
these issues, additional zoning requirements
could be implemented to do so. Many other
municipalities have more extensive signage
standards that are intended to control or im-
prove the visual quality of signs. For example,
the city of Coral Springs in Broward County
has extensive requirements for the consistency
of wall and detached signs in shopping arcas.
Coral Springs requires uniform ity of colar, il-
lumination and placement for sign on shop-
ping center buildings: detached signs are lim-
ited in height and permit only six individual
tenants 10 be shown, The before-and-after il-
lustrations on page 36 demonstrate the effect
that more extensive signage standards would
have on a typical shopping center. In contrast,
for areas developed as Urban Centers, larger
and more varied signs could be appropriate
and more restrictive sign standards may not
be necessary,

Urban Expansion Area

+ Sandards shoukd be impfemoented that re-
quine a development pattern thal meisdes:
mixed Uses; a sireel qrid: fghd-of-ways with
adequate space for bicycle amd parking
lfanes, fandseaping in medians and at the
streel side, and wide sidewalks; Rlercon-
nmaoted fake s and canals simounded by
COMINMUOUS 0pen Spaco s thal provide wak-
invg and bieyele paths and recrealion areas

Since the Urban Development Boundary
(UDE) was established in 1983, it has suc-
cessfully controlled the extent of uwrban de-
velopment in the county and preserved land
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for agriculture, aquifer recharge, wetlands,
and conservation. The CDMP has extensive
policies regarding where the UDB should and
should not be expanded and what circumstanc-
es warrant an expansion. The depletion of va-
cant, developable land in the urbanized por-
tion of the county i ane of the primary canses
that would justify an expansion. Since land is
a finite resource and suitable agriculture and
conservation areas are limited, efficiently uti-
lizing land already inside the UDB is the first
option to accommodate future development.
One of the purposes of the CDM P-designated
Urban Centers is to require development in
these areas 1o have a minimum density and in-
tensity that is much higher than what is com-
maon throughout the connty to more efficiently
use already-urbanized land,

From a countvwide perspective, CDMP poli-
cies regarding the expansion of the UDB have
been effective in directing new urban develop-
ment to areas adjacent to existing developed
arcas and away from environmentally sensi-
tive land. However, most development that
has occurred in areas where the UDE was
expanded has simply been a continuation of
low-density residential or business uses. Unuil
recently, the CDMP did not provide specific
guidance an how newly urbanized land should
be used; in 2013, new CDMP policies were ad-
opted regarding land proposed 1o be brought
within the UDE that include requiring any
new development to provide a mix of uses, a
minimum residential density of 10 units per
acre, demonstrate that new development will
not impede redevelopment and infill efforts in
the already-urbanized area, and that the new
development will have a positive fiscal impact
on the county.
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If the UDE is to be expanded, the CDMP has
designated certain areas where such expan-
sion should first be directed toward. These are
identified on the LUP map as Urban Expan-
sion Areas (UEA). In West Eendall, the area
from Bird Road 1o Southwest 136th Street be-
tween Southwest 167th and Krome Avenues is
located within the UEA and is partly within
the extent of the study area. If the UDE is to be
expanded in this area, the participants of this
planning process strongly desired that such an
expansion should not eccur o allow for main-
Iy detached single family-type developm ent.
Since the CDMP has already designated land
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in this area as within the UEA, mixed uses, a
variety of housing types, and places of employ-
ment bevond retall and restaurant uses were
wentified as the types of development that
should occur there, Parks, open spaces. bicvele
paths, and places for commun ity events such
as farmers’ markets in a pedestrian-friendly
environment were also desired.

In the 1995 CDMP Evaluation and Appraisal
Report section titled “Efficiency and Func-
tionality of Development Patterns,” the low
intensity of suburban development in the
county is analyaed as it relates 1o the develop-
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ment capacity of land within the UDE; along
with increasing the density and intensity of
new development, several other sirategies were
discussed to improve the form and character
of new development. The standards for ac-
tivity centers (subsequently renamed ‘Urban
Centers’) were identified as being useful to
encourage mixed wses and high-quality ur
ban design but that further implementation
though zoning would be necessary for these
standards to be effective. Outside of urban
centers, it was observed the design of many re-
cently built developments were poor and that
additional design guidelines would be neces-

sary for these areas as well, Twenty vears later,
the situation is little changed. The THD dis-
trict has not been widely adopted; typical RU-
1MA and RU-TH districts are widespread and
individual developments are often unattractive
and divided by walls or gates. Commercial de-
velopment continues to be isclated from sur-
rounding residential areas and even adjacent
business uses, exacerbating traffic congestion
by generating multiple local vehicle trips.

On this page and the next page are photo-
simulations of how the area around Krome
Avenue and Kendall Drive in the UEA could
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be developed. These illustrations do not im-
ply a recommendation to expand the UDE;
bt instead show the implications of specific
development patterns that could ocour if the
land supply within the UDB is depleted and
urban expansion is warmranted. On page 3%,
the development illustrated follows the typical
pattern of recent suburban development and
exhibits many of the negative elements men-
tioned above. Business, office, and residential
uses are segregated by curving arterial and
collector streets; shopping centers and buosi-
ness uses are oriented toward the intersections
of major streets and office uses are separated
from retail shops and restaurants by berms
and surface parking areas. Surface parking s
the most prom inent landscape feature outside
of single-family areas which makes walking
unpleasant and undesirable for any trip be-
yond that of walking from a car to a building
The streer network requires nearly all vehicle
trips to travel onto arterial streets resulting in
traffic congestion even at the low development
density and intensity illusirated. In residential
areas, lakes make each block extraordinarily
long, further disconraging walking and com-
plicating automobile circulation. These lakes
typically do not have any frontage along open
spaces of streets and are instead surronnded
by residential lots, preventing any enjoyment
of the water by the surrounding community or
those residents whose houses do not adjoin a
lake.

In contrast, the image on page 39 illustrates
this same area developed in a manner that re-
flects concepts shown in the Citizens” Plans. A
consistent street grid is used where multi-story
buildings define the perimeter of each block;
combined with wide sidewalks and active
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gronnd-story wses such as retail stores, res-
tanrants, or offices, this type of development
encourages pedestrian activity and results in
an attractive streetscape. The use of a street
grid reduces traffic congestion on the arterial
streets by providing multiple routes for any
origin and destination, Open spaces. rather
than cocurring mainly in the form of unusable
landscape buffers, are consolidated into large
park and plaza spaces contaming lakes, sports
fields, and walking and bicycle trails,

The concepts below should be implemented
if the UDB is expanded to allow development
to occur in the UEA, To create a more coher-
ent development pattern and a walkable en-
vironment, a consistent street grid should be
required and the use of arbitrarily curving
streets and tract type developments avoided.
Wider right-of-ways should be required to pro-
vide adequate space for bicycle and parking
lanes, landscaping in medians and at the street
side, and wide sidewalks. Buildings should be
located at the perimeter of blocks in @ man-
ner that frames the street and creates a hu-
man-scaled space. Open spaces located along
streets should take the form of usable plagas
and greens; residual landscape areas and water
retention features should be placed at the cen-
ter of blocks. Lakes and camals should be inter-
connected and surrounded by continuous open
spaces that provide walking and bicyce paths
and recreation areas, Development in this area
should also comply with the minimum stan-
dards for non-residential uses, public facil ities,
residential density and non-residential intensi-
ties provided in COMP peliey LU-SH. Future
zoming that is applied to this area should also
implement these minimum standards,
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Transit Service and Facilities

* Dedicated lanes for Bus Rapid Transi
shoukd be implemented afong Kendalf Drive

« Local rofeyfcicuiator service shoull be
impfermentad i the Wost Kendall aroa

The study area is currently served by several
Miami-Dade Transut bus routes. Since at least
the 1975 CDMP LUP map. the Kendall Drive
corridor has been idemtified for future rapid
transit service. Improved transit services was
also desired by participants in this planning
process; express bus services, dedicated transit
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lanes, trolley service, elevated Metrorail, and
an underground subway were all sugzested
as desirable, The Kendall Link MPO study,
completed in 2007, analyzed several similar
alternatives for the Kendall Drive corridor.
The recommended alternat ive was Bus Rapid
Tramsit (BRT) service with a single reversible
dedicated transit lane.

One of the primary concerns that was raised
during that study was how the dedicated tran-
sit surface lane would impact vehicle teaffic on
Kendall Drive and mtersecting streets. The
Fendall Link study noted that surface BRT
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lanes “are anticipated to result in adverse im-
pacts tovehicular traffic due to the removal or
reduction in width of travel lanes required to
accommodate the BRT guideway.” At the same
time, many left turn lanes along Kendall Drive
would need to be reduced or elim inated to pro-
vide space for the BRT lanes and stations.

Since the Kendall Link study was completed,
the introduction of the route 288 “Kendall
Cruiser” has been the most significant change
in transit service in the Kendall Area. The 288
is @ limited-stop route that replaced the Ken-
dall KAT route. Although Kendall Cruoiser

route stops less than the Route 85 local service,
it provides little travel-time benefit since it op-
erates in mixed traffic and 15 therefore often
‘crawling along’ Kendall Drive during rush
hours.

In 2005, the MPO requested the Florida De-
partment of Transportation to begin a Project

Development and Environmental (PD&E)
study for BRT and LET alternatives. A PD&E
study s more specific than a study like the
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‘Kendall Link’ and is necessary before de-
tailed design and construction work can be-
gin. The PD&E study is scheduled to begin
in June 2006 The Kendall Carridor is a key
part of the Strategic Miami Area Rapid Tran-
sit (SMART) plan. The SMART concept plan
was adopted by the MPO in April 2016 and
adjusts the funding priorities for six transit
corridors 1o “Priovity 17 (the highest level) in
the Long Range Transportation Flan (LRTF).
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A plan of this type, which invalves bath pub-
lic and private property owners, as well @ nu-
merous public agencies at different levels of
government will be challenging to implement.
Summarized below are some of the means by
which the recommendations made in this re-
port can be realized. The table on page 47
summarizes the recommendations for the var-
ious plann ing areas analyvzed and identifies a
speciflic implementation action for each,

Planning

The county’s planning efforts as established
through the Comprehensive Development
Master Plan (CDMP) have been largely ef-
fective in ensuring an adequate distribution
of land uses and countywide service delivery.
What has not been as successful is the im-
plementation of the CDMP policies and the
“Guidelines for Urban Form™ through the use
of zoning to result in attractive and funct ional
residential and business areas. While at the
level of a single subdivision, shopping center,
or industrial park there may be many well-de-
signed developments throughout the county, it
is instead the manner in which each individual
element fits into a logical everall pattern of de-
velopment that is a berter measure of wheth-
er planning has been successful. This is the
realm where improvement is still needed.

As mentioned in the previous section, the
1995 CDM P Evaluation and Appraisal Report
recognized that the quality of many develop-
ments in the county are poor and the planning
and zoning standards in effect are inadequate
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to ensure a satisfactory level of design. This is
not a problem woigue to Miami-Dade Coun-
ty; it is largely a by-product of the patterns of
conventional suburban development common
throughout the United Stares. It is interesting
to note then, that the desires of the partici-
pants of this planning process, who are largely
the residents of low-density conventional sub-
urban developments would so strongly desire
things like mixed-use areas, pedestrian-ori-
ented shopping streets, and meaningful open
spaces—all of which, regardless of the plan-
ning policies that may be implemented. the
development industry seems unwilling or un-
able to provide in a suburban context such as
West Kendall. The marketabilitv and financ-
ing of development plays a role as well since
commercial spaces and residential unit types
that lack a perceived market are unlikely to
be built.

Ulvbar Cen tors

In any case, there are certain current CDMP
policies thar apply 1o the design of new devel-
opment and are intended to address many of
these shortcomings. However, their applica-
bility 15 somewhat ambiguons and should be
revised to be more effective. For areas within
a designated Urban Center but do not have ur-
ban center zoning, as at the centers at 137th
Avenue and Kendall Town Center, the applica-
bility of the Urban Center standards for devel-
opment that are mandatory (described using
the word “shall™) should be darified. Cur-
rently, CDMP policy LU-9F directs the county
to adopt zoning regulations for Urban Cen-
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ters, but the specific implementation of these
standards are otherwise undefined where such
a zoning district has not vet been applied. In
this instance, for development on a property
within an Urban Center and zoned BU-2, the
CDMP states; “All development and redevel-
opment in Urban Centers shall conform to the
guidelines provided below. [Specific develop-
ment standards follow]™ The CDMP also states
in a earlier paragraph that “All such lawful
uses and zoning are deemed 1o be consistent
with this Plan as provided in the section of this
chapter titled *Concepts and Lim itations of the
Land Use Plan Map.™ Taken together, there is
an apparent conflict in the abality to determine
the CDMP consistency of a development ot re-
development on a lot zoned BU-2 within an
Urban Center. To resolve this, a new policy or
descriptive text equivalent should be included
in the CDMP to address development in ar-
eas where zoning has not yet implemented the
mandatory development standards established
by the CDMP. The same could also apply to
other policies and standards not related 1o Ur-
ban Centers that have yet to be implemented
through zoning.

Ulrtvan Hxpansion Area

A significant part of the study area is located
within the Urban Expansion Area (UEA) and
as such, the CDMP states that urban develop-
ment is likely 1o be warranted there between
the years 2020 and 2030. Should this area
be included within the Urban Development
Boundary and available for urban develop-
ment, the CDMP generalized neighborhood



Implementation

forts, Permitted uses, development intensities,
and design standards for urban centers are pro-
vided in Appendix B.

Signage

Amendments to the current zoning standards
for business signage can be adopted to address
the design and quality issues identified in this
planning report. Changes to zoning standards
will not have an immediate effect except on
signs permitted subsequent 1o the adoption of
amended code requirements, As an alternative
to the typical ‘grandfathering’ of signs perm it-
ted under previous zoning standards, a “grace
period’ could be implemented where after a
certain period of time all signs will have to con-
form to the currént zoning réquirements. For
example, following the adoption of new signage
standards in the city of Miami Gardens, all
signs were required to conform to the current
zoning requirements within five years.

Streets, Transit

The mplementation street and transit improve-
ments will require additional studies to deter-
mine the exact location, scope, and funding
requirements for each specific facility, A svs-
tematic methoed to identify necessary pedesiri-
an and bicycle quality-of-service improvements
should be developed so that they may be in-
cluded in the Long Range Transportation Plan
(LETP) or the Transportation Improvement
Program (TIF). The specific recom mendat ions
in this planning report, including dedicared
BRT lanes, should be further analyzed for their
feasibility and included in the LRTP or TIP
Planning studies for larger-scale improvem ents
that require significant design analysis can be
funded through the Unified Planning Wark
Program (UPWT),
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Planning Area

Kendale Lakes Plaza
Area

Streets

Kendall Town Center
Area

Signage

Urban Expansion Area

Transzit Facilities

Recommendation

Redevelopment of older shopping centers
should occur consistent with the CDMP stan-
dards for Urban Centers

Pravide bicycle lanes, wider sidewalks, or ad-
ditional landscaping along Kendall Drive; Pro-
vide on-street parking along Southwest 152nd
Avenue north of Kendall Drive; Provide on-
street parking along Southwest 148th Avenue
south of Kendall Drive; Provide bicycle lanes,
wider sidewalks, and addiional landscaping
on fourlane streets with excess capacity

Future development approvals or amendments
to the Kendall Town Center DRI should be con-
sistent with the COMP standards for Urban
Centers

Zoning requirements for more consistent and
attractive business signage should be adopt-
ed

Standards should be implemented that require
a development pattern that includes; mixed
uses; a consistent street grid; wider right-of-
ways with adequate space for bicycle and
parking lanes, landscaping in medians and at
the street side, and wide sidewalks; lakes and
canals that are intercennected and surrounded
by confinuous open spaces that provide walk-
ing and bicycle paths and recreation areas
Dedicated |anes for Bus Rapid Transit should
be implemented along Kendall Drive; Local
trolley/circulator service should be implement-
ed in the West Kendall area
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Implementation Action

Planning: Adopt new CDMP policy regarding
development in Urban Centers

Zoming: Amend BU zoning districts to require
development congsistent with Urban Centers
Streats, Transd: |dentity funding for design
and construction or additional studies neces-
sary for inclusion in #he TIP or LRTP

Planning: Adopt new CDMP policy regarding
development in Urban Centers

Zoming: Amend BU zoning districts to require
development consistent with Urban Centers
Zonig: Amend existing Zoning requirements
with additional standards as recommended

Plaming: Adopt new CDMP development
standards for the Urban Expansion Area; al-
ternatively, amend the LUP map to locate an
Urban Center in the UEA

Zoning: Adopta new zoning district applicable
o the UEA thatimplements the recommend-
ed development pattern

Sroots, Transi: |dentify funding for design
and construction or additional studies neces-
sary for inclusion in the TIP or LATP



West Kendall Corridor
Next Steps

Public Comment
Planning Advisory Board

Board of County Commissioners




West Kendall Corridor

For more information, visit www.miamidade.gov/zoning or call 305-375-2842.
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