
 

Application No. 3 
Commission District 12     Community Council 10  

APPLICATION SUMMARY 
 
Applicant/Representative:  Anthony Balzebre Trust/Jeffrey Bercow, Esq. & 

Michael Larkin, Esq.  

Location: Northwest corner of NW 107 Avenue and NW 12 
Street  
 

Total Acreage:  63.95 Gross Acres based on survey dated June 1, 
2007 but originally reported as 59.949 Gross Acres 
based on Application;  + 59.949 Net Acres but 
originally reported as 54.20 net acres based on 
survey (the Property Appraisers Office gives the net 
acreage as 55.19) 

Current Land Use Plan Map Designation:
 

Industrial and Office and Business and Office  
 

Requested Land Use Plan Map 
Designation: 
 

Business and Office; Regional Activity Center 

Amendment Type:  Standard 
 

Existing Zoning/Site Condition: IU-2 (Heavy Industrial Manufacturing District), IU-C 
(Conditional Industrial District) and GU (Interim 
District) / Undeveloped with existing lake. 

 
RECOMMENDATIONS 
 
Staff: DENY AND TRANSMIT (August 25, 2007) 

Westchester Community Council:              ADOPT AND TRANSMIT WITH ACCEPTANCE OF
 
 
 

PROFFERED COVENANT (September 18, 2007)

Planning Advisory Board (PAB) acting       ADOPT AND TRANSMIT WITH ACCEPTANCE OF 
as Local Planning Agency:
 

PROFFERED COVENANT (October 15, 2007) 

Board of County Commissioners: TO BE DETERMINED (November 27, 2007) 
 

Final Recommendation of PAB acting as 
Local Planning Agency: 
 

TO BE DETERMINED 

Final Action of Board of County 
Commissioners: 

TO BE DETERMINED 
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Staff recommends DENY AND TRANSMIT the proposed standard amendment to 
redesignate the subject site at the northwest corner of NW 12 Street and NW 107 Avenue 
from “Industrial and Office” and “Business and Office” to “Business and Office” on the Land 
Use Plan (LUP) map of the Comprehensive Development Master Plan (CDMP) and to 
designate the site a Regional Activity Center (RAC) based on the Staff Conclusions and 
Principal Reasons for Recommendations summarized below: 
 
Principal Reasons for Recommendations: 
 

A. The staff recommends denial of redesignation of the subject property from ”Industrial 
and Office” and “Business and Office” to “Business and Office” 

 
1. The proposed land use designation would allow a mixed-use development that 

would be complementary and consistent with the existing adjacent land use 
designations for the Dolphin and International malls. If infrastructure issues are 
resolved, staff could support the redesignation of the subject property to 
“Business and Office.” 

 
2. The traffic concurrency analysis indicates that the addition of trips generated by 

the proposed Application will significantly impact the level of service of NW 12 
Street, between the HEFT and NW 107 Avenue and from NW 107 Avenue to 
NW 97 Avenue, which is predicted to operate at LOS F, below the adopted LOS 
D standard applicable to these roadway segments. 

 
By 2015, the County’s FSUTMS Modeling results indicate that a number of 
roadways are projected to exceed, without the Application’s impacts, their 
adopted LOS standards. The same roadways will be further deteriorated by the 
impact of the Application. These roadways segments, which are listed on page 
3-25, are: NW 58, NW 41, NW 25, NW 12 and SW 8 Streets; the Dolphin 
Expressway and the HEFT; and NW 132, NW 122, NW 107, NW 97 and NW 87 
Avenues.  
 
The Applicant also submitted a Transportation Analysis Report in support of the 
Application. The report, prepared by Cathy Sweetapple & Associates, compares 
and evaluates the transportation impacts resulting from the proposed CDMP 
amendment based on three analysis scenarios: The maximum allowable square 
footage permitted under the current land use designation, the maximum 
allowable square footage that would be permitted under the proposed land use 
designation, and the maximum development program proposed by the 
Applicant.  The transportation consultant concludes that there is available 
capacity and acceptable levels of service are maintained for the adjacent 
roadways and the Study Area roadway network.  DP&Z staff disagrees with this 
conclusion.  However, county staff is willing to work with the Applicant and the 
transportation consultant in order to discuss the discrepancies in the results.  A 
copy of the applicant’s transportation analysis report is attached in Appendix D.  
 

3. Some of the public facilities and services in this area are strained and require 
additional time for facility plan updates and programming to catch up with 
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demand.  The Fire-Rescue Department anticipates the proposed land use 
change would generate 892 alarms per year, and would have a severe impact 
on existing fire-rescue services until the completion of Station No. 68 (Dolphin) 
in 2013.  

 
This application, if approved, will increase the potential student population of 
the schools serving the application site by an additional 368 students.  One 
hundred and seventy-seven students will attend Eugenia B. Thomas 
Elementary, increasing the FISH utilization from 152% to 168%; 81 students will 
attend Doral Middle, increasing the FISH utilization from 116% to 123%; and 
110 students will attend Miami Coral Park Senior, increasing the FISH utilization 
from 107% to 110%.  Eugenia B. Thomas Elementary School will exceed the 
115% FISH design capacity, and Miami Coral Park High School will reach the 
115% FISH design capacity and the applicant is therefore required to consult 
with the Miami-Dade County School Board regarding mitigation. 
 
The FISH utilization standard used to review this application will change prior to 
final action on this application. In fact, the same date, November 27, that this 
application will have its transmittal hearing before the Board of County 
Commissioners (BCC); the final BCC hearing is also scheduled for the Special 
Application for Educational Facilities in order to meet the state deadline of 
January 1, 2008 for adopting a level of service (LOS) standard for public school 
facilities.  The current proposed LOS standard is 100% utilization of Florida 
Inventory of School Houses (FISH) and allows the LOS standard to be satisfied 
if: 1) construction of new capacity is programmed to relieve the impacted school 
within 3 years; 2) capacity is available at a contiguous public school facility; 3) 
development is phased to meet existing capacity; or, 4) if the proportionate 
share mitigation option is used.  The evaluation of school capacity based upon 
the proposed LOS standard and concurrency methodology differs significantly 
from the current method of assessing the impact to the school and requiring 
collaboration with the Miami-Dade County School Board if the proposed 
development results in an increase of FISH utilization in excess of 115%.  
Therefore, the Miami-Dade County Public Schools staff will re-evaluate this 
application utilizing the proposed LOS standard and concurrency methodology.   

 
4. The applicant has submitted a draft Declaration of Restrictions (covenant), 

which establishes a “Maximum Development Program” (MDP) for the subject 
site. The MDP provides 1,050 dwelling units or 1,701,000 square feet; 799,900 
square feet of retail/service; 430 hotel rooms or 225,000 square feet; and 
225,000 square feet of office. The covenant states that the owner may 
simultaneously increase and decrease the MDP’s land use categories provided 
that the cumulative impacts of the reallocated land uses may not exceed (a) PM 
peak hour trips established for the MDP, which equates to 3,479 gross PM peak 
hour trips, or (a) potable water demand of the MDP, which equates to 0.812 
million gallons per day. Staff’s analysis of the MDP shows that 2,905 gross PM 
peak hour trips will be generated and the potable water demand will be equal to 
approximately 0.355 million gallons per day.  Other provisions of the covenant 
include a Metrorail station for the proposed East-West transit corridor (if 
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extended to include the subject property), or a MetroBus terminal; implement 
“New Urbanism” design principles, Leadership in Energy and Environmental 
Design (LEED) certified building standards, “Florida Friendly” landscaping and 
water conservation measures; provide a charter school, allocate land for school 
construction or offer monetary contribution to meet future educational facility 
needs; and comply with applicable workforce housing requirements, or 
construct a minimum of 100 workforce-housing units. 

 
5. The applicant is proposing a mixture of uses on site consisting of multi-family 

and commercial uses.  Currently, the Analysis Area (MSA 3.2) has adequate 
supplies of vacant land for multi-family units and commercial uses.   An analysis 
of the residential capacity by type of dwelling units shows the absorption of 
multi-family units occurring beyond 2025.  The supply of residential land for 
both single-family and multi-family units in this area is projected for depletion 
beyond 2025. However, staff recognizes that it would be beneficial to 
maintaining the existing Urban Development Boundary to add the 1050 dwelling 
units that the applicant is proposing. 

 
The Analysis Area contained 313.5 acres of vacant land zoned or designated 
for commercial uses in the year 2007.  The average annual absorption rate 
projected for the 2007-2025 period is 17.4 acres per year.  At the projected rate 
of absorption, the study area will deplete its supply of commercial zoned or 
designated land in the year 2025. 
 
However, the requested land use change from “Industrial and Office” and 
“Business and Office” to “Business and Office” will not cause a significant 
reduction in the supply of industrial land.  The Analysis Area (MSA 3.2) 
currently has approximately 1,628 acres of vacant land zoned or designated for 
industrial use, with an annual absorption rate of 42.18 acres per year, and a 
projected depletion date of 2025.  

 
6. The application could promote transit ridership and pedestrianism with a 

mixture of uses on a site that may also include a Metrorail station for the 
proposed East-West transit corridor (if extended to include the subject 
property), or a MetroBus terminal.  Staff recommends that detailed information 
be provided on how the project will be directly tie in to the County’s transit 
system.  Since this site is nearly 2/5 of a mile long between NW 111 and NW 
107 Avenues, the internal transportation means that will be available to transit 
users needs to be identified. 

 
7. The application site is currently undeveloped and will not degrade 

environmental or historical resources. Approximately one-third of the subject 
site consists of a lake in the center of the property that is surrounded by mature 
vegetation.  The project will partially fill in the existing lake.  

 
8. The Miami-Dade Aviation Department (MDAD) has determined that the subject 

site is impacted by Critical Area Approach, subzones ”B” and “C” (CA-B and 
CA-C) and the Outer Land Use Zone (OLZ) that are associated with Miami 
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International Airport (MIA), as defined in the Code of Miami-Dade County, 
Section 33-336. The eastern third of the site is in subzone “CA-B”, while the 
remainder of the site is in subzone CA-C. The placement of an educational 
facility, including a day care facility, at this location is subject to all applicable 
regulations for these subzones in Section 33-336. The OLZ impacts the 
southeastern portion of the subject site. Thus, the construction of new 
residential units and educational facilities, where allowed within the OLZ, are 
permitted where 25-decibel (db) Noise Level Reduction (NLR) materials are 
incorporated into the design and construction of the structure(s). The applicant 
is proposing a charter school on subject site as an option in addressing school 
issues.  Before any charter school can be built on site it would have to satisfy 
the requirements of the MIA Zoning Ordinance.  

 
According to the MIA Height Zoning Map, the height limitations on the subject 
property range from 400 feet above mean sea level on the eastern border to 
450 feet above mean sea level on the western border. The applicant, prior to 
proceeding with design, should submit elevation plans to MDAD for review to 
comply with the Zoning Ordinance for MIA. 

 
B. The Staff recommends that the request for the Regional Activity Center be denied. 
 

1. The intent of the Regional Activity Center (RAC) designation is to attain high 
density, mixed-use activity centers without utilizing the Development of Regional 
Impact (DRI) process.  Policy 11.14 of the Adopted 2004 Strategic Regional 
Policy Plan for South Florida authorizes the designation of Regional Development 
Districts to implement the provisions of Chapter 380.0651 FS, which provide for 
the designation of geographic areas highly suitable for increased DRI review 
threshold intensity.  

 
The material submitted by the applicant has not proven that all requirements in 
the state regulations regarding the designation of a regional activity center have 
been met. Chapter 28-24.014 of the Florida Administrative Code (F.A.C.) requires 
areas receiving the designation of a regional activity center satisfy four criteria 
which are the following: 1) is consistent with the local comprehensive plan (i.e. 
CDMP); 2) provides service to and is regularly used by a significant number of 
citizens of more than one county; 3) is proximate and accessible to interstate or 
major arterial roadways; and 4) contains adequate existing public facilities as 
defined in Rule 9J-5 or committed public facilities, as identified in the capital 
improvements element of the local comprehensive plan. Staff agrees with the 
applicant’s findings that criteria 1 and 3 have been satisfied. 

 
2. To satisfy criterion No. 2, the applicant submitted a license plate survey of the 

parking lots for the PBS&J Office Building, FDOT Office Building, International 
Mall, and Dolphin Mall that was contained in a document entitled “Dolphin Station 
Regional Activity Center,” which was updated August 2007. The purpose of the 
survey is to demonstrate that the area provides service to and is regularly used 
by a significant number of citizens of more than one county. 
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Staff has concerns regarding the sampling methodology and the accuracy of the 
survey.  The state regulation requires evidence of regular use by a significant 
number of citizens of more than one county. However, the survey was conducted 
only on June 24, 27 and 28, 2007. To demonstrate regular use, the survey should 
have been conducted not only for portions of three days in late June but on a 
monthly or seasonal basis. 

 
The results of the survey show 45 % on June 24th, 42% on June 27th, and 41% 
on June 28th of the license plates identified the name of the county where the 
motor vehicle was registered.  These percentages seem high because only the 
standard plates that were issued prior to December 2003 identify the name of the 
county of registration.  According to the website of the Florida Department of 
Highway Safety & Motor Vehicles, the new standard plates with the 
“MYFLORIDA.com” design debuted in December 2003 and these plates have the 
words “Sunshine State” at the bottom of the plate instead of the County name.   
 
Standard plates are issued every five years.  Thus, in June 2007 only those 
standard plates issued between July 2002 and November 2003 would only have 
the county names on them.  Since the 17-month period between July 2002 and 
November 2003 is about 29% of the 60-month period of July 2002-June 2007, 
one would expect no more than 29% of the standard plates in a parking lot with 
county names on them.  Even this maximum percentage of 29 percent for 
standard plates is high because the selling and trading in of used vehicles would 
further reduce the supply of vehicles with standard plates identifying county 
names.  In addition, the total percentage of vehicles with plates identifying the 
county of registration would even be lower on a parking lot because some 
vehicles have specialty plates that do not identify the name of counties such as 
those for professional sport teams, colleges, military, government, commerce, 
diplomatic service, environmental issues and other special interests. Thus, the 
percentages of 41%, 42% and 45% of vehicles with plates containing the names 
of counties in these parking lots that were identified in this survey are not realistic 
and call into question all the other results of the survey including the percentages 
of vehicles from outside Miami-Dade County. 

 
Criterion no. 4 requires adequate existing public facilities as defined in Rule 9J-5 
or committed public facilities, as identified in the capital improvements element of 
the local comprehensive plan. The County’s analysis of traffic indicates that 
improvements need to be added as committed public facilities to the Schedule of 
Improvements in the Capital Improvements Element of the CDMP. 
 

3. The advantage for the applicant in obtaining a RAC designation is that 799,900 
square feet of retail development could on be built on the site without going 
through the Development of Regional Impact (DRI) process.  Otherwise, the 
applicant is limited to 400,000 square feet of retail space. However, the applicant 
has not demonstrated a need for an additional 399,900 square feet of retail 
development.  In addition, the economic analysis provided by the applicant does 
not address the impact of an additional 799,900 square feet of retail development 
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in the area on the economic health of the two existing adjacent malls, which 
already have together over 2,400,000 square feet of retail space. 

 
4. The City of Doral identifies two potential RAC designations in its Comprehensive 

Plan.  The proposed ±47-acre “Free Trade Zone” RAC is located on the 
southeast corner of NW 107 Avenue and NW 25 Street.  This project proposes to 
include 1.2 million square feet of hotel, office, retail, convention/showroom, and 
warehouse space in addition to existing facilities.  The proposed ±462-acre 
“Section 8” RAC is bounded by NW 90 and NW 74 Streets and NW 107 and NW 
97 Avenues and is the site of the Doral-1 Application of the April 2004 CDMP 
Amendment Cycle, which was adopted by the Board of County Commissioners in 
2005. The plans for this project include residential, commercial, parks and 
recreation, institutional and industrial uses.  The combined impact of three 
proposed RAC’s on existing infrastructure and services in this area must be 
further examined. 

 
5. If the infrastructure issues are addressed in the future, the staff could recommend 

that the graphic symbol for Metropolitan Urban Center (MUC) designation on the 
LUP map of the CDMP, which is currently centered on the International Mall 
property, be relocated to the subject site.  Ideally, the MUC should be centered 
on the proposed transit site.  This site may not include a Metrorail station 
because the alignment of the east-west line has not been determined.  Relocating 
the MUC graphic symbol from the site of International Mall should not be an 
issue,  since the Mall is located in the City of Doral and is governed by the city’s 
comprehensive plan, which does not identify a MUC at this location. 

 
 The MUC designation is intended to create identifiable “town centers” having 

convenient, direct access to expressways or major roadways, provide alternatives 
to automotive travel, and create a distinctive sense of place through urban and 
architectural design. The radius of designated MUC’s is a one-quarter mile (1,320 
ft.) walking distance from the central core or central transit stop, and may extend 
up to one-half mile (2,640 ft.) along major roads and pedestrian linkages.  
Relocation of the MUC to the subject site will enable the applicant to construct a 
more intense development than is permitted in the Urbanizing Area (the area 
between the Urban Infill Area and the Urban Development Boundary), which is a 
Floor Area Ratio (FAR) of 1.25. The minimum Floor Area Ratio (FAR) of a MUC 
is greater than 3.0 in the “core” and no less than 0.75 at the “edge,” with a 
maximum density of 250 dwelling units per gross acre (DU/gross acre). 
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STAFF ANALYSIS 
 
Application Site 
 
The subject site is a 63.95 gross acre parcel bounded by NW 14 Street on the north, the CSX 
railroad on the south, NW 107 Avenue on the east, and NW 111 Avenue on the west and is 
located in the unincorporated portion of the Doral area.  The application stated that there was 
59.949 acres but survey states that the gross acreage is a 63.95.  The site is currently 
undeveloped and covered with mature vegetation; a lake occupies the center of the property, 
which comprises approximately 21-acres (or one-third) of the site.  The site is currently 
accessed by a single curb cut on NW 14 Street.  Northwest 12 Street bisects the southeast 
portion of the parcel (approximately 5.93 acres) prior to forming the southern boundary of the 
site and running parallel with the CSX railroad.   
 
The Land Use Plan (LUP) map of the Comprehensive Development Master Plan (CDMP) 
currently designates the eastern 16.15-acres as “Business and Office” and the remaining 
38.04-acres as “Industrial and Office.”  The “Business and Office” designation accommodates 
the full range of sales and service activities including: retail, wholesale, personal and 
professional services, call centers, hotels, motels, hospitals, medical buildings, and 
entertainment and cultural facilities.  Residential and mixed residential uses with commercial, 
offices and hotels are also permitted within “Business and Office” designated land, provided 
that the scale and intensity of proposed development is compatible with adjacent and 
adjoining residential development and zoning.  The “Industrial and Office” designation allows 
manufacturing operations, maintenance and repair facilities, warehouses, office buildings, 
wholesale showrooms, distribution centers, telecommunications facilities and similar uses.  
The subject site is currently zoned GU (Interim Use), IU-2 (Heavy Industrial Manufacturing 
District) and IU-C (Conditional Industrial District). 
 
Regional Activity Center 
 
The applicant proposes to designate the subject site a Regional Activity Center (RAC), in 
accordance with Chapter 28-24.014(10)(c)(2), Florida Administrative Code (FAC), and amend 
the Land Use Element of the CDMP to designate the subject site a RAC.  A RAC is defined 
as compact, high-density multi-use area designated for intensive growth and includes retail, 
office, cultural, recreational and entertainment facilities.  Designated RAC’s should be: 1) 
consistent with the local comprehensive plan; 2) provide service to, or be regularly used by, a 
significant number of citizens of more than one jurisdiction; 3) contain adequate public 
facilities as defined in Rule 9J-5 FAC, or committed public facilities identified in the capital 
improvements element; and 4) be proximate and accessible to interstate or major arterial 
roads (see Planning Considerations). 
 
Declaration of Restrictions 
 
The applicant has proffered a draft Declaration of Restrictions (covenant), which contains a 
Maximum Development Program (MDP), for the subject site. The MDP includes: 1,050 
dwelling units or 1,701,000 square feet; 799,000 square feet of retail; 430 hotel rooms or 
225,000 square feet; and 225,000 square feet of commercial development.  The covenant 
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states that the owner may simultaneously increase and decrease the MDP’s land use 
categories provided that the cumulative impacts of the reallocated land uses may not exceed 
(a) PM peak hour trips established for the MDP, which equates to 3,479 gross PM peak hour 
trips, or (a) potable water demand of the MDP, which equates to 0.812 million gallons per 
day. Staff’s analysis of the MDP shows that 2,905 gross PM peak hour trips will be generated 
and the potable water demand will be equal to approximately 0.355 million gallons per day. 
Other provisions of the covenant include a Metrorail station for the proposed East-West 
transit corridor, or a MetroBus terminal; “New Urbanism” design principles, Leadership in 
Energy and Environmental Design (LEED) certified building standards, “Florida Friendly” 
landscaping and water conservation measures; a charter school facility, land allocation for 
school construction, or a monetary contribution to the Miami-Dade County School Board; and 
comply with applicable workforce housing requirements and/or provide a minimum of 100 
workforce-housing units. 
 
 
Adjacent Land Use and Zoning 
 
The subject site is located between the International Mall (approximately 1,074,000 square 
feet) to the east and the Dolphin Mall (approximately 1,955,052 square feet) to the west.  The 
International Mall is a traditional regional mall and contains four department stores (Macy’s, 
Dillard’s, JC Penney and Sears) and approximately 140 specialty stores.  The Dolphin Mall is 
Miami-Dade County’s largest “value-entertainment center” with 16 anchor stores and more 
than 240 retailers.  The Dolphin Mall is designated “Business and Office” on the LUP map, 
and the International Mall is designated “Business” on the City of Doral’s Future Land Use 
Map.  Land north of the subject site, between NW 107 and NW 108 avenues is designated 
“Business and Office,” and the land between NW 108 and NW 11 avenues designated 
“Industrial and Office.”  A large industrial park and offices are located to the north, and the 
CSX railroad and an entrance ramp to State Road 836 are located south of the subject site.  
Land on the southwest corner of the subject site contains offices for the Florida Department 
of Transportation (FDOT) and the Florida Department of Law Enforcement (FDLE) and is 
designated “Industrial and Office.” 
 
The International Mall is also a designated Metropolitan Urban Center (MUC) on the LUP 
map.  The CDMP describes metropolitan “urban centers” as having convenient, preferably 
direct, connections to expressways or major roadways to ensure a high level of countywide 
accessibility; designed to encourage convenient alternatives to automobile travel and to 
create identifiable town centers; and to create a distinctive sense of place through unity of 
design and urban architectural character of new developments.  MUC’s also provide for a 
variety of mixed-uses, building, street and public space design guidelines, and shared 
parking requirements.  The radius of designated MUC’s is a one-quarter mile (1,320 ft.) 
walking distance from the central core or central transit stop, and may extend up to one-half 
mile (2,640 ft.) along major roads and pedestrian linkages.  The minimum Floor Area Ratio 
(FAR) of a MUC is greater than 3.0 in the “core” and no less than 0.75 at the “edge,” with a 
maximum density of 250 dwelling units per gross acre (DU/gross acre) (see Planning 
Considerations). 
 
The International and Dolphin malls are zoned BU-2 (Special Business District).  A small 
parcel between NW 12 Street, the CSX railroad tracks and east of NW 107 is zoned BU-3 
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(Liberal Business District).  Land north of the subject site, between NW 107 and NW 108 
avenues and NW 21 Street, retains multiple zoning classifications including GU, BU-3, BU-2 
and BU-1A (Limited Business District).  Land between NW 108 and NW 111 avenues 
generally retains the IU-1 and IU-2 zoning classifications.  Land immediately south of the 
subject site is zoned GU.  And land southwest of the subject site is zoned GU and contains 
the FDOT and FDLE offices.   
 
City of Doral 
 
The International Mall is located within the City of Doral and, as previously discussed, is 
designated a MUC on the County’s LUP map.  However, the city’s Future Land Use Map 
does not recognize the MUC designation.  Instead, the city identifies two potential RAC 
designations: the ±47-acre “Free Trade Zone,” located on the southeast corner of NW 107 
Avenue and NW 25 Street, and the ±462-acre “Section 8,” bounded by NW 90 and NW 74 
Streets and NW 107 and NW 97 Avenues.  The city proposes to develop the “Free Trade 
Zone” RAC with 1.2 million square feet of hotel, office, retail, convention/showroom, and 
warehouse space in addition to existing facilities.  The “Section 8” RAC is proposed to include 
residential, commercial, parks and recreation, institutional and industrial uses; a significant 
portion of the Section 8 RAC will include a traditional neighborhood development.  The city 
also proposes to designate its core downtown area an Urban Central Business District—
comprised of the 120-acre Beacon City Center, the 50-acre Ryder/Shoma site and a linear 
strip of land bounded by NW 36 Street, Doral Boulevard, and NW 87 Avenue.    
 
 
Land Use and Zoning History 
 
The subject site has had limited zoning action. On September 13, 1971, the Zoning Appeals 
Board (ZAB), in Resolution No. 4-ZAB-438-71, modified Condition 14 of a prior resolution (2-
ZAB-436-63) to extend the completion date of on-going excavation from September 16, 1971 
to September 16, 1973.  On November 5, 1973, the ZAB approved an “unusual use” 
application (Resolution No. ZAB-573-73) to permit the completion of an existing lake 
excavation and fill the excavated area with debris from demolished buildings and cleared 
land.  And on November 9, 1978, the ZAB (Resolution No. Z-249-78) approved zoning 
changes for portions of the property from GU to IU-C and IU-2 (See Real Property Folio No.  
30-3031-000-0021). 
 
 
Supply & Demand 
 
Residential Land Analysis 
 
The combined vacant land for single-family and multi-family residential development in the 
Analysis Area (Minor Statistical Area 3.2) in 2007 was estimated to have a capacity for 
approximately 10,105 dwelling units, with 92 percent of these units intended as multi-family.  
The annual average residential demand in the Analysis Area is projected to decline from 
1,237 units per year in the 2007-2010 period to 107 units in the 2015-2020 period.  An 
analysis of the residential capacity by type of dwelling units shows the absorption of single-
family units occurring in 2008, with multi-family units occurring beyond 2025.  The supply of 
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residential land for both single-family and multi-family units is projected for depletion beyond 
2025 (See table below). 
 
 

Residential Land Supply/Demand Analysis 
2007 to 2025: Application 3 

ANALYSIS DONE SEPARATELY FOR EACH TYPE, I.E. NO 
SHIFTING OF DEMAND BETWEEN SINGLE & MULTI-
FAMILY TYPE 

 
 

STRUCTURE TYPE 

 SINGLE-FAMILY MULTIFAMILY BOTH TYPES 
CAPACITY IN 2007 775 9,330 10,105 
DEMAND 2007-2010 644 593 1,237 
CAPACITY IN 2010 0 7,551 6,394 
DEMAND 2010-2015 505 464 969 
CAPACITY IN 2015 0 5,231 1,549 
DEMAND 2015-2020 56 51 107 
CAPACITY IN 2020 0 4,976 1,014 
DEMAND 2020-2025 0 0 0 
CAPACITY IN 2025 0 4,976 1,014 
DEPLETION YEAR 2008 >2025 >2025 
 
Residential capacity is expressed in terms of housing units.  
Housing demand is an annual average figure based on proposed population projections. 

Source:  Miami-Dade Department of Planning and Zoning, Planning Research Section, 2007. 

 
 
Commercial Land Supply and Demand 
 
The Analysis Area contained 313.5 acres of vacant land zoned or designated for commercial 
uses in the year 2007.  The average annual absorption rate projected for the 2007-2025 
period is 17.4 acres per year.  At the projected rate of absorption, the study area will deplete 
its supply of commercial zoned or designated land in the year 2025.  In addition, its 
commercial acres per thousand persons ratio is above the County average for both 2015 and 
2025 (See Table below). 
 

Projected Absorption of Land for Commercial Uses 
Indicated Year of Depletion and Related Data 

Application 3 Analysis Area 

 

 
 

 
Total Commercial Acres 
per Thousand Persons

Analysis Area 
 

MSA 3.2  

Vacant 
Commercial  
Land 2007 

(Acres) 

Commercial 
Acres in 

Use 2007 

Annual Absorption 
Rate 

2007-2025 
(Acres) 

Projected 
Year of 

Depletion 2015 2025 

Total  313.5 1586.8 17.42 2025 11.3 11.1 
Source: Miami-Dade Department of Planning & Zoning, Planning Research Section, July 2007. 

 
Industrial Land Supply and Demand 
 
The Analysis Area contained 6,786.8 acres of land zoned or designated for industrial use, of 
which 1,628.30 acres (24 percent) was vacant in the year 2007.  The average annual 
absorption rate projected for the 2007-2025 period is 42.18 acres per year.  At the projected 
rate of absorption, the study area will deplete its supply of industrial land well beyond the year 
2025.  
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Projected Absorption of Land for Industrial Uses 

Indicated Year of Depletion and Related Data 
North Central Tier 

MSA 

Vacant  
Industrial Land  

2007  
(Acres) 

Industrial  
Land in Use  

2007 
(Acres) 

Average Annual 
Absorption Rate  
2007 thru 2025  

(Acres) 

Indicated Year  
of Depletion 

3.2 1,628.3 5,158.5 42.18 2025+ 

North Central Tier 1,794.3 7,256.5 46.88 2025+ 

Source: Miami-Dade County, Department of Planning and Zoning, Planning Division, Research Section, August 2007. 
 
 
Environmental Conditions 
 
The following information pertains to the environmental conditions of the application site.  All 
YES entries are further described below. 
 

Flood Protection
County Flood Criteria (NGVD) 7.2 feet 

Stormwater Management Surface Water  
Management Permit 

Drainage Basin C-2 Canal 
Federal Flood Zone AH-8 

100-year floodplain, constant 
surface ponding between 1-3 ft.

Hurricane Evacuation Zone NO 
Biological Conditions

Wetlands Permits Required YES 
Transitional Northeast 

Everglades Wetlands Basin 
Native Wetland Communities NO 
Specimen Trees YES 
Natural Forest Communities NO 
Endangered Species Habitat NO 

Other Considerations  
Within Wellfield Protection Area NO 
Archaeological/Historical Resources NO 

 
 
Wetlands Permits 
 
The subject property is located in the Transitional Northeast Everglades Wetland Basin, and 
is a wetland, as defined by Section 24-5 of the Code of Miami-Dade County.   However, the 
property is located within jurisdictional wetlands and will be regulated through a Class IV 
Wetland Permit.   
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Specimen Trees 
 
The subject site contains specimen-sized trees (trunk diameter ≥ 18 inches).  The applicant is 
required to obtain a Tree Removal permit prior to the relocation or removal of tree resources 
that are not regulated through the Class IV Wetland Permit. 
 
 
Water and Sewer  
 
Water Supply 
 
In April 2007, the Board of County Commissioners (BCC) adopted alternative water supply 
and reuse projects into the Capital Improvements Element (CIE) of the CDMP in the amount 
of $1.6 billion dollars.  This commitment by the BCC fully funds the projects outlined in the 
Lower East Coast Regional Water Supply Plan upon which a 20-year water permit from the 
South Florida Water Management District, expected in November 2007, is based.  A 
summary of these projects can be found in Application 17 (Water Supply Facilities Workplan) 
of this report.  Appendix A of Application 16 indicates that the City of North Miami Beach will 
no longer be a retail customer after 2007 and therefore the Miami-Dade Water and Sewer 
Department’s (MDWASD) system will realize a surplus in water supplies of 4.63 million 
gallon/day (mgd).  The water needs of this application will therefore be met by MDWASD. 
 
It should be noted that the MDWASD is developing an allocation system to track the water 
demands from platted and permitted development.  This system will correspond to the 
allocation system currently being used by the Department of Environmental Resources 
(DERM) for wastewater treatment facilities, and will require all development to obtain a water 
supply allocation letter from MDWASD stating that adequate water supply capacity is 
available for the proposed project.  MDWASD’s water allocation system is anticipated to be 
operational in November 2007. 
 
Potable Water Facilities 
 
Potable water service is provided to the site by an existing 16-inch water main located along 
NW 107 Avenue and abuts the subject site.  The MDWASD water treatment plant servicing 
this area is the Hialeah/Preston Water Treatment Plant.  According to data provided by the 
(DERM), this water treatment plant currently has a rated treatment capacity of 225 mgd and a 
maximum plant production based upon the last 12 months of 204.1 mgd.  Based upon these 
numbers, this treatment plant has 21.0 mgd or 9.3% of treatment plant capacity remaining. 
 
An estimated water demand of 572,200 gallons per day (gpd) for this application was based 
on a 100% residential development scenario, since residential land use produces the highest 
water demand.  Under a residential development scenario, 2,861 multi-family units could be 
built under the “Business and Office” designation.  This number of units is higher than what is 
currently allowed under the “Industrial and Office” designation; therefore, an increased water 
demand would be realized from approval of this amendment.  The demand of 572,200 gpd 
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would decrease the 21.0 mgd treatment plant capacity to 20.42 mgd or 9.07%; a remaining 
maximum capacity that is above the LOS standard. 
 
Wastewater Facilities 
 
Sanitary sewer services are provided to the site by an 8-inch gravity main along NW 12 
Street, approximately 350-feet east of the subject site.  Data provided by DERM indicates 
that two pump stations, numbers 30-0155 and 30-0001, would be impacted by sewage flows 
from this site.  Ultimate disposal for sewage flows from this site would be the Central District 
Wastewater Treatment Facility.  This facility has a design capacity of 143 mgd and has a 12-
month average flow of 114.17 mgd.  This flow rate is approximately 79.8% of the design 
capacity of the wastewater treatment plant. 
 
Based upon a residential development scenario of 2,861 units, it is estimated that the sewage 
demand for this site will yield 572,200 gpd.  These estimated flows will increase the average 
treatment plant flows to 114.74 mgd or 80.24% of the design capacity and therefore will not 
exceed the established level of service. 
 
 
Solid Waste 
 
The application lies within the Department of Solid Waste Management (DSWM) waste 
service area for garbage and trash collections.  The closest DSWM facility serving this site is 
the Resources Recovery Facility, located at 6990 NW 97 Avenue, which is approximately 5 
miles to the east.  
 
The adopted level of service (LOS) standard for the County Solid Waste Management System 
is as follows: to maintain sufficient waste disposal capacity to accommodate waste flows 
committed to the System through long term contracts or interlocal agreements and anticipated 
uncommitted waste flows for a period of five years.  Based upon data presented in the 
Evaluation and Appraisal Report, the DSWM is projecting remaining available capacity in 
excess of the five year LOS standard.   
 
 
Parks 
 
There are four County parks within a two-mile radius of this application site.  Under a 
residential development scenario and based upon the level of service standard of 2.75 acres 
per 1,000 persons, this site could yield a potential residential population of 6,258 persons, 
thus requiring a total of 17.21 acres. 
 
The subject site is located within Park Benefit District (PBD) 1, which according to the Miami-
Dade County Department of Parks and Recreation has a surplus capacity of 396 acres of 
parkland when measured by the County’s concurrency level of service standard.  This 
capacity is sufficient to meet the estimated 17.21-acres of parkland necessary to meet the 
LOS for the application. 
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County Park and Recreation Open Space Facilities  
Within a Two Mile Radius: Application 3 

Park Class Acres 
The Women’s Park SINGLE PURPOSE 

PARK 
15 

Tamiami Canal Park NEIGHBORHOOD 
PARK 

2 

Ruben Dario Park COMMUNITY PARK 15 
North Trail Park COMMUNITY PARK 15 
Source: Department of Park and Recreation, 2008 

 
 
 
Fire-Rescue 
 
The subject site is currently served by Miami-Dade Fire-Rescue Station No. 29 (Sweetwater), 
located at 351 SW 107 Avenue.  The station is equipped with an Advanced Life Support 
(ALS) Engine and Rescue unit, and is staffed by seven firefighters/paramedics.  A new 
station, Station No. 68 (Dolphin), will be located in the vicinity of NW 112 Avenue and NW 17 
Street and is planned for completion in 2013.   
 
The average response/travel time to incidents in this area is approximately 6 minutes, 4 
seconds.  The travel time for life threatening emergencies is 5 minutes, 12 seconds; there 
were no structure fire alarms in this vicinity in 2006.  According to the Fire-Rescue 
Department, the current “Industrial and Office” and “Business and Office” CDMP LUP map 
designation would generate 138.34 alarms per year, and the proposed “Business and Office” 
and “Regional Activity Center” designation is anticipated to generate 892.35 alarms per year.  
The LUP map change is anticipated to have severe a impact on the provision of existing fire-
rescue services, which would be mitigated upon completion of Station No. 68. 
 
The required “fire flow” for the proposed CDMP designation is 3,000 gallons per minute 
(GPM) at 20-PSI residual on the system.  Each fire hydrant requires a minimum of 1,000 
GPM. 
 
 
Public Schools 
 
By January 1, 2008, Miami-Dade County is expected to adopt a LOS standard for public 
school facilities.  The current proposed LOS standard is 100% utilization of Florida Inventory 
of School Houses (FISH) and allows the LOS standard to be satisfied if: 1) construction of 
new capacity is programmed to relieve the impacted school within 3 years; 2) capacity is 
available at a contiguous public school facility; 3) development is phased to meet existing 
capacity; or, 4) if the proportionate share mitigation option is used.  The evaluation of school 
capacity, based upon the proposed LOS standard and concurrency methodology differs 
significantly from the current method of assessing the impact to the school and requiring 
collaboration with the Miami-Dade County School Board if the proposed development results 
in an increase of FISH utilization in excess of 115%.  Therefore, the Miami-Dade County 
Public Schools staff will re-evaluate this application utilizing the proposed LOS standard and 
concurrency methodology.  The re-evaluation is anticipated in September 2007 and should 
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be available as a supplement to this application prior to the Community Council meeting.  The 
evaluation of this application under the current assessment methodology is presented below. 
 
Students generated by this application will attend those schools identified in the following 
table.  This table also identifies the school’s enrollment as of October 2006, the school’s FISH 
Design Capacity, which includes permanent and relocatable student stations, and the 
school’s FISH utilization percentage. 
 

2006 Enrollment* % FISH Utilization 
School 

Current With 
Application 

FISH 
Capacity** Current With 

Application 

Eugenia B. Thomas 
Elementary 1,703 1,880 945 152% 168% 

Doral Middle 1,390 1,471 1,039 116% 123% 
Miami Coral Park Senior 
High 3,747 3,857 3,492 107% 110% 

 
*   Student population increase as a result of the proposed development  
**  Estimated number of students (cumulative) based on zoning/land use log (2001- present) and 
    assuming all approved developments are built; also assumes none of the prior cumulative students are  
    figured in current population. 
 
Notes: 1) Figures above reflect the impact of the class size amendment.  

2) Pursuant to the Interlocal Agreement, none of the impacted schools meet the review threshold. 
 
 
This application, if approved, will increase the potential student population of the schools 
serving the application site by an additional 368 students.  One hundred and seventy-seven 
students will attend Eugenia B. Thomas Elementary, increasing the FISH utilization from 
152% to 168%; 81 students will attend Doral Middle, increasing the FISH utilization from 
116% to 123%; and 110 students will attend Miami Coral Park Senior, increasing the FISH 
utilization from 107% to 110%.  Eugenia B. Thomas Elementary School will exceed the 115% 
FISH design capacity, and Miami Coral Park High School will reach the 115% FISH design 
capacity and the applicant is therefore required to consult with the Miami-Dade County 
School Board regarding mitigation. 
 
The proposed 5-Year Capital Plan, 2006-2010 (dated July 2006 and November 2006) 
includes Eugenia B. Thomas Elementary and S/S “P-1.”  Eugenia B. Thomas Elementary 
opened at the beginning of the 2007 school year and provides 532 student stations to offer 
relief for Doral Middle School.  School S/S “P-1” is a K-8 facility with 1,642 student stations—
currently in the design phase and scheduled for opening during the 2008 school year.  S/S 
“P-1” will provide relief for John I. Smith and E.B. Thomas middle schools, and Doral Middle 
School.  
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Roadways 
 
The following traffic analysis examines the impact that the Application No. 3 would have on 
the roadways adjacent to the Application site and the roadway network within a Truncated 
Study Area that extends north to NW 58 Street, east to the Palmetto Expressway (SR 836), 
south to SW 24/26 Street, and west to SW 177 Avenue/Krome Avenue (SR 997). 
 
Existing Conditions 
 
Application No. 3 is a 63.95 gross-acre site located between NW 12 and NW 14 streets and 
NW 107 and NW 111 Avenues.  The site is currently undeveloped; however, access to the 
site would be from NW 107 and NW 111 Avenues and NW 12 and NW 14 Streets.  Other 
east-west arterials in the vicinity of the Application site include: NW 41/36, NW 25, NW 12, W. 
Flagler and SW 8 Streets, and the Dolphin Expressway; north-south arterials include NW 
127, NW 117, NW 107, NW 97 and NW 87 Avenues, the Homestead Extension of Florida’s 
Turnpike (HEFT) and the Palmetto Expressway. 
 
The operation condition, level of service (LOS), of a roadway segment is represented by one 
of the letters “A” through “F,” with “A” generally representing the most favorable driving 
conditions and “F” representing the least favorable.   
 
The Existing Traffic Conditions Table on the following page lists the existing operating peak-
period levels of service on the major roadways in the Study Area. Current traffic conditions on 
most major roadways are above the adopted Level of Service (LOS) Standards; however, 
eight roadway segments are operating at their adopted LOS D standard, and eight segments 
are operating at LOS F, exceeding their adopted LOS standards.  The following roadway 
segments are exceeding their adopted LOS standards and/or operating at LOS F: 
 

• SW 177 Avenue (Krome Avenue), from Okeechobee Road to SW 8 Street 
• SW 177 Avenue (Krome Avenue), from SW 8 Street to SW 88 Street 
• NW/SW 122 Avenue, from NW 6 Street to SW 8 Street  
• NW 107 Avenue (SR 985), from SR 836 to West Flagler Street  
• NW 58 Street, from NW 87 Avenue to SR 826  
• NW 25 Street, from NW 97 Avenue to NW 87 Avenue 
• NW 25 Street, from NW 87 Avenue to NW 72 Avenue 
• NW 12 Street, from NW 87 Avenue to NW 72 Avenue 
 

The segments of NW/SW 177 Avenue (Krome Avenue), from Okeechobee Road (SR 25) to 
SW 8 Street (SR 90) and between SW 8 Street and SW 88 Street (SR 94), are currently 
operating at LOS D, below the adopted LOS C standard.  All other expressways and arterials 
that are currently monitored show acceptable peak-period LOS conditions.   
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Existing Traffic Conditions 

Roadway Lanes and Peak Period Level of Service (LOS) 
Roadway Location/Link Lanes LOS Std.* LOS 

     
NW/SW 177 Ave./Krome Ave. Okeechobee Road to SW 8 Street 2 UD C D (06) 
(SR 97) SW 8 Street to SW 88 Street 2 UD C D (06) 

NW/SW 137 Avenue NW 6 Street to SW 8 Street 2 UD D C (04)
 SW 8 Street to SW 26 Street 4 DV D B (04)
 SW 26 Street to SW 42 Street  

NW/SW 132 Avenue NW 6 Street to SW 8 Street 2 UD D A (04) 

NW/SW 127 Avenue NW 6 Street to SW 8 Street 2 UD D D (04) 
 SW 8 Street to SW 26 Street 4 DV D C (04) 
 SW 26 Street to SW 42 Street     

NW/SW 122 Avenue  NW 6 Street to SW 8 Street 2 UD E F  (04) 
 SW 8 Street to SW 26 Street 4 DV E+20% E (04) 

HEFT (SR 821) SR 836 to SW 8 Street 8 LA D D (06) 
 SW 8 Street to SW 40 Street 6 LA D D (06) 

NW/SW 107 Avenue NW 58 Street to NW 41 Street 4 DV D B (04) 
 NW 41 Street to NW 25 Street 4 DV D A (04) 
 NW 25 Street to NW 12 Street 6 DV D D (06) 
 NW 12 Street to SR 836 8 DV D D (06) 
NW/SW 107 Ave. (SR 985) SR 836 to W Flagler Street 6 DV E F (06) 
 W. Flagler Street to SW 8 Street 4DV E D (06) 
 SW 8 Street to SW 24 Street  6 DV E C (06) 
 SW 24 Street to SW 40 Street  4 DV E C (06) 

NW 97 Avenue NW 25 Street to NW 12 Street 4 DV D B (04) 
     
NW/SW 87 Avenue NW 58 Street to NW 41 Street 6 DV D A (04) 
 NW 41 Street to NW 25 Street 6 DV E+20% B (04) 
 NW 25 Street to NW 12 Street 6 DV D B (04 
NW/SW 87 Avenue (SR 973) SR 836 to W Flagler Street 6 DV E D (06) 
 W Flagler Street to SW 8 Street 4 DV E D (06) 
 SW 8 Street to SW 24 Street  4 DV E D (04) 
 SW 24 Street to SW 40 Street 4 DV E D (04) 

NW 58 Street NW 117 Avenue to NW 107 Avenue 4 DV D A (04) 
 NW 102 Avenue to NW 97 Avenue 4 DV D A (04) 
 NW 97 Avenue to NW 87 Avenue  4 DV D A (04) 
 NW 87 Avenue to SR 826 4 DV D F (04) 

NW 36/41 Street (Doral Blvd.) SR 821 (HEFT) to NW 107 Avenue 6 DV D A (04) 
 NW 107 Avenue to NW 97 Avenue 6 DV D B (04) 
 NW 97 Avenue to NW 87 Avenue 6 DV E+20% A (04) 
 NW 87 Avenue to SR 826 6 DV E+20% D (04) 

NW 25 Street NW 117 Avenue to NW 107 Avenue 4DV D B (04) 
 NW 107 Avenue to NW 97 Avenue 4 DV D D (04) 
 NW 97Avenue to NW 87 Avenue 4DV D F (04) 
 NW 87 Avenue to NW 72 Avenue 4 DV D F (04) 
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Existing Traffic Conditions 
Roadway Lanes and Peak Period Level of Service (LOS) 

Roadway Location/Link Lanes LOS Std.* LOS 

NW 12 Street NW 127 Ave. to HEFT. 4 DV D B (04) 
 HEFT to NW 107 Avenue  6 DV D D (04) 
 NW 107Avenue to NW 87 Avenue  4 DV D D (06) 
 NW 87 Avenue to NW 72 Avenue 4 DV D F (04) 

Dolphin Expressway (SR 836) SR 821 (HEFT) to NW 107 Avenue 6 LA D C (06) 
 NW 107 Avenue to NW 87 Avenue 6 LA D C (06) 
 NW 87 Avenue to SR 826 6 LA D D (06) 

West Flagler Street W 118 Avenue to W 114 Avenue 4 DV E+20% A (04) 
 W 114 Avenue to W 107 Avenue 6 DV E+20% B (04) 
 W 107 Avenue to W 97 Avenue 6 DV E+20% C (04) 
West Flagler Street (SR 968) W 97 Avenue to W 87 Avenue 6 DV E+20% D (04) 
 W 87 Avenue to W 79 Avenue 6 DV E+20% C (06) 
 W 79 Avenue to SR 826 6 DV E+20% E (06) 
     
SW 8 Street (SR 90) SW 177 Avenue to SW 147 Avenue 4 DV C B (06) 
 SW 147 Avenue to SW 127 Avenue 6 DV D D (06) 
 SW 127 Avenue to SR 821 (HEFT) 6 DV E E (06) 
 SR 821 (HEFT) to SW 107 Avenue 6 DV D C (06) 
 SW 107 Avenue to SW 87 Avenue 8 DV E+20% C (06) 
 SW 87 Avenue to SR 826 6 DV E+20% C (06) 
     
SW 26 Street SW 147 Avenue to SW 137 Avenue 4 DV E+20% C (04) 
 SW 137 Avenue to SW 127 Avenue 4 DV E+20% B (04) 
 SW 127 Avenue to SW 117 Avenue 4DV E+20% B (04) 
 SW 117 Avenue to SW 107 Avenue 4 DV E+20% C (04) 
 SW 107 Avenue to SW 97 Avenue 6 DV E+20% B (04) 
 SW 87 Avenue to SR 826 6 DV E+20% B (04) 
     
SW 42 Street  SW 157 Avenue to SW 147 Avenue 4 DV D A (04) 
 SW 147 Avenue to SW 137 Avenue 4 DV E+20% B (04) 
 SW 137 Avenue to SW 127 Avenue 4 DV E+20% A (04) 
 SW 127 Avenue to HEFT  4 DV E+20% E+10% 

(04) 
SW 40 Street (SR 976) HEFT to SW 107 Avenue 6 DV E+20% C (06) 
 SW 107Avenue to SW 97 Avenue 6 DV E+20% D (06) 
 SW 97 Avenue to SW 87 Avenue  6 DV E+20% D (06) 
 SW 87 Avenue to SR 826 6 DV E+20% E+15%(06)
     
Source: Miami-Dade County Public Works Department, Florida Department of Transportation, July 2007. 
Notes: () in LOS column identifies year traffic count was taken or LOS traffic analysis updated 
            DV = Divided Roadway, UD = Undivided Roadway, LA=Limited Access 
            * Adopted minimum acceptable peak-period Level of Service Standard for roadways  
             E+20% means 120% of roadway capacity (LOS E) on roadways serviced by transit with 20 minutes 

peak period headway.  
 

 
 
Trip Generation 
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The “Estimated Peak-Hour Trip Generation” Table, below, identifies the number of PM peak-
hour trips estimated to be generated by the potential development that could occur under the 
requested CDMP land use designation and compares them to the number of trips estimated 
to be generated by the potential development that could occur under the current CDMP land 
use designation.  
 
The trip generation was prepared to estimate the AM and PM peak-hour trip impact using the 
rates and equations from the Institute of Transportation Engineers’ (ITE) Trip Generation, 7th 
Edition.  The analysis includes the use of the rates and equations from the following land use 
codes (LUC): LUC 820 for commercial use, LUC 150 for industrial use, LUC 710 for office 
use, LUC 310 for hotel use, and LUC 232 for residential use.  
 
Three development scenarios were analyzed. All development scenarios assume the 
Application site developed with a 1.25 Floor Area Ratio (FAR) under the current and 
requested land use designations.  Scenario 1 assumes the Application site developed with 
commercial retail (879,368 sq. ft. shopping center) and industrial use (2,071,278 sq. ft. 
warehouses) under the current “Industrial and Office” and “Business and Office” land use 
designations, and with commercial retail use only (2,951,190 sq. ft. shopping center) under 
the requested “Business and Office” land use designation.  Scenario 2 assumes the 
Application site developed with industrial use (2.071,278 sq. ft. warehouses) and residential 
use (837 multifamily dwelling units) under the current land use designation, and residential 
use only (2,811 multifamily dwelling units) under the requested land use designation. And 
Scenario 3 assumes the Application site developed with commercial and industrial uses 
under the current land use designation as in Scenario 1, but with mixed-use development 
(1,050 multifamily units, a 430-room hotel, 225,000 sq. ft. office space and 799,900 sq. ft. 
commercial retail) as proposed by the Applicant. Scenario 2 assumes the Application site 
developed with residential use under the current and requested land use designations since 
residential use may be authorized to occur in the “Business and Office” land use category at 
a density up to one density category higher than the Land Use Plan (LUP) designated density 
of the adjacent or adjoining residentially designated area. 
 
Scenario 1 is estimated to generate approximately 2,915 more PM peak-hour trips than the 
current CDMP land use designation, Scenario 2 is estimated to generate approximately 300 
fewer PM peak-hour trips than the current land use category, and Scenario 3 to generate 
approximately 828 more PM peak-hour trips than the current land use designation.   
 
Traffic Concurrency Evaluation 
 
A recent evaluation of peak-period traffic concurrency conditions for each development 
scenario as of July 24, 2007, which considered reserved trips from approved development 
not yet constructed, any programmed roadway capacity improvements, and the application’s 
traffic impacts, indicates that the segments of NW 12 Street between the HEFT and NW 107 
Avenue and from NW 107 to NW 97 Avenues are expected to operate at LOS D, with the 
potential development scenarios under the proposed amendment, and NW 107 Avenue 
between NW 12 Street and SR 836 in the vicinity of the Application site, is predicted to 
operate at LOS E.  
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Estimated Peak Hour Trip Generation 
By Current CDMP and Requested Land Use Designations 

Application  
Number 

Assumed Use For Current 
CDMP Designation/  

Estimated No. of Trips 

Assumed Use For 
Requested CDMP Designation/ 

Estimated No. of Trips 

Estimated Trip Difference 
Between Current and 

Requested CDMP 
Land Use Designation 

 
3 

(Scenario 1) 

Industrial and Office – 
(2,071,278 sq. ft.), and 
Business and Office – 

(879,368 sq. ft. Retail) / 
  

2,0811 

Business and Office 
(With 1.25 FAR) - 

(2,951,190 sq. ft. Comm. Retail)/
 
 

4,9961 

 
 
 
 
 

+2,915 

 
3 

(Scenario 2) 

Industrial and Office – 
(2,071,278 sq. ft.), and 

Business and Office 
(Residential use only) – 

(837 Multi-Family)  
 

1,368 

Business and Office 
(Residential use only) - 
(2,811 Multi-Family) / 

 
 
 

1,068 

 
 
 
 
 
 

-300 

 
3 

(Scenario 3) 

Industrial and Office – 
(2,071,278 sq. ft.), and 
Business and Office – 

(879,368 sq. ft. Retail) / 
 
 
 

2,081 
 

Business and Office 
(Mixed-use) - 

(1,050 Multi-Family) 
430-room hotel, 225,000 sq. ft 

office space, 799,900 sq. ft 
Comm. Retail l/ 

 
2,902 

 
 
 
 
 
 
 

+ 828 
 

Source: Institute of Transportation Engineers, Trip Generation, 7th Edition, 2003; Miami-Dade County 
Public Works Department, July 2007. 

Notes:  1 Includes pass-by trips adjustment factor, ITE Trip Generation, 7th Edition, 2003.  
 
 
Future Conditions 
 
The Traffic Impact Analysis Table 3-4 on page 3-7 lists the capacity improvements 
programmed for construction in Fiscal Years 2007/2008 – 2011/2012 within the Study Area.  
Various significant projects are already under construction, including the 6-lane widening and 
new construction of NW/SW 137 Avenue from NW 12 to SW 8 Streets, the new 4-lane 
segment of NW 127 Avenue from NW 25 to NW 12 Streets, and the new NW 97 Avenue 4-
lane bridge over SR 836.    
 



April 2007 Cycle 3-22 Application No. 3 
Revised and Replaced November 27, 2007 
 

 
CDMP Amendment Application No. 3 

Traffic Impact Analysis on Roadways Serving and in the Vicinity of the Application Site 
Roadway Lanes, Existing and Concurrency Peak Period Operating Level of Service (LOS) 

 

 
Roadway 

 
Location/Link 

Number 
Lanes 

Adopted 
LOS Std.1

Peak Hour 
Capacity 

Peak Hour 
Volume 

Existing 
LOS 

Approved
D.O’s  
Trips 

Amend.  
Peak Hour 

Trips 

Total Trips 
With 

Amend. 

Concurrency 
LOS with 
Amend. 

          
Scenario 1: COMMERCIAL USE          
NW 107 Avenue NW 41 Street to NW 25 Street 6 DV D 6,630 2,678 A 337 1,412 4,427 B (04) 
NW 107 Avenue  NW 12 Street to NW 25 Street 6 DV D 4,450 3,447 D 639 215 4,357 D (06) 
NW 107 Avenue  SR 836 to NW 12 Street 8 DV E 6,253 5,117 D 543 216 5,876 E (06) 
NW 12 Street NW 107 Avenue to NW 97 Ave. 4 DV D 2,950 1,657 C N/A 839 2,496 D (06) 
NW 12 Street HEFT to NW 107 Ave. 6 DV D 4,450 3,115 C 287 119 3,521 D (06) 
           
Scenario 2: RESIDENTIAL USE          
NW 107 Avenue NW 41 Street to NW 25 Street 6 DV D 6,630 2,678 A 337 689 3,304 A (04) 
NW 107 Avenue  NW 12 Street to NW 25 Street 6 DV D 4,450 3,447 D 639 105 4,191 D (06) 
NW 107 Avenue  SR 836 to NW 12 Street 8 DV E 6,253 5,117 D 543 105 5,765 E (06) 
NW 12 Street NW 107 Avenue to NW 97 Ave. 4 DV D 2,950 1,657 C N/A 410 2,067 D (06) 
NW 12 Street HEFT to NW 107 Ave. 6 DV D 4,450 3,115 C 287 59 3,461 D (06) 
           
Scenario 3: MIXED USE PROFFERED BY APPLICANT          
NW 107 Avenue NW 41 Street to NW 25 Street 6 DV D 6,630 2,678 A 337 1,466 4,481 B (04) 
NW 107 Avenue  NW 12 Street to NW 25 Street 6 DV D 4,450 3,447 D 639 224 4,310 D (06) 
NW 107 Avenue  SR 836 to NW 12 Street 8 DV E 6,253 5,117 D 543 224 5,884 E (06) 
NW 12 Street NW 107 Avenue to NW 97 Ave. 4 DV D 2,950 1,657 C N/A 871 2,528 D (06) 
NW 12 Street HEFT to NW 107 Ave. 6 DV D 4,450 3,115 C 287 124 3,526 D (06) 
           
 
Source: Miami-Dade County Department of Planning and Zoning; Miami-Dade Public Works Department and Florida Department of Transportation, October 2007. 
Notes: DV= Divided Roadway, UD= Undivided Roadway, LA Limited Access 

1 County adopted roadway level of service standard applicable to the roadway segment 
() Year traffic count was updated or LOS Revised 
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Programmed Roadway Capacity Improvements 

Fiscal Years 2007/2008 – 2011/2012 
Roadway From To Type of Improvement Fiscal Year 

     
NW 33 Street NW 104 Avenue NW 102 Avenue Widen 2 to 4 lanes UC 
NW 25 Street Viaduct SR 826 NW 68 Avenue New road construction 2007 – 2008 
NW 25 Street NW 127 Avenue NW 117 Avenue New construction: 4 lanes UC 
NW 25 Street NW 137 Avenue  NW 132 Place Widen 2 of 4 lanes UC 
NW 25 Street  NW 132 Place NW 127 Avenue Widen 2 of 4 lanes UC 
NW 17 Street NW 137 Avenue NW 132 Avenue 2 lanes and ½ of turn lane Private Sector 
NW 17 Street NW 132 Place NW 127 Avenue 2 lanes and ½ of turn lane UC 
Dolphin Expressway 
(SR 836) 

SR 836/ SR 826 
Interchange 

NW 42 Avenue Construction of additional 
Eastbound auxiliary lane  

2010-2011 

SR 826/SR 836    Interchange reconstruction 2010-2011 
Krome Ave. (SR 997) MP 10.984 

 
MP 3.478 
 

Add lanes and reconstruct (widen 
2 to 4 lanes) 

2009 – 2010 

Krome Ave. (SR 887) MP 3.478 
 

350’ N of SW 8 
Street 

Add lanes and reconstruct (widen 
2 to 4 lanes) 

2009 – 2010 

SW 157 Avenue SW 42 Street SW 8 Street Additional 2 lanes (2 to 4) 2011 – 2012 
SW 147 Avenue SW 22 Street SW 152 Street New construction: 2 lanes 

(West side) 
Private Sector 

SW 147 Avenue SW 10 Street SW 8 Street New 2 lanes Private Sector 
SW 147 Avenue SW 8 Street 600 ft. south Widen 2 to 4 lanes Private Sector 
W 137 Avenue NW 12 Street SW 8 Street New construction: 6 lanes UC 
NW 132 Place NW 25 Street NW 17 Street 2 lanes and ½ of turn lane (East 

side) 
UC 

NW 132 Place  NW 25 Street NW 17 Street 2 lanes and ½ of turn lane (West 
side) 

UC 

NW 127 Avenue NW 25 Street  NW 12 Street New 4-lane road UC 
NW 127 Avenue NW 12 Street SW 8 Street New construction: 4 lanes Private Sector 
SW 117 Avenue SW 40 Street SW 8 Street Widen 2 to 4 lanes 2011 – 2012 
NW 97 Avenue Bridge over SR 836 New 4-lane bridge and 

approaches 
UC 

SR 826 SW 2 Street SW 16 Street Add lanes and reconstruct (widen 
8 to 10 lanes) 

UC 

SR 826 SW 16 Street SW 32 Street Add lanes and reconstruct (widen 
8 to 10 lanes) 

UC 

     
Source: 2008 Transportation Improvement Program, Metropolitan Planning Organization for the Miami Urbanized 

Area, May 2007. 
Notes: UC means Under Construction 
            Private Sector: Project to be constructed by a developer to help mitigate the traffic impact of a specific 

development project.  The construction of improvements are normally linked to specific dates, but instead 
are usually dependent upon the construction schedule of a specific development project, which can vary 
considerably according to the market and other conditions. 

 
 
A number of additional roadway improvements are planned within Study Area by the year 
2015, as indicated in the Planned Roadway Capacity Improvements Table below. These are 
projects listed as Priority I and Priority II projects in the Miami-Dade Transportation Plan to 
the Year 2030, Cost Feasible Plan, with construction planned between 2007 and 2015.  
 
 



Planned Roadway Capacity Improvements  
Year 2015 Planned Roadway Improvements 

Roadway From To Type of Improvement Priority
     
NW 25 Street NW 87 Avenue SR 826 Add 1 lane and reconstruct 

(Widen 5 to 6 lanes) 
I 

SR 836/SR 826 
Interchange 

  Interchange improvement I 

Dolphin Expressway 
(SR 836) 

HEFT SR 826/SR 836 
interchange 

New 4-lane divided express lanes in 
median of SR 836 

I 

SR 836 WB to HEFT 
SB Connection 

HEFT NW 107 Avenue Reconstruction of existing SR 836 WB to 
HEFT SB connection to provide an 
additional lane  

I 

SW 26 Street SW 149 Avenue SW 147 Avenue Widen 2 to 4 lanes I 
Krome Ave. (SR 997) US 27 (SR 25)  SW 88 Street Access Mgt. / Safety / Trail  I 
SW 142 Avenue SW 8 Street SW 42 Street New 2 lane road I 
NW 137 Avenue NW 17 Street NW 12 Street New 4-lane road I 
SW 137 Avenue SW 8 Street SW 26 Street Widen 4 to 6 lanes I 
NW 127 Avenue NW 12 Street  SW 8 Street Widen to 4 lanes I 
NW 122 Avenue NW 41 Street NW 25 Street New 2-lane road I 
HEFT At SW 8 Street  Interchange Modification I 
SW 97 Avenue NW 41 Street NW 25 Street Widen 2 to 4 lanes I 
SW 82 Avenue SW 8 Street SW 7 Street Bridge over Tamiami Canal I 
SR 826 NW 47 Street NW 25 Street Add lanes and reconstruct 

(Widen 8 to 10) 
I 

Krome Avenue SW 8 Street SW 136 Street Widen 2 to 4 lanes II 
SW 117 Avenue SW 8 Street SW 40 Street Widen 2 to 4 lanes II 
SW 107 Avenue W Flagler Street SW 8 Street Widen 4 to 6 lanes II 
NW 87 Avenue NW 58 Street NW 36 Street Widen 4 to 6 lanes II 
NW 82 Avenue NW 12 Street NW 8 Street New 4-lane road II 

     
Source:  Miami-Dade Transportation Plan to the Year 2030, Metropolitan Planning Organization for the   Miami Urbanized Area, 

December 2004 
Notes:  Priority I – Project improvements to be funded by 2009 
             Priority II – Project improvements planned to be funded between 2010 and 2015 

 
 
The Table below lists the roadway segments within the Study Area in the vicinity of the 
Application site that are projected to exceed, with and without the Application’s impacts, the 
adopted LOS standards applicable to roadway segment by the Year 2015. The table provides 
the impacts that the various development scenarios would have on the 2015 roadway 
network.   It should be pointed out that the adopted LOS standards, shown in the “Adopted 
LOS” column, were revised to consider the transit improvements listed in the 2006 Transit 
Development Program planned by Miami-Dade Transit.  
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2015 Volume-to-Capacity (V/C) Ratios 
Roadway Segments Projected to Exceed their Adopted Level of Service Standards 

  Roadway Segment Base Scenario Scenario 1 Scenario 2 Scenario 3 Adopted LOS1

       
NW 58 Street SR 826 to NW 87 Ave. 1.24 - 2.60 1.23 – 2.66 1.27 - 2.60 1.27 - 2.61 D 
 NW 87 Ave. to NW 97 Ave. 1.15 – 1.24 1.19 – 1.29 1.16 – 1.26 1.19 – 1.30 D 
 NW 97 Ave. to NW 102 Ave.

 
      

  

   
  

      
      

  

  

      

  
    

 

  

  

      

      
      

  

  
    

0.93 0.92
 

0.91 0.93 D
   

NW 41 Street/ Doral Blvd. SR 826 to NW 87 Ave. 1.08 – 1.67 1.09 – 1.70 1.08 – 1.69 1.07 – 1.69 E+20% 
 NW 87 Ave. to NW 97 Ave. 1.06 – 1.31 1.07 – 1.34 

 
1.06 – 1.33 

 
1.06 – 128 

 
E+20% 

 HEFT to NW 122 Ave.
 

1.32 1.22
 

1.32 1.41 D
   

NW 25 Street SR 826 to NW 87 Ave. 1.19 – 1.69 1.19 – 1.70 1.19 – 1.69 1.21 – 1.69 E+20% 
 NW 87 Ave. to NW 97 Ave. 1.22 – 1.31 1.27 – 1.34 1.25 – 1.33 1.26 – 1.34 E+20% 
 NW 107 Ave. to NW 112 Ave. 0.99 0.98 0.99 1.00 D
 NW 122 Ave. to NW 127 Ave.

 
1.08 1.05

 
1.05 1.11 D

   
NW 12 Street SR 826 to NW 87 Ave. 0.81 – 1.62 0.80 – 1.65 0.85 – 1.65 0.84 – 1.68 D 
 NW 87 Ave. to NW 97 Ave. 1.12 – 1.33 1.17 – 1.41 1.16 – 1.38 1.19 – 1.46 D 
 NW 97 Ave. to NW 107 Ave. 

 
0.99 – 1.15 1.02 – 1.24 

 
1.02 – 1.15 1.04 – 1.21 D 

   
Dolphin Expy. (SR 836)  SR 826 to NW 87 Ave. 1.10 1.21 1.08 1.20 D 
 NW 87 Ave. to NW 107 Ave. 1.10 1.21 1.11 1.20 D
 NW 107 Avenue to HEFT 

 
0.92 1.21 

 
1.12 1.20 D 

   
W Flagler Street (SR 968) 
 

SR 826 to NW 79 Ave. 
 

1.26 1.34
 

1.31 1.30 E+20%
   

SW 8 Street/Tamiami Trail SR 826 to SW 82 Ave. 1.27 1.31 1.28 1.31 E+20% 
(SR 90) HEFT to SW 127 Ave. 

 
1.01 – 1.19 1.07 – 1.27 

 
1.02 – 1.23 1.06 – 1.26 D 

   
SW 26 Street/Coral Way SR 826 to SW 82 Ave. 1.20 – 1.29 1.09 – 1.18 1.15 – 1.24 1.12 – 1.21 E+20% 
 SW 117 Ave. to SW 122 Ave. 

 
1.26 – 1.39 1.16 – 1.29 

 
1.24 – 1.37 1.21 – 1.33 E+20% 

   
Palmetto Expy. (SR 826) NW 58 Street to Doral Blvd. 1.37 1.37 1.36 1.35 D 
 Doral Blvd. to NW 25 Street 1.07 1.06 1.06 1.00 D
 NW 25 Street to SR 836 1.71 1.71 1.71 1.69 D 
 SR 836 to W Flagler Street  1.18 1.21 1.09 1.19 D 
 W Flagler St. to SW 8 Street 1.38 1.14 1.22 1.13 D
 SW 8 Street to SW 40 Street

 
1.19 1.08

 
1.17 1.08 D

   
NW/SW 87 Ave. NW 25 Street to SR 836 1.42 – 1.78 1.45 – 1.81 1.43 – 1.80 1.48 – 1.84 E+20% 
NW/SW 87 Ave. (SR 973)  SR 836 to Park Blvd. 1.03 – 1.25 1.03 – 1.26 1.07 – 1.28 1.05 – 1.24 E+20% 
 W Flagler St. to SW 8 Street 

 
1.30 – 1.35 1.29 – 1.34 

 
1.30 – 1.36 1.29 – 1.34 E+20% 

   
   

NW/SW 97 Avenue NW 58 Street to Doral Blvd. 0.71 – 1.38 0.71 – 1.46 0.71 – 1.43 0.74 – 1.44 D 
 Doral Blvd. to NW 25 Street 1.06 – 1.34 1.11 – 1.37 1.05 – 1.34 1.11 – 1.36 D 
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2015 Volume-to-Capacity (V/C) Ratios 
Roadway Segments Projected to Exceed their Adopted Level of Service Standards 

Roadway Segment Base Scenario Scenario 1 Scenario 2 Scenario 3 Adopted LOS1

 NW 25 Street to NW 12 Street 0.87 – 2.57 0.95 – 2.62 0.89 – 1.96 0.92 – 2.62 E+20% 
 NW 12 Street to W Flagler St. 0.92 – 1.48 1.02 – 1.60 0.93 – 1.51 0.97 – 1.53 D 
 W Flagler Street to SW 8 St. 1.36 – 1.43 1.44 – 1.51 1.38 – 1.45 1.39 – 1.46 D 
 SW 8 Street to Coral Way 

 
1.19 – 1.27 1.24 – 1.33 1.20 – 1.28 1.22 – 1.31 D 

   
    

   

  

  
     

      

  
    

  

  

  

 
    

  

   
NW/SW 107 Avenue NW 58 Street to NW 50 Street 0.86 0.93 0.89 0.91 D
 Doral Blvd to NW 25 Street 1.12 – 1.39 1.12 – 1.39 1.11 – 1.38 1.15 – 1.41 E+20% 
 NW 25 Street to SR 836 1.01 – 1.40 1.00 – 1.61 

 
1.02 – 1.42 

 
1.04 – 1.51 

 
E+20% 

 SR 836 to NW 7 Street 1.40 1.43 1.40 1.40 E+20%
 W Flagler Street to SW 8 St. 

 
1.15 – 1.19 1.16 – 1.2 

 
1.16 – 1.14 1.18 – 1.21 E+20% 

   
NW 117 Avenue NW 58 Street to NW 41 St. 1.00 – 1.10 0.88 – 1.16 0.86 – 1.09 0.98 – 1.07 D 
 NW 41 Street to NW 25 St. 

 
1.27 1.33 

 
1.31 1.25 D 

   
HEFT (SR 821) NW 41 Street to NW 12 Street 0.89 0.95 0.91 0.91 D
 SR 836 to SW 8 Street 1.21 1.31 1.24 1.26 D
 SW 8 Street to Bird Road 

 
1.22 1.32 

 
1.23 1.29 D 

   
NW/SW 122 Avenue NW 41 Street to NW 25 Street 1.24 1.10 1.22 1.30 D
 NW 6 Street to Walsh Blvd. 1.49 – 2.15 1.51 – 2.20 1.51 – 2.17 1.50 – 2.16 E 
 SW 8 Street to SW 26 Street 

 
0.85 – 1.22 0.86 – 1.27 

 
0.89 – 1.27 0.91 – 1.29 E+20% 

   
NW/SW 127 Avenue NW 12 Street to SW 8 Street 1.08 – 1.48 1.04 – 1.48 1.00 – 1.36 1.03 – 1.44 D 
 SW 8 Street to SW 26 Street 

 
0.88 – 0.98 0.92 – 1.03 

 
0.86 – 0.98 0.91 – 1.01 E+20% 

   
NW/SW 132 Avenue NW 12 Street to SW 8 Street 1.12 – 1.31 1.17 – 1.42 1.25 – 1.39 1.37 – 1.56 E+20% 
 SW 8 Street to SW 18 Street 

 
0.69 – 0.82 0.80 – 0.94 

 
0.71 – 0.84 0.81 – 0.95 D 

   
NW/SW 137 Avenue 
 

SR 836 to SW 8 Street 
 

1.38 – 1.44 1.3 – 1.34 
 

1.4 – 1.46 1.26 – 1.32 D 
   

SW 157 Avenue 
 

SW 8 Street to SW 26 Street 
 

1.00 1.02 1.03 1.00 D
   

Source: Ganett Fleming Inc., Metropolitan Planning Organization fro the Miami Urbanized Area, July 2007. 
Note:  Base Scenario considers Application site developed with Business & Office and Industrial & Office uses; Scenario 2 considers Application site 

developed with Business & Office use only; Scenario 3 considers Application site developed with residential use only. 
            1 Adopted LOS Standard includes planned transit improvements 

V/C Ratios: > 0,70, LOS B or better; 0.71 – 0.80, LOS C; 0.81 – 0.90, LOS D; 0.91 to 1.00, LOS E: and > 1.00, LOS F    
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Although all of the roadway segments, listed in the above Table, are projected to exceed the 
adopted LOS standards applicable to the roadways by 2015, the following roadway segments 
will be further deteriorated by the significant impact (5.0% of more of the adopted peak-hour 
LOS maximum service volume) of at least one of the three potential development scenarios: 
 

• NW 58 Street, from NW 87 Avenue to NW 97 Avenue 
• NW 41 Street, from the HEFT to NW 122 Avenue  
• NW 25 Street, from NW 87 Avenue to NW 97 Avenue 
• NW 12 Street, from SR 826 to NW 107 Avenue 
• Dolphin Expressway, from the HEFT to SR 826 
• W. Flagler Street, from NW 79 Street to SR 826 
• SW 8 Street/Tamiami Trail, from the HEFT to SW 127 Avenue 
• NW 87 Avenue, from NW 25 Street to SR 836 
• NW 97 Avenue, from NW 58 Street to NW 41 Street 
• NW 97 Avenue, from NW 25 Street to W Flagler Street 
• NW 107 Avenue, from NW 25 Street to W. Flagler Street 
• HEFT, from SR 836 to SW 40 Street  
• NW 122 Avenue, from NW 41 Street to NW 25 Street 
• NW 122 Avenue, from SW 8 Street to SW 26 Street 
• NW/SW 132 Avenue, from NW 12 Street to SW 18 Street 

 
Application Impact 
 
The Applicant submitted a draft Declaration of Restrictions on July 27, 2007, limiting the 
maximum development for the property.  The covenant limits the maximum development 
program as follows: 1,050 dwelling units or 1,701,00 sq. ft. of residential use, 799,900 gross 
sq. ft. of retail/service use, 430-room hotel or 225,000 gross sq. ft. hotel facility, and 225,000 
gross sq. ft. office space. However, at the time DP&Z staff requested the Metropolitan 
Planning Organization and Public Works Department to prepare the transportation analyses 
for this application, DP&Z staff knew of the Applicant’s intention to limit the development 
program but had not received the Declaration of Restrictions.  Therefore, DP&Z staff 
requested analysis for three development scenarios.  Scenario 1 assumes the Application 
site developed with the potential maximum commercial development allowed under the 
requested Business and Office CDMP Land Use designation; Scenario 2 assumes the 
Application site developed with residential use only as may be permitted in the Business and 
Office land use category; and Scenario 3 assumes Application site developed with mixed 
uses as proposed by the Applicant. 
 
Scenario 1 is estimated to generate approximately 2,915 more PM peak-hour trips than the 
current Business & Office and Industrial & Office CDMP land use designations. Scenario 2, 
on the other hand, is estimated to generate approximately 300 fewer PM peak-hour trips than 
the current land use categories.  And Scenario 3 is estimated to generate approximately 828 
more PM peak-hour trips than the current land use designations.     
 
Most of the roadway sections in the immediate vicinity of the Application site are currently 
operating at acceptable levels of service, except the following roadways: Krome Avenue, 
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between Okeechobee Road and SW 8 Street and from SW 8 Street to SW 88 Street, which is 
currently operating at LOS D, below the adopted LOS C standard.  NW/SW 122 Avenue, 
from NW 6 Street to SW 8 Street; NW/SW 107 Avenue, from SR 826 to W. Flagler Street; 
NW 25 Street, from NW 97 Avenue to NW 72 Avenue; and NW 12 Street, from NW 87 
Avenue to NW 72 Avenue, are all operating at LOS F, exceeding the adopted LOS D 
standard applicable to these roadway segments.  SW 127 Avenue, from SW 8 Street to SW 
26 Street; the HEFT, from SR 836 to SW 40 Street; NW 12 Street, from the HEFT to NW 107 
Avenue and between NW 107 Avenue and NW 97 Avenue; the Dolphin Expressway, from 
NW 87 Avenue to SR 826/SR 836 interchange; and SW 8 Street, from SW 147 Avenue to 
SW 127 Avenue, are all operating at their adopted LOS D standard. 
 
The traffic concurrency analysis indicates that the addition of trips generated by the proposed 
Application will significantly impact the level of service of NW 12 Street, between the HEFT 
and NW 107 Avenue and from NW 107 Avenue to NW 97 Avenue, which is predicted to 
operate at LOS F, below the adopted LOS D standard applicable to these roadway 
segments. 
 
By 2015, the County’s FSUTMS Modeling results indicate that a number of roadways are 
projected to exceed, without the Application’s impacts, their adopted LOS standards.  The 
same roadways will be further deteriorated by the impact of the Application. These roadways 
segments, which are listed on page 3-25, are: NW 58, NW 41, NW 25, NW 12 and SW 8 
Streets; the Dolphin Expressway and the HEFT; and NW 132, NW 122, NW 107, NW 97 and 
NW 87 Avenues. 
  
The Applicant also submitted a Transportation Analysis Report in support of the Application. 
The report, prepared by Cathy Sweetapple & Associates, compares and evaluates the 
transportation impacts resulting from the proposed CDMP amendment based on three 
analysis scenarios: The maximum allowable square footage permitted under the current land 
use designation, the maximum allowable square footage that would be permitted under the 
proposed land use designation, and the maximum development program proposed by the 
Applicant.  The transportation consultant concludes that there is available capacity and 
acceptable levels of service are maintained for the adjacent roadways and the Study Area 
roadway network.  DP&Z staff disagrees with this conclusion.  However, county staff is willing 
to work with the Applicant and the transportation consultant in order to discuss the 
discrepancies in the results.  A copy of the applicant’s transportation analysis report is 
attached in Appendix D.  
 
Transit 
 
Metrobus Routes 7, 41, 71, 137, 147, 238 and 242 service the Application site.  Routes 7, 41, 
238 and 242 are Metrorail Feeder routes to the Overtown/Arena, Allapattah, Earlington 
Heights and Palmetto stations.  Each Metrobus route maintains a 30-minute Peak Headway 
on weekdays and 30 to 60-minute Off-Peak Headways on weekends; routes 147, 238 and 
242 do not operate on weekends.  Most of the planned improvements include a reduction in 
the peak and midday headways, and the addition of overnight service on Route 242 (see 
tables below).   
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Two new routes are proposed along NW/SW 97 Avenue and SR 836.  The 97 Avenue 
Crosstown Route will provide service along NW/SW 97 Avenue from Jackson South 
Community Hospital, on SW 152 Street and theoretical SW 97 Avenue, to the Palmetto 
Metrorail station; the SR 836 Express will provide limited-stop service between the FIU 
University Park Campus and downtown Miami (see table below).  Miami-Dade Transit is also 
examining a 10-13 mile corridor along SR 836 for future rail extension to west Miami-Dade—
from the future Miami Intermodal Center to approximately SW 137 Avenue—as part of the 
People’s Transportation Plan Rapid Transit Improvements.  
 
A preliminary analysis of Traffic Analysis Zone (TAZ) 818, which includes the subject site, 
determined that the expected transit impact generated by the proposed project would be 
minimal, and would be absorbed by the planned transit improvements in the area.   
 

Application No. 3 
Existing Metrobus Route Service 

Headways (in minutes) 
Route Peak Off-Peak Sat Sun 

Stop 
Locations 

Type of 
Service 

       

7 30 40 40 40 

NW 14 St and NW 110 Ave 
NW 14 St and NW 107 Ave 

(International Mall) 
NW 107 Ave and NW 14 St 
NW 107 Ave and NW 12 St 

F – Overtown/Arena Station 

       

41 30 40 45 60 
NW 14 St and NW 110 Avenue 
NW 14 St and NW 107 Avenue 

(International Mall) 
F – Allapattah Station 

       

71 30 40 40 40 

NW 14 St and NW 110 Ave 
NW 14 St and NW 107 Ave 

(International Mall) 
NW 107 Ave and NW 14 St 
NW 107 Ave and NW 12 St 

L 

       

137 30 30 40 40 

NW 14 St and NW 107 Ave 
(International Mall) 

NW 107 Ave and NW 14 St 
NW 107 Ave and NW 12 St 

L 

       

147 30 60 N/A N/A NW 111 Ave and NW 12 St L 

       

238 30 60 N/A N/A NW 14 St and NW 107 Ave 
(International Mall) 

F – Earlington Heights 
Station 

       

242 30 60 N/A N/A 

NW 14 St and NW 107 Ave 
(International Mall) 

NW 111 Ave , South of NW 12 St 
NW 111 Ave and NW 12 St 

F – Palmetto Station 

Source: Miami-Dade Transit, August 2007 
 

Notes: 
1. F= Feeder route to Metrorail 
2. L= Local route 
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Application No. 3 
Planned Metrobus Route Improvements 

Route No. Improvement Description 

7 No improvements planned. 

41 Improve peak headway from 30 to 15 minutes. 

41 Improve midday headway from 40 to 30 minutes. 

41 Improve weekend headway from 45/60 to 30 minutes. 

71 Improve peak headway from 30 to 15 minutes. 

137 Improve peak headway from 30 to 15 minutes. 

147 Improve peak headway from 30 to 15 minutes. 

147 Improve midday headway from 60 to 30 minutes. 
238 Improve peak headway from 30 to 15 minutes. 
238 Improve midday headway from 60 to 30 minutes. 
242 Improve peak headway from 30 to 15 minutes. 
242 Improve midday headway from 60 to 30 minutes. 
242 Add overnight service seven days a week. 

 
Source: 2006 Transit Development Program, 
              Miami-Dade Transit, May 2006 
 

 
 
 

Application No. 3 
Proposed New Routes 

 

97 Avenue Crosstown 

This route would operate on SW/NW 97 Avenue from Jackson 
South Community Hospital to the Palmetto station.  Service 
would also be provided along the Busway and the route would 
serve the Miami International and Dolphin Malls every 30 
minutes daily. 

97 Avenue Crosstown Improve peak headway from 30 to 15 minutes. 

SR 836 Express 

This route would provide limited-stop service between the FIU 
University Campus and downtown Miami via the Dolphin 
Expressway (SR 836) during the morning and afternoon peak 
periods only every 15 minutes. 

127 

This route would provide weekday local service to the west 
Kendall area primarily along SW 127 Avenue, extending from 
Miami Dade College Kendall Campus to the proposed West 
Dade Terminal. 

Source: 2006 Transit Development Program 
           Miami-Dade Transit, May 2006 
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Other Planning Considerations 
 
Additional factors taken into consideration to determine the feasibility of the proposed land 
use change, and the designation of the site as a Regional Activity Center include the 
following: 
 
Regional Activity Center (RAC) 
 
Chapter 380.06(2)(e), Florida Statutes (F.S.) and Chapter 28-24.014(10)(c)(2), Florida 
Administrative Code (F.A.C.) authorize local governments to designate Regional Activity 
Centers (RAC) by increasing the “threshold” of the development size required to undergo 
State review as a Development of Regional Impact (DRI).  Designated RAC’s should be: 
consistent with the local comprehensive plan; provide service to, or be regularly used by, a 
significant number of citizens of more than one jurisdiction; contain adequate public facilities 
as defined in Rule 9J-5 FAC, or committed public facilities identified in the capital 
improvements element; and be proximate and accessible to interstate or major arterial roads. 
Chapter 28-24.014(10)(a) F.A.C. establishes the applicable guidelines and standards for 
RACs, and requires that such amendments delineate the RAC boundaries and “indicate that 
these boundaries shall be utilized for increased development-of-regional-impact (DRI) 
guidelines and standards, consistent with the criteria of this rule.”  The DRI guidelines and 
standards are the following: 
 

a) For residential, hotel, motel, office, or retail developments, the applicable guidelines 
and standards shall increase by 50%;  

b) The applicable multi-use guidelines and standards shall increase by 100 percent, 
provided that one land use of the multi-use development is residential and the 
residential development amounts to not less than 35 percent of the jurisdiction’s 
applicable threshold; 

c) For a resort or convention hotel development, the applicable hotel guidelines and 
standards shall increase by 150 percent, when the proposed development is located in 
a county with a population greater than 500,000, and the local government specifically 
designates that the proposed resort or convention hotel development will serve an 
existing convention center of more than 250,000 gross square feet built prior to July 1, 
1992.   

 
The following table compares the DRI thresholds applicable to Miami-Dade County for each 
land use category with the land uses proposed in the application (Note: proposed 
development at or above 100 percent of the threshold would require a DRI review): 
 
 

DRI Threshold vs. Proposed Development 
Application No. 3 

Land Use Category DRI Threshold  Proposed Development 
Residential (units) 3,000 1,050
Hotel (rooms) 750 430
Retail (square feet) 400,000 799,900
Office (square feet) 600,000 225,000

April 2007 Cycle 3-31 Application No. 3 



The table shows that of the four land use categories, only the retail portion (799,900 sq. ft.) of 
the proposed development exceeds the DRI threshold (400,000 sq. ft.).  The number of 
proposed residential units, hotel rooms and office square footage do not meet the DRI 
threshold.  
 
Regional Development Districts (RDD): 
 
The South Florida Regional Planning Council (SFRPC) refers to RACs as Regional 
Redevelopment Districts (RDD) in its Strategic Regional Policy Plan (SRPP).  SRPP Policy 
11.14 states that areas to be considered for RDD designation must follow Chapter 380.06(2) 
F.S. and 28-24.014(10) F.A.C., and: meet generated demand and established levels of 
service (LOS), or the capital improvements plan shall reflect funding of the infrastructure to 
serve the generated demand; mitigate negative impacts and ensure consistency with local 
plans if applicable; promote redevelopment, support mixed functions, complement adjacent 
uses and be serviced by mass transit; not contribute to urban sprawl; provide adequate, 
affordable and reasonably accessible housing opportunities for people employed within the 
district; and preserve and protect historic and natural resources when applicable.  
Applications that increase the DRI threshold for office and hotel development require an 
amendment to the local CDMP and the SRPP.  
 
Metropolitan Urban Center (MUC) 
 
The International Mall, east of the subject site, is a designated Metropolitan Urban Center 
(MUC) on the CDMP LUP map.  The CDMP describes urban centers as having convenient, 
preferably direct, connections to expressways or major roadways to ensure a high level of 
countywide accessibility; designed to encourage convenient alternatives to automobile travel 
and to create identifiable “town centers;” and to create a distinctive sense of place through 
unity of design and urban architectural character of new developments.  The radius of 
designated MUC’s is a one-quarter mile (1,320 ft.) walking distance from the central core, or 
central transit stop, and may extend up to one-half mile (2,640 ft.) along major roads and 
pedestrian linkages.  Thus, the portion of the subject site lying east of NW 110 Avenue, 
approximately two-thirds of the property, would fall within the MUC boundaries assuming a 
one-half mile radius from the center of the International Mall. 
 
The minimum FAR of a MUC is 0.75 FAR at the “edge,” with a maximum density of 250 
(DU/gross acre).  MUC’s also provide for a variety of mixed-uses; building, street and public 
space design guidelines; and shared parking requirements. 
 
Declaration of Restrictions 
 
The applicant has proffered a Declaration of Restrictions, which establishes: 
 

1) The Maximum Development Program (MDP) for the subject site would be:  
• Residential: 1,050 dwelling units or 1,701,000 gross square feet; 
• Retail/Service: 799,000 gross square feet; 
• Hotel: 430 rooms or 225,000 gross square feet; and 
• Office: 225,000 gross square feet 
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(Note: The applicant may increase or decrease certain MDP land use categories as 
long as the established PM peak hour trips and potable water demands are not 
exceeded). 
 

2) The property will be developed to include a Metrorail station for the proposed East-
West transit corridor (if extended to include the subject property), or a MetroBus 
terminal subject to Department of Planning & Zoning (DP&Z) and Miami-Dade Transit 
Agency review and approval; 

 
3) “New Urbanism” design principles, Leadership in Energy and Environmental Design 

(LEED) certified building standards, “Florida Friendly” landscaping and water 
conservation measures will be incorporated into the design and development of the 
site; 

 
4) The applicant will provide: a charter school facility, land allocation for the construction 

of educational facilities, or a monetary contribution to the Miami-Dade County School 
Board to meet future educational facility needs; and 

 
5) The owner will comply with applicable Miami-Dade County or municipal workforce 

housing requirements, or construct a minimum of 100 workforce-housing units in the 
event that a workforce-housing ordinance fails to be enacted. 

 
Dolphin Station RAC Report 
 
The applicant submitted the Dolphin Center RAC report, which analyzed several factors and 
compared the existing and proposed LUP map changes for the subject site in support of the 
RAC designation.  The report concluded that: a) the site is adjacent to a Metropolitan Urban 
Center (MUC) and several office and light industrial businesses, and the proposed use is 
consistent with the CDMP; b) a significant number of residents from outside of Miami-Dade 
County patronize businesses (Dolphin and International malls, FDOT and PBS&J office 
building) near or adjacent to the subject site; c) the site is accessible to interstate or major 
highways (SR 836, Homestead Extension/Florida Turnpike and NW 107 Av); and d) the site 
contains adequate public facilities (sanitary sewer, potable water, drainage, solid waste, 
recreation and open space, transportation, mass transit, and public education). 
 
The DP&Z agrees that the subject site is adjacent to a MUC and is accessible to interstate or 
major highways.  However, the density and intensity of the proposed project, excluding the 
retail square footage, does not exceed the required DRI thresholds to qualify for the Regional 
Activity Center designation.  The applicant has also not demonstrated that the subject site is 
currently utilized by a significant number of residents beyond Miami-Dade County.  The 
consultant conducted a survey of license plates over a three-day period at four sites near the 
subject site; the survey indicated that 15.33% of the vehicles were from outside of Miami-
Dade County with 57.33 as being from “generic Florida”.  Approximately 27.33% of these 
vehicles were from within Miami-Dade County.  However, the DP&Z believes the survey 
sample is too small, and covered too short of a time span, to clearly demonstrate that the 
subject site and/or adjacent sites, are frequented by persons outside of the County.  The 
DP&Z also does not agree that the site contains adequate public facilities.  The proposed 
application would severely impact the student population at E.B. Thomas Elementary, Doral 
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Middle and Miami Coral Park High schools; fire-rescue services would also be severely 
impacted until the completion of Station No. 68, which is planned for completion in 2013. 
 
Residential and Industrial Land Supply Study 
 
The applicant’s representative, Miami Economic Associates, Inc (MEAI), conducted a study 
that challenges the DP&Z’s (March 2007) analyses regarding estimated vacant land supply.  
The study concludes that: a) residential development of the property would generate $546 
million in taxable value, compared to $189 million generated if developed as an 
industrial/business park; b) the inclusion of “Industrial and Office” designated properties in 
Hialeah and at Opa Locka Airport will extend the county’s industrial land supply to 2045; c) 
the supply of future residential land may be lower than projected due to a number of 
impediments that may reduce the number of units able to be built; d) the property is located 
within the county’s largest employment center and retains a large supply of office and 
industrial land; and e) residential development of the subject site would not significantly 
reduce the industrial land supply. 
 
Miami-Dade Aviation Department: 
 
The Miami-Dade Aviation Department (MDAD) has determined that the subject site is 
impacted by Critical Area Approach, subzones ”B” and “C” (CA-B and CA-C) and the Outer 
Land Use Zone (OLZ) that are associated with Miami International Airport (MIA), as defined 
in the Code of Miami-Dade County, Section 33-336. The eastern third of the site is in 
subzone CA-B, while the remainder of the site is in subzone CA-C. The placement of an 
educational facility, including a day care facility, at this location is subject to all applicable 
regulations for these subzones in Section 33-336.  The OLZ impacts the southeastern portion 
of the subject site.  Thus, the construction of new residential units and educational facilities, 
where allowed within the OLZ, are permitted where 25-decibel (db) Noise Level Reduction 
(NLR) materials are incorporated into the design and construction of the structure(s).   
 
According to the MIA Height Zoning Map, the height limitations on the subject property range 
from 400 feet above mean sea level on the eastern border to 450 feet above mean sea level 
on the western border. The applicant prior to proceeding with design should submit elevation 
plans to MDAD for review to comply with the Zoning Ordinance for MIA. 
 
Consistency Review with CDMP Goals, Objectives, Policies, Concepts and Guidelines 
 
The following CDMP goals, objectives, policies, concepts and guidelines will be enhanced if 
the proposed designation is approved: 
 
LU-1A. High intensity, well-designed urban centers shall be facilitated at locations having 

high countywide multi-modal accessibility.  
 
LU-1B. Major centers of activity, industrial complexes, regional shopping centers, large-

scale office centers and other concentrations of significant employment shall be 
sited on the basis of metropolitan-scale considerations at locations with good 
countywide, multi-modal accessibility. 
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LU-1C. Give priority to infill development on vacant sites in urbanized areas, and 
redevelopment of substandard or underdeveloped environmentally suitable urban 
areas contiguous to existing urban development where all necessary urban 
services and facilities are projected to have capacity to accommodate additional 
demand. 

 
LU-7A. Encourage development of residential and non-residential land uses and activities 

around rapid transit stations to include housing, shopping and offices in moderate 
to high densities and intensities, complemented by compatible entertainment and 
cultural uses; rapid transit station sites and their vicinity shall be developed as 
"urban centers" as provided in this plan element under the heading Urban Centers. 

 
LU-8E(v) If located in a planned Urban Center, or within 1/4 mile of an existing or planned 

transit station, exclusive busway stop, transit center, or standard or express bus 
stop served by peak period headways of 20 or fewer minutes, would be a use that 
promotes transit ridership and pedestrianism. 

 
LU-10A. Facilitate contiguous urban development, infill, redevelopment of substandard or 

underdeveloped urban areas, high intensity activity centers, mass transit 
supportive development, and mixed-use projects to promote energy conservation. 

 
 
The following CDMP goals, objectives, policies, concepts and guidelines will be impeded if 
the proposed designation is approved: 
 
LU-2A. All development orders authorizing new, or significant expansion of existing, urban 

land uses shall be contingent upon the provision of services at or above the Level 
of Service (LOS) standards specified in the Capital Improvements Element (CIE) 
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SCHOOL IMPACT REVIEW ANALYSIS 
 

July 3, 2007  
 
APPLICATION:   No. 3, Anthony Balzebre Trust 
 
REQUEST: Change Land Use from Industrial & Office and Business and Office to Business 

and Office. Designate Property as a Regional Activity Center. 
  
ACRES:    + 59.95 acres  
 
LOCATION:  Northwest Corner of NW 107 Avenue and NW 12 Street  
 
MSA/  
MULTIPLIER:  3.2 / .35 Multifamily  
 
NUMBER OF  
UNITS:  1050 units  
 
ESTIMATED STUDENT  
POPULATION:  368  
 
ELEMENTARY:  177  
 
MIDDLE:  81 
 
SENIOR HIGH:  110  
 
 
SCHOOLS SERVING AREA OF APPLICATION  
 
ELEMENTARY:  Eugenia B. Thomas Elementary – NW 58 Street and 114 Avenue  
 
MIDDLE:  Doral Middle – 5005 NW 112 Avenue  
 
SENIOR HIGH:  Miami Coral Park Senior High - 8865 SW 16 Street  
 
All schools are located in Regional Center III.  
 
*Based on Census 2000 information provided by Miami-Dade County Department of Planning and Zoning.  
 
 



The following population and facility capacity data are as reported by the Office of Information 
Technology, as of October 2006:  
 

 STUDENT 
POPULATION 

FISH DESIGN 
CAPACITY 

PERMANENT 

% 
UTILIZATION 
FISH DESIGN 

CAPACITY 
PERMANENT 

NUMBER OF 
PORTABLE 
STUDENT 
STATIONS 

% UTILIZATION 
FISH DESIGN 

CAPACITY 
PERMANENT 

AND 
RELCOATABLE 

CUMULATIVE 
STUDENTS** 

1,703 180% 152% Eugenia B. 
Thomas 
Elementary 1,880* 

945 
199% 

176 
168% 

3,102 

1,390 134% 116% 
Doral Middle 

1,471* 
1,039 

142% 
158 

123% 
2,357 

3,747 107% 88% Miami Coral 
Park Senior 
High 3,857* 

3,492 
110% 

784 
94% 

4,055 

 
*Student population increase as a result of the proposed development  
**Estimated number of students (cumulative) based on zoning/land use log (2001- present) and assuming all approved 
developments are built; also assumes none of the prior cumulative students are figured in current population.  
 
Notes: 

 1) Figures above reflect the impact of the class size amendment.  
 2) Pursuant to the Interlocal Agreement, Miami Coral Park Senior High(?) meets the review threshold.  

 
 
PLANNED RELIEF SCHOOLS IN THE AREA  
(Information included in proposed 5-Year Capital Plan, 2006-2010, dated July 2006 and November 2006 
Workshop Plan)  
 
Projects in Planning, Design or Construction  
School      Status    Projected Occupancy Date  
 
E.B. Thomas Elementary    Construction  School Opening 2007 
K-8 Conversion 
(Doral Middle School Relief) 
(532 student stations) 
 
S/S “P-1” a new K-8 facility   Design   School Opening 2008 
(John I. Smith, E.B. Thomas Elementary 
and Doral Middle School Relief) 
(1,624 student stations) 
 
Proposed Relief Schools  
School          Funding year  
 
N/A  
 
OPERATING COSTS: According to Financial Affairs, the average cost for K-12 grade students amounts to 
$6,549 per student. The total annual operating cost for additional students residing in this development, if 
approved, would total $2,410,032.  
 
 
 
 
 



CAPITAL COSTS: Based on the State’s July 2007 student station cost factors,* capital costs for the estimated 
additional students to be generated by the proposed development are:  
 
 

ELEMENTARY   177 x 18,549  = $3,283,173 
 

MIDDLE     81 x 20,031  = $1,622,511 
 

SENIOR HIGH   Does not meet review threshold 
 

Total Potential Capital Cost    $4,905,684 
 
*Based on information provided by the Florida Department of Education, Office of Educational Facilities 
Budgeting.  Cost per student station does not include land cost.  
 
 
 
 





APPENDIX D 
 

Applicant’s Traffic Study 
 
 
 

NOTE: The following consists of Pages 27 thru 42 of the applicant’s revised 
“Dolphin Station Regional Activity Center” report. The full report is available for 
review in the DP&Z office upon request. 
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F.   Transportation Element 
 

Level of Service Standard 
 
The Miami-Dade County Traffic Circulation Level of Service Standard is based upon a Peak 
Period Level of Service as defined on page II-11 of the Transportation Element from the 
CDMP.  The Peak Period is the average of the two highest consecutive hours of traffic 
volume during a weekday.  The Peak Period Level of Service Standards are provided for 
Non-FIHS and FIHS roadways, with the allowable level of service based upon the location of 
the transportation facility either located inside the Urban Infill Area, between the Urban Infill 
Area and the Urban Development Boundary, or outside the Urban Development Boundary.  
Level of service standards also vary based upon the availability of transit service and the 
transit service headways located with a one half mile distance from a transportation facility. 
 
Comparative Trip Generation Impact Analysis 
 
In order to evaluate compliance with the adopted level of service standards, a comparative 
trip generation analysis was performed to quantify the potential transportation impact 
resulting from the proposed CDMP amendment for the 54.196 Acre Amendment Site.  Trip 
generation calculations have been provided for the following analysis scenarios: 
 

• The maximum allowable square footage permitted under the current land use 
designations based upon the allowable land use; 

 
• The maximum allowable square footage that would be permitted under the proposed 

land use designation based upon the proposed change in use; and 
 

• The maximum allowable square footage that would be permitted under the proposed 
mixed use development program based upon the proposed change in use and the 
request for a Regional Activity Center Overlay for the Amendment Site. 

 
Each of the comparative land use and square footage limitations being analyzed are 
summarized in Table F-1 below: 
 

Table F-1 – Comparative Land Use and Square Footage Summary 

Land Use 

Acreage of the 
Underlying 

Allowable Land 
Use Designations 

Maximum Allowable 
Use under the 

Existing Land Use 
Designations 

FAR = 1.25  
 

Maximum Allowable 
Use under the 

Proposed Designation 
to Business and Office 

 
 

Proposed Mixed Use Development 
Program under the RAC Overlay 

Designation  

Business and Office 16.154 acres 879,580.09 sf 2,950,968.75 sf Multi-family = 1050 du [1620 sf/du] 
Industrial and Office 38.042 acres 2,071,388.66 sf 0 Retail = 799,900 sf 

Total 54.196 acres 2,950,968.75 sf 2,950,968.75 sf Office = 225,000 sf 
        Hotel = 430 rooms [500 sf/room] 
    FAR = 2,940,900 sf 
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The trip generation analysis has been prepared to estimate the daily, AM peak hour and PM 
peak hour trip impact using the rates and equations from ITE Trip Generation, 7th Edition.  
The analysis includes the use of the rates and equations from the following land use codes 
from ITE to establish maximum impact under the existing and proposed land use 
designations: 
 

• ITE LUC 820 for the retail uses allowed under the existing (and proposed) Business 
and Office designations; 

• ITE LUC 770 for Business Park for the existing area designated as Industrial and 
Office; 

• ITE LUC 710 for the office use proposed in the mixed use development program; 
• ITE LUC 310 for the hotel use proposed in the mixed use development program; 
• ITE LUC 232 for the high rise condominium use proposed in the mixed use 

development program. 
 
The results of the trip generation analyses are summarized below: 
 

• Trip Generation for the Underlying Land Use as Business and Office and 
Industrial and Office 

 
Table F-2A documents the maximum allowable square footage and trips for each of 
the current land use designations located within the Amendment Site.  Figure F-1 
identifies the location of the 38.042 acres currently designated Industrial and Office, 
and the 16.154 acres currently designated Business and Office.   

 
• FAR Calculations 

 
Table F-2B is found under Table F-2A to document the net land area and acreage of 
each land use designation, the FAR, the total buildable square feet, the use, and the 
percentage of site allocated to business and office and industrial and office. 

 
• Trip Generation Comparisons between the Underlying Land Use and the 

Proposed Land Use 
 

Table F-2C includes six different trip generation comparisons between the 
underlying allowable program, the maximum allowable program and the proposed 
mixed use development program made possible by the RAC Overlay Designation. 

 
• Trip Generation for the Proposed Mixed Use Development Program 

 
Table F-2D reflects the gross trip generation for the proposed Mixed Use 
Development Program for use in comparing impacts with the maximum allowable 
land use under the existing and proposed land use designations.   The proposed 
RAC Overlay Designation enables the development of a Mixed Use Program, which 
then reflects a reduction in traffic impacts for the Daily and PM peak hour timeframes 
when compared with the underlying allowable land use and the proposed change in 
use from Industrial and Office to Business and Office (see Figure F-2). 



Legend

Source:  Cathy Sweetapple & Associates
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Source:  Cathy Sweetapple & Associates

Figure F-2
Proposed Land Use Designation
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29-Jun-07
ITE ITE 7TH EDITION TOTAL IN

LAND USE LUC RATE OR FORMULA TRIPS % TRIPS % TRIPS

SITE TOTAL - DAILY 50,922 50% 25,461 50% 25,461
SITE TOTAL - AM PEAK HOUR 3,365 80% 2,694 20% 671
SITE TOTAL - PM PEAK HOUR 5,082 36% 1,826 64% 3,256

RETAIL - DAILY 2,950,969 SQ. FT. 820 Ln (T) = 0.65 Ln (X) + 5.83 61,293 50% 30,647 50% 30,646
RETAIL - AM PEAK HOUR 2,950,969 SQ. FT. 820 Ln (T) = 0.60 Ln (X) + 2.29 1,193 61% 728 39% 465
RETAIL - PM PEAK HOUR 2,950,969 SQ. FT. 820 Ln (T) = 0.66 Ln (X) + 3.40 5,845 48% 2,806 52% 3,039

MIXED USE - DAILY 36,746 50% 18,374 50% 18,372
MIXED USE - AM PEAK HOUR 1,543 58% 888 42% 655
MIXED USE - PM PEAK HOUR 3,479 47% 1,622 53% 1,857

DAILY COMPARISON 10,371 50% 5,186 50% 5,185
AM PEAK HOUR COMPARISON -2,172 91% -1,966 9% -206
PM PEAK HOUR COMPARISON 763 128% 980 -28% -217

DAILY COMPARISON -24,547 50% -12,273 50% -12,274
AM PEAK HOUR COMPARISON 350 46% 160 54% 190
PM PEAK HOUR COMPARISON -2,366 50% -1,184 50% -1,182

DAILY COMPARISON -14,176 50% -7,087 50% -7,089
AM PEAK HOUR COMPARISON -1,822 99% -1,806 1% -16
PM PEAK HOUR COMPARISON -1,603 13% -204 87% -1,399

PART D - CHANGE IN TRIPS BETWEEN THE MAX ALLOWABLE UNDER THE PROPOSED DESIGNATION AND THE MAX ALLOWABLE UNDER EXISTING

See Table 1D
See Table 1D
See Table 1D

TRIP GENERATION COMPARISONS BETWEEN THE UNDERLYING LAND USE AND THE PROPOSED LAND USE

OUT
SCALE

See Table 1A
See Table 1A
See Table 1A

PART C - MAXIMUM TRIPS FOR THE MIXED USE PROGRAM UNDER THE PROPOSED LAND USE DESIGNATION - AFTER COVENANTS

PART B - MAXIMUM TRIPS UNDER THE PROPOSED LAND USE DESIGNATION AS BUSINESS AND OFFICE - BEFORE COVENANTS

PART E - CHANGE IN TRIPS BETWEEN THE MAXIMUM ALLOWABLE UNDER THE PROPOSED DESIGNATION AND THE MIXED USE PROGRAM

PART F - CHANGE IN TRIPS BETWEEN THE MAXIMUM ALLOWABLE UNDER THE EXISTING LAND USE AND THE MIXED USE PROGRAM

PART A - MAXIMUM TRIPS UNDER THE EXISTING LAND USE DESIGNATION AS BUSINESS AND OFFICE AND INDUSTRIAL AND OFFICE

TABLE F-2C
DOLPHIN STATION

Dolphin Station
June 2007



29-Jun-07
ITE ITE 7TH EDITION DAILY IN

LAND USE LUC RATE OR FORMULA TRIPS % TRIPS % TRIPS
MULTI-FAMILY 1,050 DU 232 T = 3.77 (X) + 223.66 4,182 50% 2,091 50% 2,091
RETAIL 799,900 SQ. FT. 820 Ln (T) = 0.65 Ln (X) + 5.83 26,237 50% 13,119 50% 13,118
OFFICE 225,000 SQ. FT. 710 Ln (T) = 0.77 Ln (X) + 3.65 2,491 50% 1,246 50% 1,245
HOTEL 430 ROOMS 310 T = 8.92 (X) 3,836 50% 1,918 50% 1,918

 GROSS TOTAL TRIPS 36,746 50% 18,374 50% 18,372
ITE ITE 7TH EDITION AM IN

LAND USE LUC RATE OR FORMULA TRIPS % TRIPS % TRIPS
MULTI-FAMILY 1,050 DU 232 T = 0.29 (X) + 28.86 333 19% 63 81% 270
RETAIL 799,900 SQ. FT. 820 Ln (T) = 0.60 Ln (X) + 2.29 545 61% 332 39% 213
OFFICE 225,000 SQ. FT. 710 Ln (T) = 0.80 Ln (X) + 1.55 359 88% 316 12% 43
HOTEL 430 ROOMS 310 T = 0.78 (X) - 29.80 306 58% 177 42% 129

 GROSS TOTAL TRIPS 1,543 58% 888 42% 655
ITE ITE 7TH EDITION PM IN

LAND USE LUC RATE OR FORMULA TRIPS % TRIPS % TRIPS
MULTI-FAMILY 1,050 DU 232 T = 0.34 (X) + 15.47 372 62% 231 38% 141
RETAIL 799,900 SQ. FT. 820 Ln (T) = 0.66 Ln (X) + 3.40 2,469 48% 1,185 52% 1,284
OFFICE 225,000 SQ. FT. 710 T = 1.12 (X) + 78.81 331 17% 56 83% 275
HOTEL 430 ROOMS 310 Ln (T) = 1.20 Ln (X) - 1.55 307 49% 150 51% 157

 GROSS TOTAL TRIPS 3,479 47% 1,622 53% 1,857

SCALE

SCALE

OUT

OUT

TABLE F-2D
DOLPHIN STATION

TRIP GENERATION FOR THE PROPOSED MIXED USE DEVELOPMENT PROGRAM

SCALE

OUT

Dolphin Station
June 2007
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Each of the comparative trip generation analyses are summarized in Table F-3 to document 
the change in impact resulting from the proposed changes to the CDMP. 
 

Table F-3 – Comparative Trip Generation Summary 

Timeframe 
Underlying 

Allowable Land 
Use Designations 

Proposed Land Use 
Designation as 

Business and Office 

Proposed RAC 
Designation Creating a 

Mixed Use 
Development  

Change in Trips 
Between the Existing 

Land Use and the   
Proposed Mixed Use 

Program 

Change in Trips 
between the 

Proposed Land 
Use Designation 

and the Mixed 
Use Program  

 
Daily Trips 50,992 61,293 36,746 -14,176 -24,547  

AM Peak Hour Trips 3,365 1,193 1,543 -1,822  350 
PM Peak Hour Trips 5,082 5,845 3,479 -1,603  -2,366 

           

 
In summary, the proposed RAC Overlay Designation (on top of the conversion of the 
Amendment Site to Business and Office), would enable the development of a mixed use 
program, which in turn would result in a reduction in Daily and PM peak hour traffic impacts 
for the Amendment Site compared to the underlying allowable land use and the proposed 
land use as Business and Office. 
 
Current and Projected Levels of Service 
 
The adequacy of the roadway network surrounding the Amendment Site has been evaluated 
consistent with the Miami-Dade County Concurrency Management System.  A traffic 
concurrency analysis has been prepared to examine the concurrency status of the 
surrounding roadways consistent with the Miami-Dade County traffic concurrency criteria 
and guidelines.  Pursuant to the analysis performed herein using updated count data and 
supporting information from the Miami-Dade County Public Works Department, adequate 
capacity has been found to exist at the first directly accessed traffic count stations located 
adjacent to the Amendment Site.  Based upon the available roadway network, there are up 
to eight count stations that could be considered as the first directly accessed traffic count 
stations adjacent to the Amendment Site.  These have been evaluated pursuant to the 
cardinal distribution for TAZ 818.  Five secondary traffic count stations have also been 
evaluated to understand how the network will absorb the amendment trips.  Pursuant to the 
analysis of the surrounding roadway network, each traffic count station was found to 
maintain adequate available capacity to accommodate the traffic impacts from the proposed 
Amendment Site.  The addition of the 3,479 gross PM peak hour trips for the Amendment 
Site (as generated by the proposed mixed use development program), does not exceed the 
available roadway capacity assigned to each traffic count station consistent with the Miami-
Dade County CDMP.   
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Project Traffic Assignment 
 
The project traffic assignment to the surrounding study area roadways has been established 
pursuant to the Miami-Dade County Cardinal Distribution for Project Zone 818 (see Figure 
F-3A), using the adjacent street roadway network and the land use characteristics in the 
vicinity of the project site.  The PM peak hour project trips for the Amendment Site has been 
assigned to the surrounding roadway network consistent with the cardinal distribution 
analyses provided in the Long Range Transportation Plan.  The uses permitted within the 
54.196 acre site (pursuant to the underlying land use designation) have been found to 
generate more PM peak hour trips than would be permitted by the proposed amendment to 
the CDMP.  The change from Industrial and Office to Business and Office, along with the 
RAC Overlay Designation, permits a mixed use development program that results in an 
overall reduction in the PM peak hour trips for the amendment site as summarized below.    
 

• The uses permitted under the existing land use designation could generate up to 
5,082 PM peak hour trips. 

 
• The uses permitted under the proposed change to Business and Office could 

generate up to 5,845 PM peak hour trips. 
 

• The uses permitted under the proposed change to Business and Office along with 
the RAC Overlay Designation could generate up to 3,479 PM peak hour trips, which 
would reflect a reduction of 1,603 PM peak hour trips from the existing allowable 
uses, and a reduction of 2,366 PM peak hour trips from the proposed change to 
Business and Office alone.  

 
The cardinal distribution for the traffic concurrency analysis has been obtained from the 
Interim Year 2005 Cost Feasible Plan from the 2030 Long Range Transportation Plan (see 
Figure F-3B).  The assignment and distribution to the cardinal directions is provided on the 
following figures: 
 

• Figure F-3C - Year 2005 Cardinal Distribution and Assignment for Zone 818 
• Figure F-4 – Project Distribution at the Traffic Concurrency Count Stations 
• Figure F-5 – First Directly Accessed Traffic Count Stations 

 
Access into and out of the proposed amendment site would be provided along NW 111 
Avenue, NW 14 Street and NW 12 Street. 
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Source:  Cathy Sweetapple & Associates

Figure F-3A 
Location of Project Zone 818
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Figure F-3B
Cardinal Distribution for Zone 818 from Interim Year 2005 of the 2030 LRTP
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Miami-Dade County Year 2005 Cost Feasible Plan



Legend
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Figure F-3C
Cardinal Distribution and Assignment for Zone 818 from Interim Year 2005 of the 2030 LRTP

Dolphin Station
August 2007

Source:  Cardinal Directions have been obtained from the Miami-Dade Transportation Plan to the Year 2030 - Directional Trip 
Distribution Report, January 2005, Miami-Dade Interim 2005 Cost Feasible Plan.

     TRIP DISTRIBUTION

TAZ # 818

Trips 3,479 Trips

NNE 13.44% 468

ENE 18.13% 631

ESE 23.67% 823

SSE 17.56% 611

SSW 20.98% 730

WSW 3.92% 136

WNW 0.33% 11

NNW 1.97% 69

100.00% 3,479

 PHP TRIPS PHP TRIPS 
CARDINAL COUNT STATION REMAINING REMAINING
DIRECTION NUMBER AFTER D.O.'S PROJECT TRIPS AFTER PROJECT

NNE 2272 381 244 137
NNW, NNE and ENE 9408 839 416 423

SSW 2250 1480 139 1,341
SSW, SSE, ESE 9508 3363 2025 1,338

ENE 9510 2,478 368 2,110
ENE 9494 1,290 139 1,151
ESE 9508 See Station 9508 above  

WNW, WSW 9365 153 148 5

TOTAL TRIPS 3479

CARDINAL DISTRIBUTION

PROJECT:     Dolphin Station CDMP Amendment

ENE
Station 9510 - 10.57%
Station 9408 -   3.56%
Station 9494 -   4.00%

ESE
Stations 9508 and 2
23.67%

NNW
Station 9408 - 1.97%

SSW
Stations 9508 and 2242
16.98%
Station 2250 - 4.00%

WSW
Station 9365 
3.92%

WNW
Station 9365
0.33%

NNE
Station 2272 - 7.00%
Station 9408 - 6.44%

69 468

631

823

611730

136

11

SSE
Stations 9508 and 1218
17.56%
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Figure F-4 
Project Distribution at the Traffic Concurrency Count Stations
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Figure F-5
Traffic Concurrency Count Stations
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Traffic Concurrency Analysis 
 
A traffic concurrency analysis has been prepared to examine the adequacy of the 
surrounding roadways consistent with the Miami-Dade County traffic concurrency criteria 
and guidelines.  Consistent with staff requests for data and analysis, the traffic concurrency 
infrastructure analysis presented in Table F-4 reflects the information listed below. 
 

Traffic Count Data 
• Updated traffic counts for roadways under State jurisdiction reflect traffic count data 

from year 2006 using the most recent data available from FDOT.   
• Updated traffic counts collected in 2007 (by the Applicant) have been utilized for 

portions of NW 107 Avenue to account for potential changes to the traffic patterns 
resulting from the opening of the NW 97 Avenue bridge over SR 836 and the 
opening of the SR 836 extension. 

• Traffic counts for roadways under County jurisdiction reflect traffic count data from 
the most recently published July 24, 2007 Miami-Dade County traffic concurrency 
database. 

• See Attachment I for the traffic data utilized in the analysis.   
 
Maximum Service Volume 
• The adopted level of service standards and the maximum service volumes used for 

each count station are provided by Miami-Dade County pursuant to the July 24, 2007 
traffic concurrency database. 

• Maximum service volumes for the state roadways inclusive of the HEFT, SR 836, 
portions of NW 107 Avenue (and for improved segments of NW 12 Street) have been 
obtained from Table 4-4 for the Two-Way Peak Hour from the FDOT 2002 
Quality/LOS Handbook. 

 
Development Order Trips 
• The unbuilt and approved development order trips for each count station have been 

obtained from the July 24, 2007 Miami-Dade County traffic concurrency database. 
 
Project Assignment 
• The assignment of 100% of the proposed gross PM peak hour amendment trips is 

based upon the Miami-Dade County Cardinal Distribution for Project Zone 818 from 
the 2005 Cost Feasible Plan (see Figures F-3B, F-3C and F-4). 

• The attached Figure F-5 identifies the location of each of the eight first directly 
accessed traffic count stations surrounding the amendment site, along with the five 
secondary traffic count stations for a more complete analysis of surrounding traffic 
conditions.   

• The PM peak hour project trips resulting from the proposed Amendment Site are 
incorporated into the concurrency analysis, layering the amendment traffic onto 
existing and unbuilt committed development traffic. 

 
Total Traffic Conditions 
• The concurrency analysis presented in Table F-4 identifies the total traffic at each of 

the first directly accessed and secondary count stations and the remaining capacity 
still available after the addition of the amendment traffic. 
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Conclusions 
 
The determination of available capacity and level of service for each of the first directly 
accessed traffic count stations is made after incorporating project traffic from the proposed 
Amendment Site.  Pursuant to the Miami-Dade County Concurrency Management System, 
all study area traffic count stations on roadways adjacent to and surrounding the project site 
were found to operate at acceptable levels of service during the PM peak hour, accounting 
for existing traffic, previously approved committed development traffic, plus the project traffic 
for the proposed Amendment Site.  Available capacity and acceptable levels of service were 
also found to be maintained for the adjacent secondary count stations and study area 
roadway segments, demonstrating that the proposed amendment with the RAC overlay 
designation meets the applicable traffic concurrency standards from the Miami-Dade County 
Comprehensive Development Master Plan.  Based upon these findings, adequate existing 
transportation infrastructure and public transportation facilities are maintained to support the 
mixed use development program proposed by the RAC. 
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FISCAL IMPACTS 
ON INFRASTRUCTURE AND SERVICES 

 
 

On October 23, 2001, the Board of County Commissioners adopted Ordinance 01-163 
requiring the review procedures for amendments to the Comprehensive Development Master 
Plan (CDMP) to include a written evaluation of fiscal impacts for any proposed land use 
change.  The following is a fiscal evaluation of Application No. 3 to amend the 
Comprehensive Development Master Plan (CDMP) from county departments and agencies 
responsible for supplying and maintaining infrastructure and services relevant to the CDMP.  
The evaluation estimates the incremental and cumulative impact the costs of the required 
infrastructure and service, and the extent to which the costs will be borne by the property 
owners or will require general taxpayer support and includes an estimate of that support. 
 
The agencies used various methodologies to make their calculations.  The agencies rely on a 
variety of sources for revenue, such as, property taxes, impact fees, connection fees, user 
fees, gas taxes, taxing districts, general fund contribution, federal and state grants; federal 
funds, etc.  Certain variables, such as property use, location, number of dwelling units, and 
type of units were considered by the service agencies in developing their cost estimates 
 
 

Solid Waste Services 
 
Concurrency 
Since the DSWM assesses capacity system-wide based, in part, on existing waste delivery 
commitments from both the private and public sectors, it is not possible to make 
determinations concerning the adequacy of solid waste disposal facilities relative to each 
individual application.  Instead, the DSWM issues a periodic assessment of the County’s 
status in terms of ‘concurrency’ – that is, the ability to maintain a minimum of five (5) years of 
waste disposal capacity system-wide.  The County is committed to maintaining this level in 
compliance with Chapter 163, Part II F.S. and currently exceeds that standard by nearly four 
(4) years. 
 
Residential Collection and Disposal Service 
The incremental cost of adding a residential unit to the DSWM Service Area, which includes 
the disposal cost of waste, is offset by the annual fee charges to the user.  Currently, that fee 
is $439 per residential unit. For a residential dumpster, the current fee is $339.  The average 
residential unit currently generates approximately 3.0 tons of waste annually, which includes 
garbage, trash and recycled waste. 
 
As reported in March 2007 to the State of Florida, Department of Environmental Protection, 
for the fiscal year ending September 30, 2006, the full cost per unit of providing waste 
Collection Service was $437 including disposal and other Collections services such as, illegal 
dumping clean-up and code enforcement. 
 



Waste Disposal Capacity and Service  
The users pay for the incremental and cumulative cost of providing disposal capacity for 
DSWM Collections, private haulers and municipalities.  The DSWM charges a disposal 
tipping fee at a contract rate of $56.05 per ton to DSWM Collections and to those private 
haulers and municipalities with long term disposal agreements with the Department.  For non-
contract haulers, the rate is $73.90.  These rates adjust annually with the Consumer Price 
Index, South.  In addition, the DSWM charges a Disposal Facility Fee to private haulers equal 
to 15 percent of their annual gross receipts, which is targeted to ensure capacity in 
operations.  Landfill closure is funded by a portion of the Utility Service Fee charged to all 
retail and wholesale customers of the County’s Water and Sewer Department. 
 

Water and Sewer 
 
The Miami-Dade County Water and Sewer Department provides for the majority of water and 
sewer service throughout the county. The cost estimates provided herein are preliminary and 
final project costs will vary from these estimates.  The final costs for the project and resulting 
feasibility will depend on actual labor and material costs, competitive market conditions, final 
project scope implementation schedule, continuity of personnel and other variable factors.  
Assuming Application No. 3 is built as 3,004,551 square feet of commercial-retail space, the 
fees paid by the developer would be $417,633 for water impact fee, $1,682,549 for sewer 
impact fee, $1,300 per unit for connection fee, and $278,826 for annual operating and 
maintenance costs based on approved figures through September 30,2006.  
 

Table 3D 
Water and Sewer 

Proposed Potential Development 
Options 

Total Usage 
(gpd) Water Impact Fee Sewer Impact Fee Connection Fee Annual O&M Cost 

Commercial-Retail (961,456 sf) 96,146 $133,642 $538,415 $1,300 $89,224 
Multi-Family (915 du) 183,000 $254,370 $1,024,800 $1,300 $169,826 
Commercial-Retail (3,004,551 sq. ft.) 300,455 $417,633 $1,682,549 $1,300 $278,826 
Multi-Family (2,861 du) 572,200 $795,358 $3,204,320 $1,300 $531,009 

 
 

Flood Protection 
 
The Department of Environmental Resource Management (DERM) is restricted to the 
enforcement of current stormwater management and disposal regulations.  These regulations 
require that all new development provide full on-site retention of the stormwater runoff 
generated by the development.  The drainage systems serving new developments are not 
allowed to impact existing or proposed public stormwater disposal systems, or to impact 
adjacent properties.  The County is not responsible of providing flood protection to private 
properties, although it is the County's responsibility to ensure and verify that said protection 
has been incorporated in the plans for each proposed development. 
 
The above noted determinations are predicated upon the provisions of Chapter 46, Section 
4611.1 of the South Florida Building Code; Section 24-58.3(G) of the Code of Miami-Dade 
County, Florida; Chapter 40E-40 Florida Administrative Code, Basis of Review South Florida 
Water Management District (SFWMD); and Section D4 Part 2 of the Public Works Manual of 
Miami-Dade County.  All these legal provisions emphasize the requirement for full on-site 



retention of stormwater as a post development condition for all proposed commercial, 
industrial, and residential subdivisions.  
 
Additionally, DERM staff notes that new development, within the urbanized area of the 
County, is assessed a stormwater utility fee.  This fee commensurate with the percentage of 
impervious area of each parcel of land, and is assessed pursuant to the requirements of 
Section 24-61, Article IV, of the Code of Miami-Dade County.  Finally, according to the same 
Code Section, the proceedings may only be utilized for the maintenance and improvement of 
public storm drainage systems.  
 
Based upon the above noted considerations, it is the opinion of DERM that Ordinance No. 
01-163 will not change, reverse, or affect these factual requirements. 
 
 

Public Schools 
 
Application No. 3 will result in 881 additional students, thus, increasing operating costs by 
$5,769,669.  The number of students generated by the application will impact the elementary 
school capital costs by $7,846,227; the impacts to the middle and high schools remain 
unaffected. 
 
 

Fire-Rescue 
 
The Application site is expected to generate approximately 892.35 annual alarms.  Based on 
2006 data, the cost per alarm is estimated at $1,302, which results in a total fiscal impact of 
$1,161,840.  In comparison, the projected Fire-Rescue Tax Revenue is expected to be 
$161,265, based on an estimated property assessment of $61,810,910.  Thus, the 
Application will generate $1,000,575 more in services than the revenue generated from the 
Fire-Rescue Tax.  This will represent a net loss for Miami-Dade County. 
 
 



 
 
 
 

THIS PAGE INTENTIONALLY LEFT BLANK 

  



APPENDIX F 
 

Draft Declaration of Restrictions 
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Photos of Application Site 
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View of subject site looking southwest from NW 14 Street 
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