
 

Application No. 3 
Commission District 3     Community Council 8  

APPLICATION SUMMARY 
 
Applicant/Representative:  Urban League of Greater Miami, Inc.g / Jeffrey 

Bercow, Esq. and Matthew Amster, Esq. 
 

Location: An area between NW 51 and NW 53 Streets and 
between NW 23 and NW 24 Avenues 

Total Acreage:  5.50 Gross Acres; + 4.89 Net Acres w/ROW;  
4.53 Net Acres w/o ROW 

Current Land Use Plan Map Designation:
 

Medium Density Residential (13-25 DU/Gross 
Ac) 
 

Requested Land Use Plan Map 
Designation: 

Medium-High Density Residential (25-60 
DU/Gross Ac) 

Amendment Type:  Small-scale 
Existing Zoning District/Site Condition: RU-2 (Two-family residential structure on a 

7,500 sq. ft. net lot)/Parcel A is vacant and 
Parcels B & C have a total of 38 dwelling units  

 
RECOMMENDATIONS 
 
Staff: DENY (February 25, 2008) 

 
North Central Community Council (CC 8):  
 

TO BE DETERMINED (March 26, 
2008) 

Planning Advisory Board (PAB) acting as Local 
Planning Agency: 
 

TO BE DETERMINED (April 28, 2008) 

Board of County Commissioners: TO BE DETERMINED (May 29, 2008) 
 

Final Recommendation of PAB acting as Local 
Planning Agency: 
 

TO BE DETERMINED 

Final Action of Board of County Commissioners: TO BE DETERMINED 
 
Staff recommends Denial of the proposed small-scale amendment to redesignate the subject 
property from “Medium Density Residential Communities” (13 to 25 dwelling units per gross 
acre) to “Medium-High Density Residential Communities” (25 to 60 dwelling units per gross 
acre) on the Land Use Plan (LUP) map of the Comprehensive Development Master Plan 
(CDMP) based on the staff analysis as summarized in the Principal Reasons for 
Recommendations below: 
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Principal Reasons for Recommendations: 
 

 
1. The applicant is requesting a redesignation from “Medium Density Residential 

Communities” (13 to 25 dwelling units per gross acre) to “Medium-High Density 
Residential Communities” (25 to 60 dwelling units per gross acre) on the Land Use 
Plan (LUP) map for a 5.5 gross acre site that is near the proposed town center for 
Brownsville and is adjacent to existing subdivisions comprised of single family homes 
and duplexes. The application site consists of three parcels and the road right-of-way 
(ROW) for NW 52 Street.  Parcel A (2.07 acres), the largest of the three parcels, is 
located at the southeast corner of NW 24 Avenue and NW 53 Street and is bisected by 
NE 52 Street.  Parcel B (1.35 acres) is located on the south side of NW 52 Street in 
the middle of the block between NW 23 and NW 24 Avenues and fronts on NW 51 
Street.   Parcel C (0.90-acres) is situated east of, and adjacent, to Parcel B and also 
fronts NW 51 Street.   The applicant is also proposing that the portion of NW 52 Street 
within the application boundaries be closed and that its ROW (0.36 acres) be made 
available for development. Based on the requested redesignation a total of 330 
dwelling units could be build on the property, however, the applicant has proffered a 
covenant that would limit the total number of dwelling units to 280 (approximately 56 
dwelling units per gross acre) or the number of units that could be built under any 
rezoning initiate by Miami-Dade County if more. 

 
As described in the application, the development will consistent of a combination of 
high-rise and low-rise buildings to provide affordable and elderly housing units.  The 
taller buildings would be located on the north side of the property, then transition 
downward to low-rise townhouses or single-family homes on the south side.  However, 
the applicant has not provided a covenant limiting the proposed project to this 
development pattern. 

 
The compatibility of the proposed land use change varies depending on the adjacent 
property. The requested land use change is compatible with Mildred and Claude 
Pepper Towers and Ward Towers, 12 and 15 story high-rise apartments respectively, 
which located north and northeast of the application site. A compatibility problem will 
exist with building a project with 56 dwellings per gross acre adjacent to single family 
dwellings that are located immediately south, east and west of the site in the Cameron 
Little Farms, 54 Street Terrace and Glenwood Heights subdivisions.  The problem with 
higher densities on the northern parcel is the compatibility with the single-family 
dwellings to the west along NW 24 Avenue in the Glenwood Estates Subdivision and 
the single–family dwellings and duplexes to the east in the 54 Street Terrace 
Subdivision.   
 
The development pattern that the applicant is proposing plus the provision of 
transitional areas between Parcel A and the adjacent single-family and duplex areas 
would result in a building or buildings that would be extremely high for the area. 
Assuming that rowhouses at 18 units per acre are built on Parcels B and C and the 
eastern and western quarters of Parcel A and the ROW for NW 52 Street, a total of 77 
dwellings would be developed on 4.285 acres leaving a total of 1.215 acres for the 
high-rise building or buildings.  Since the applicant is requesting 280 units, 203 units 
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would have to be developed on a 1.215-acre area, which would require a building or 
buildings with at least 16 stories.  If Parcels B and C plus the transitional areas on 
parcel A are developed with lower density buildings such as townhouses, duplexes 
and single-family, even more than 203 dwelling units would have to be built in the 
central portion of the northern parcel, which would result in a tower or towers even 
higher than 16 stories.  A building or buildings that are 16 or more stories in height is 
not compatible with the neighborhood.  Especially, since the high-rise structure or 
structures would not front a major roadway such as NW 54 Street.  
 

2.  The current designation of “Medium Density Residential Communities” (13 to 25 
dwelling units per gross acre) could allow a substantial development on the site 
without doing an amendment to the LUP map for “Medium-High Density Residential 
Communities” (25 to 60 dwelling units per gross acre).  A total of 187 dwelling units 
(approximately 34 DU per gross acre) could be developed under the existing 
designation by utilizing the special bonus provisions in the CDMP text on the 5.5-acre 
application site. 

  
The CDMP text has three provisions that may allow densities to be increased above 
the maximum of 25 dwelling units per gross acre for “Medium Density Residential 
Communities” without this application if certain conditions are met. One provision 
allows residential development at a density up to 17-percent above the maximum 
density when the developer is a non-profit housing provider and when no less than 30-
percent of the units are priced as low- and very-low-income households, which would 
result in a density of 29 dwelling units per gross acre.  Utilizing the workforce-housing 
bonus of 25 percent, a density 31 dwelling units per gross acre could occur on this 
site.  
 
The mixed-use development provisions could allow a density of 36 dwelling units per 
gross acre in vertical mixed-use structures on the portion of the subject property 
located in the transit corridor along NW 54 Street, Parcel A and the ROW for NW 52 
Street.  According to page 25 of the Model City/Brownsville Design Charrette, the 
citizens requested in this area requested more basic services such as transportation 
and medical facilities as well as gathering areas and places to shop that are within 
walking distances.  A mixed-use development could provide these uses. 

 
3. As stated in the application, the applicant intends to file a petition to close the portion 

of NW 52 Street located within the boundaries of the application site. The applicant 
would like to close the western portion (approximately 300-feet) of NW 52 Street that 
bisects “Parcel A” in order to consolidate the three parcels and maximize the design 
and development of the subject site. Staff is opposed to this proposed partial road 
closure as it is inconsistent with: a) Policy LU-7D of the Land Use Element which 
states that “redevelopment of property within ½-mile of existing or planned mass 
transit stations and bus routes shall not cause an increase in walking distances”; b) the 
CDMP Guidelines for Urban Form which states that “pedestrian and vehicular traffic 
networks should serve as physical links between neighborhoods”; c) the Urban Center 
concepts of the CDMP, in which streets shall be designed for pedestrian mobility, 
interest, safety and comfort as well as vehicular mobility: and d) the “pedestrian 
friendly” urban design guidelines identified in the charrette.   
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Also, Policy TC-2D states that the County shall not vacate zoned rights-of-way unless 
the right-of-way is not required for present or future public use. This proposal for 
closure would affect a roadway that is being currently used by the public, especially 
the residents living on the blocks facing NW 52 Street between the application site and 
NW 22 Avenue. The one and one-half blocks of NW 52 Street between the application 
site and NW 22 Avenue are lined with ten single-family dwellings, three duplexes, two 
public housing projects including the 15-story Ward Tower for senior citizens and 
community facilities.  Staff believes the applicant can maximize development of the 
subject site, compliment the existing and adjacent residences, and support the town 
center proposed in the charrette for the area around the Caleb Center without the 
requested road closure.  A separate process exists for closing roads, which requires a 
road closing petition to be submitted to the Public Works Department. 

 
4. While Parcel A is currently vacant, Parcels B and C contain 38 dwelling units in duplex 

structures. The staff recommends that the applicant appropriately phase any proposed 
development on the application site by developing Parcel A prior to redevelopment of 
Parcels B and C.  This approach would provide the residents of Parcels B and C an 
opportunity to relocate in the area. 

 
5. The Community Planning Section of the Department of Planning and Zoning is 

developing with community input a new zoning district for this area, the Model City 
Urban Center District.  This zoning district would implement the CDMP's urban center 
guidelines for this application site.  Approval of the proposed plan amendment to the 
Land Use Plan map to redesignate the subject property to “Medium-High Density 
Residential Communities” is premature.  

 
6. The requested land use change is inconsistent with the recommendations of the Model 

City/Brownsville Design Charrette Area Plan for this property. The applicant is 
requesting a redesignation to ”Medium-High Density Residential Communities” (25 to 
60 dwelling units per gross acre) on the Land Use Plan (LUP) map of the CDMP.  
However, the charrette specifically identifies the application site for redevelopment for 
townhouses, apartments and single-family detached units, at a substantially lower 
density than is being requested by the applicant.   

 
7. Policy LU-8E of the Land Use Element of the CDMP requires that applications 

requesting amendments to the Adopted 2015 and 2025 CDMP Land Use Plan map be 
evaluated according to factors such as the proposed application’s ability to satisfy a 
deficiency in the LUP map to accommodate projected population or economic growth 
in the County, impacts to County services, compatibility with abutting and nearby land 
uses, impacts to environmental and historical resources, and the extent to which the 
proposed CDMP land use amendment would promote public transit ridership and 
pedestrianism. 

 
• The requested land use change does not satisfy a deficiency in the Plan map to 

accommodate projected population or economic growth of the County. There 
are currently 5,171 dwelling units within Minor Statistical Area 4.2 (the 
application site), of which 64% are estimated for multi-family housing. The 
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depletion for single-family and multi-family land is projected to accommodate 
demand through 2023. 

 
• The requested land use change does not generally enhance or impede 

provision of services at or above adopted LOS Standards. The Water and 
Sewer Department has determined that the estimated flows, based upon a 
maximum of 330 residential units, will not significantly impact established levels 
of service. The Fire-Rescue Department estimates a severe impact to fire-
rescue services until the completion of Station No. 67, located at 1275 NW 79 
Street, in 2011. A severe impact occurs when a project generates 100 or more 
additional alarms. Miami-Dade Public Schools projects that the 83 additional 
students generated from the application would not increase the Florida 
Inventory of School Houses (FISH) capacity of area schools. 

 
• As stated in Reason No.1, there are compatibility problems with the proposed 

application site. 
  

• The requested land use change does not enhance or degrade environmental or 
historical resources, features or systems of County significance. The 
Department of Environmental Resources Management (DERM) has indicated 
that specimen trees may exist on the application site, of which the applicant is 
required to obtain the appropriate permits prior to removal or relocation. There 
are no historical resources on the application site. 

  
• The requested land use change is located in a planned Urban Center and is 

situated within 1/4 mile of an existing transit station, exclusive busway stop, 
transit center, or standard or express bus stop served by peak period headways 
of 20 or fewer minutes.  The application site is approximately ¼-mile east of the 
Brownsville Metrorail Station, which located at NW 27 Avenue and NW 54 
Street.  MetroBus Route 22 with stops along NW 22 Avenue at NW 51, 53 and 
54 Streets serves the application site with peak headways of 15 minutes.  The 
application would promote transit ridership and pedestrianism. 

 
The application satisfies some of the evaluation factors of Policy LU-8E such as 
public services, environmental and historic resources and promotion of transit 
ridership and pedestrianism.  However, the application does not satisfy the key 
factor of compatibility or address a housing deficiency in the MSA.  

 
 

October 2007 Cycle 3-5 Application No. 3 



STAFF ANALYSIS 
 
Application Site  
 
The application site is comprised of three parcels, for a total of 5.50-acres, bounded by 
NW 53 Street on the north, NW 51 Street on the south, NW 23 Avenue on the east and 
NW 24 Avenue on the west in the Brownsville neighborhood.  Parcel A (2.07 acres), the 
largest of the three parcels, is located at the southeast corner of NW 24 Avenue and 
NW 53 Street and is bisected by NE 52 Street.  Parcel B (1.35 acres) is located on the 
south side of NW 52 Street in the middle of the block between NW 23 and NW 24 
Avenues and fronts on NW 51 Street.   Parcel C (0.90 acres) is situated east of, and 
adjacent, to Parcel B and also fronts NW 51 Street.   The applicant is also proposing 
that the portion of NW 52 Street within the application boundaries be closed and that its 
ROW (0.36 acres) be made available for development.  The application site is 
designated “Medium Density Residential Communities” (13 to 25 dwelling units per 
gross acre) on the Land Use Plan (LUP) map of the CDMP. 
 
The applicant proposes to construct a combination of high-rise and low-rise buildings to 
provide affordable and elderly housing units.  The high-rise buildings would be located 
on the north side of the property, then transition downward to low-rise townhouses or 
single-family homes on the south side.  The applicant also proposes to close the portion 
of NW 52 Street, which bisects Parcel A in order to effectively utilize the three parcels.  
However, the applicant has not provided a covenant limiting the proposed project to this 
development pattern.  Parcel A is currently undeveloped and Parcels B and C comprise 
the Superior Manor Apartments, 38 one-story, duplex apartments in the “Joy” and 
“Cameron’s Little Farm” subdivisions currently owned and operated by the Urban 
League.  The Land Use Plan (LUP) map of the Comprehensive Development Master 
Plan (CDMP) designation for all three parcels is “Medium Density Residential” (13-25 
DU/gross acre). All three parcels are zoned RU-2 (Two-Family Residential District). 
 
The application site is located in Miami-Dade County’s Central Enterprise Zone, which 
offers financial incentives—State and County tax exemptions—for businesses that 
locate or expand within the enterprise zone.  These incentives are intended to 
encourage investment and job opportunities for residents in economically distressed 
neighborhoods.   
 
Model City/Brownsville Charrette  
The application site is located within the “Model City/Brownsville Charrette” area.  The 
charrette was the result of a series of community meetings held in the spring and fall of 
2003, whose mission was to provide a unified vision for the residential and commercial 
renaissance of Model City/Brownsville, and to serve as the guiding framework to 
implement the charrette’s vision.  The charrette area is generally bounded by: Martin 
Luther King Jr. Boulevard/NW 62 Street on the north, State Road 112 and NW 41 Street 
on the south, NW 17 and NW 19 Avenues on the east, and NW 35, NW 32 and NW 27 
Avenues on the west.   
 

October 2007 Cycle 3-6 Application No. 3 



The entire charrette area is also known as the Model City Neighborhood Revitalization 
Strategy Area (NRSA). The Miami-Dade County Office of Community and Economic 
Development (OCED) is coordinating revitalization efforts throughout the NRSA. In fact, 
OCED at one time provided the Urban League funds for rehabilitating the 38 dwelling 
units on the application site. 
 
One of the key features of the charrette area is a proposed “town center,” centered on 
the Joseph Caleb Community Center, located on the northwest intersection of NW 54 
Street and NW 22 Avenue.  The application site is located within the town center’s one-
half mile radius.   The town center is intended to provide residents with an expanded 
library, post office, meeting spaces and other services; NW 54 Street, the town’s “main 
street,” is proposed to be pedestrian friendly and lined with mixed-use buildings.  The 
charrette specifically identifies the application site for redevelopment with a combination 
of townhouses, apartments and single-family detached units; a small, linear “green” in 
the middle of the northern block would connect the Mildred and Claude Pepper Towers 
with a lower central green, to provide additional recreational space for area seniors. 
 
Declaration of Restrictions 
The existing land use designation would allow a maximum of 138 units on the property, 
and the requested land use designation would allow a maximum of 330 units.  However, 
the applicant has proffered a Declaration of Restrictions (covenant) limiting the number 
of units to be developed on the property to 280 units, unless the property is rezoned a 
Community Urban Center or other zoning classification that would permit additional 
residential units, in which case the restriction shall not apply.  
 
Adjacent Land Use and Zoning 
 
The subject site and adjacent properties to the north, south, east and west are  also 
designated “Medium Density Residential” on the Land Use Plan map of the CDMP.  
These properties are mostly comprised of one-story single-family detached and 
attached residences, and vacant lots.  The Mildred and Claude Pepper Towers, a 12-
story high-rise apartment complex bounded by NW 54 and NW 53 Streets, and NW 23 
and NW 24 Avenues, is immediately north of the subject site.  Most of the land to the 
immediate south of the subject site is vacant and owned by OCED, with the remaining 
homes concentrated along NW 23 Avenue and NW 50 Street; Brownsville Middle 
School is located on the south side of NW 50 Street.  The land area east of the subject 
site is primarily comprised of single-family detached and single-family attached homes.  
Ward Towers, a 16-story high-rise residential tower, and its associated low and mid-rise 
residential buildings, occupies the block bounded by NW 54 and NW 52 Streets and 
NW 22 and NW 23 Avenues.  The complex includes an assisted living facility owned 
and managed by the Miami-Dade County Housing Authority.  Single-family detached 
homes and Corporate Academy North, an alternative school in the  Miami-Dade County 
Public School System, are located west of the subject site. 
 
A variety of existing residential zoning districts surround the application site.  The 
existing zoning north of the subject site, the Mildred and Claude Pepper Towers and 
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Ward Towers, is RU-4 (High Density Apartment House District; 50 units/net acre).  Lots 
to the immediate south, east and west are RU-2 (Two-Family Residential District; 7,500 
sq. ft.).  The northern portion of the block bounded by NW 50 and NW 52 Streets and 
NW 24 and NW 25 Avenues, primarily the Corporate Academy, is zoned RU-2.  On the 
southern portion of the block, those lots fronting NW 24 Avenue at NW 50 Street are 
zoned RU-2; the corner lot at the intersection of NW 25 Ave and NW 50 Street is zoned 
RU-3 (Four Unit Apartment House District; 7,500 sq. ft. net), and the remaining lots 
fronting NW 50 Street zoned RU-4.   
 
Land Use and Zoning History 
 
The Neighborhood Division of the Metropolitan Dade County Planning Department 
conducted a neighborhood study of  “Model City Area” between 1982 and 1983, based 
upon an earlier study conducted in the early 1970s.  The study area was bounded by: 
NW 79 Street on the north, the Airport Expressway/State Road 112 on the south, the 
Miami City Limits on the east and the Hialeah City limits on the west.  The intent of the 
three-part, comprehensive planning study was to provide a more detailed guide for the 
area’s future improvement. 
 
The “Model City Area” study recognized that activities at the Caleb Center, Ward 
Towers and the Brownsville Metrorail Station would influence the neighborhood’s 
revitalization, and recommended commercial redevelopment on NW 54 Street.  The 
study also recommended townhouses and garden apartments, up to four stories tall, 
east of the Brownsville Metrorail Station.  The study identified the 10-acre area bounded 
by NW 51 and NW 53 Streets and NW 23 and NW 24 Avenues (Parcel 11C) primarily 
occupied by duplexes, with a few single family homes, and recommended that the 
zoning be changed from the obsolete RU-3B to RU-3M (or 12.9 units per acre) in 
conformance with the land use plan. The BCC implemented this plan for the application 
site when it passed and adopted on December 18, 1986 (Resolution No. Z-293-B-86) 
the request by the Building & Zoning and Planning Departments for a district boundary 
change from RU-3B (Bungalow Court) and BU-1 (Neighborhood Business) to RU-2 
(Two Family Residential) for the area bounded by NW 51 and NW 53 Streets and NW 
23 and NW 24 Avenues. 
 
Six other rezonings have been associated with the application site.  Four zoning actions 
are associated with Parcel A.  On August 16, 1949 (Resolution No. 3326), the BCC 
denied a zoning change on Parcel A from BU-2A (Special Business, masonry) to BU-3A 
(Liberal Business, masonry), a special permit for a contractor’s storage yard and to 
permit the completion of filling an existing pit on the property.   On April 14, 1960, the 
BCC (Resolution No. 4919) denied a zoning change from RU-2 (Two Family 
Residential) to RU-3B (Bungalow Courts) or a special permit to allow bungalow court 
housing.  However, on June 2, 1960 (Resolution No. 5242), upon petition of the denial, 
the BCC approved the requested zoning change.  And on April 9, 1980 (Resolution No. 
4-ZAB-136-80), the Metro Dade County Zoning Appeals Board (ZAB) passed and 
adopted a non-use variance of zoning and subdivision regulations with several 
conditions.  On February 13, 1979 (Resolution No. 4-ZAB-59-78), the ZAB approved 
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and adopted a special exception and variances for Parcel B with conditions.  And on 
January 14, 1980 (Resolution No. 4-ZAB-19-80), the ZAB approved and adopted a 
special exception and non-use variances on Parcel C with conditions. 
 
Supply & Demand 
 
Residential Land Analysis 
Vacant residential land in the Analysis Area, Minor Statistical Area (MSA) 4.2, in 2007 is 
estimated to have a capacity for approximately 5,171 dwelling units, of which 64 percent 
is estimated for multi-family units.  The annual average demand is projected to increase 
from 38 units per year in the 2007-2010 period to 902 units per year in the 2020-2025 
period.  An analysis of the residential capacity without differentiating by type of units 
shows absorption occurring by the year 2023 (See Table below).  The depletion for 
single-family type units is projected to be in 2021.  The supply of multi-family land is 
projected to accommodate demand beyond 2025. 
 

Residential Land Supply/Demand Analysis 
2007 to 2025 

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 1,877 3,294 5,171 
DEMAND 2007-2010 24 14 38 
CAPACITY IN 2010 1,805 3,252 5.057 
DEMAND 2010-2015 60 36 96 
CAPACITY IN 2015 1,505 3,072 4,577 
DEMAND 2015-2020 180 111 291 
CAPACITY IN 2020 605 2,517 3,122 
DEMAND 2020-2025 559 343 902 
CAPACITY IN 2025 0 802 0 
DEPLETION YEAR 2021 2025+ 2023 
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, 2008. 

 
 

October 2007 Cycle 3-9 Application No. 3 



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) 7.0 feet 

Stormwater Management On-site retention  
(5-year storm) 

Drainage Basin C-6 Canal 
Federal Flood Zone X 

Outside the 100-year floodplain, no base 
elevations shown 

Hurricane Evacuation Zone NO 
Biological Conditions

Wetlands Permits Required NO 
Native Wetland Communities NO 
Specimen Trees YES 
Natural Forest Communities NO 

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

 
 
Drainage and Flood Protection
A retention/detention system adequately designed to contain the run-off generated by a 
5-year storm event onsite is required for this application.  According to DERM an off-site 
discharge of stormwater from any proposed development on the subject property shall 
not be acceptable. A Surface Water Management Permit and any others required by 
local or state agencies must be obtained prior to any development of the site. 
 
Specimen Trees 
The application site may contain specimen-sized trees (trunk diameter greater than 18 
inches) that must be preserved according to Section 24-49 of Miami-Dade County 
Code.  A Miami-Dade County Tree Removal Permit is required prior to the removal or 
relocation of any tree that is subject to the Tree Preservation and Protection provisions 
of Section 24-49.2 and 24-49.4 of the Code. 
 
Water and Sewer  
 
Water Supply 
The Biscayne Aquifer is the primary water supply source for the millions of people living 
in South Florida.  However, overuse of this aquifer has resulted in lowered water levels 
in the Everglades, which is inconsistent with the goals of the Comprehensive 
Everglades Restoration Project (CERP).  To aid in the CERP effort, the South Florida 
Water Management District (SFWMD) in 2005, promulgated new rules that prohibited 
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future withdrawals from the Biscayne Aquifer to accommodate future development.  The 
SFWMD requires that all future development be linked to new water supply sources, 
either through alternative water supply or reuse projects. 
 
On November 15, 2007, the Governing Board of the South Florida Water Management 
District (SFWMD) approved Miami-Dade Water and Sewer Department’s (WASD) 20-
year water consumptive use permit (CUP).  WASD’s implementation of a number of 
alternative water supply and reuse projects is an essential component of the water 
CUP.  As stated above, all future growth in the County must rely on water from 
alternative sources or Biscayne water, which has been replenished by reused or 
reclaimed water.  In April 2007, the Board of County Commissioners (Board) adopted 
alternative water supply and reuse projects into the Capital Improvements Element of 
the CDMP in the amount of $1.6 billion dollars.  This commitment by the Board fully 
funds the projects, which are outlined in the Lower East Coast Regional Water Supply 
Plan and the CUP.  A summary of these projects can be found in the April 2007 Cycle 
Applications to Amend the CDMP Application No. 16 (Water Supply Facilities 
Workplan).  Figure 5-1 included in Final Water Supply Facilities Work Plan, included as 
Appendix A, indicates that the County, through water conservation and alternative water 
supply and reuse projects, will maintain a yearly surplus of water (over and above the 
base water allocation from the Biscayne Aquifer) to accommodate the normal expected 
growth of the County.   
 
The assessment of available water supply, as it relates to comprehensive plan 
amendments, is difficult given that no specific timing of the development.  Therefore, to 
determine if adequate water supply will be available for the proposed amendment, an 
assumption of four years from final comprehensive plan amendment approval is made.  
This timeframe allows for rezoning of the property, platting of property, permitting and 
construction.   
 
The water demand from Application 3 is estimated at 66,000 gallons per day (gpd).  
This represents an increase of 38,600 gpd above what would be estimated if the site 
were fully developed under its current designation.  The Table 5-2 - Finished Water 
Demand by Source (Application 16 filed in the April 2007 CDMP Amendment Cycle) of 
the Water Supply Facilities Work Plan indicates that there will be sufficient water supply 
to accommodate the normal growth of the County through the year 2030. 
 
It should be noted that WASD is developing an allocation system to track water 
demands from platted and permitted development.  This system will correspond to the 
system used by DERM to track sewer flows to pump stations and wastewater treatment 
facilities.  The water allocation system requires all development within the WASD utility 
service area to obtain a letter from WASD stating that adequate water supply capacity is 
available for the proposed project prior to approval of development orders.  WASD’s 
water allocation system is anticipated to be operational in mid to late 2008. 
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Potable Water Facilities 
The County's adopted level of service (LOS) standard for water treatment requires that 
The regional treatment system operate with a rated maximum daily capacity of no less 
than 2 percent above the maximum daily flow for the preceding year, and an average 
daily capacity 2 percent above the average daily system demand for the preceding 5 
years.  The water treatment plant servicing the application site area is WASD’s 
Hialeah/Preston Water Treatment Plant.  Based on 12-month data provide by DERM, 
the water treatment plant currently has a rated treatment capacity of 225.0 mgd and a 
maximum plant production of 201.1 mgd.  As a result, this treatment plant has 23.90 
mgd or 10.6% of treatment plant capacity remaining.  Additionally, this plant has a 12-
month average day demand of 146.8 mgd, which is well within 2 percent of the plant’s 
199.2 mgd permitted annual average withdrawal, and therefore meets the LOS standard 
for water treatment facilities. 
 
Potable water service is provided to the site by an existing 8-inch water main on NW 24 
Avenue.  These lines are owned and operated by WASD.  The proposed land use, if 
fully developed, would allow approximately 330 multi-family units with an estimated 
water demand of 66,000 gallons per day (gpd).  This water demand is approximately 
38,600 gpd above what could currently be built on the site.  The demand of 66,000 gpd 
would decrease the 23.90 mgd treatment plant capacity to 23.83 (9.4%); therefore, the 
treatment plant capacity would continue to meet the LOS standard for water treatment 
plant facilities. 
 
Wastewater Facilities 
The County's adopted level of service (LOS) standard for wastewater treatment and 
disposal requires that the regional wastewater treatment and disposal system operate 
with a capacity that is two percent above the average daily per capita flow for the 
preceding five years and a physical capacity of no less than the annual average daily 
sewer flow.  The wastewater effluent must also meet all applicable federal, state, and 
county standards and all treatment plants must maintain the capacity to treat peak flows 
without overflow.  Ultimate disposal of sewage flows from the application site is the 
Central District Wastewater Treatment Facility, which has a design capacity of 143.0 
mgd and an 12-month average flow (ending November 2007) of 115.27 mgd or 80.6% 
of the plant’s design capacity.  
 
The closest public sanitary sewer line is an existing 8-inch gravity main abutting the 
property along NW 24 Avenue.  Based upon a residential development scenario of 330 
units, it is estimated that the sewage demand for this site will yield 66,000 gpd.  These 
estimated flows will increase the 115.34 mgd treatment plant flow; a level that will not 
exceed the established level of service.  These estimated flows could be lower should 
the proffered covenant be accepted. 
 
The application site is currently being served by public sanitary sewer facilities.  The 
closest public sanitary sewer line to the subject property is an existing 8-inch gravity 
main abutting the property along N.E. 209 Street.  Data provided by DERM indicates 
two pump stations, numbers 30-0018 and 30-0001, would be impacted by sewage flows 
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from the application site.  According to DERM, these pump stations are operating within 
mandated criteria set forth in the Florida Department of Environmental Protection 
consent decree. 
 
Solid Waste 
 
The application site is located inside the Department of Solid Waste Management 
(DSWM) waste service area for garbage and trash collections.  The adopted LOS 
standard for the County Solid Waste Management System is to maintain sufficient 
waste disposal capacity to accommodate waste flows committed to the System through 
long-term contracts or interlocal agreements with municipalities and private waste 
haulers, and anticipated uncommitted waste flows, for a period of five years.  The 
DSWM routinely maintains 5-years of committed capacity for its waste flows.  A review 
of the application by the DSWM indicates that development of this site will have minimal 
impact on the current capacity and will not cause the LOS standard for solid waste to be 
exceeded. 
 
The closest DSWM facility is located at the West Little River Trash and Recycling 
Center, located at 1830 NW 79 Street, which is approximately two miles from the 
subject property.  Under the DSWM’s current policy, only residential customers paying 
the annual waste collection fee and/or the Trash and Recycling Center fee are allowed 
the use of this type of facility.  The DSWM has indicated that the request will have 
minimal impact on collection services and that the DSWM is capable of providing the 
necessary disposal service for this application.   
 
Parks 
 
The LOS standard for the provision of recreation open space provides for 2.75 acres of 
local recreation open space per 1,000 permanent residents in unincorporated areas; 
and adds that the county must provide open space of five acres or larger within three 
miles from a residential area.  The subject property is located within Park Benefit District 
(PBD) 1, which has a surplus capacity of 417 acres of local recreation open space.  
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 
749 persons, thus requiring an estimated total of 2.06 acres of park land [(2.75/1000) = 
0.00275 * number of projected population increase].  PBD 1 surplus capacity is 
sufficient to meet the estimated 2.06 acres of park land necessary to meet the adopted 
recreation open space LOS standard for the application site.   
 
The closest park to the application site is Olinda Park, a six acre staffed park with a 
small recreation center; the park is heavily programmed and no expansion or 
improvements are currently planned.  The following table depicts county-owned local 
recreation parks within a 3.5-mile radius of the application site. 
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County Parks within a 3.5 mile radius of the Application Site 

 
Name  Address Classification  Acres 
Little River Park 10525 NW 24 Ave Community Park 9 
Miami Shores Optimist Club 10915 NW 14 Ave Single Purpose Park 9.0  
Broadmoor Park 8731 NW 35 Ct Neighborhood Park 2.0 
West Little River Elementary 2450 NW 84 St  LT 1.  
Gwen Cherry Park 7090 NW 22 Ave Community Park 39.0 
Fernville Park 8517 NW 14 Ct Mini-Park LT 1 
Arcola Park 1680 NW 87 St Community Park 4.0 
Area 222 769 NW 73 St Mini-Park 1 
Arcola Lakes Park 1301 NW 83 St Community Park 19 
Soar Park 120 NW 83 St Community Park 3 
Alonzo Kelly Park 1455 NW 67 St Mini-Park 1 
Area 226 875 NW 70 St Mini-Park 1 
Area 227 NW 59 St / 15 Ave Mini-Park 1 
Claire Rosichan Park 2450 NW 57 St Mini-Park LT 1 
Northwest Highlands Park 2361 NW 67 St Mini-Park 1.0 
Area 223 6920 NW 18 Ave Mini-Park 1.0 
Drew Park NW 60 St / 17 Ave Neighborhood Park 4.00 
Partners Park 5536 NW 21 Ave Neighborhood Park 6.00 
Martin Luther King Memorial Park 6160 NW 32 Ct Community Park 10.00 
Area 225 3023 NW 58 St Mini-Park LT 1 
Gladeview Park 6815 NW 31 Ave Mini-Park 1.00 
Glenwood Park 3155 NW 43 St Mini-Park 1.00 
Jefferson Reaves, Sr. Park 3100 NW 50 St Community Park 2.00 
Rocky Creek Park 3305 SW 48 Ter Mini-Park LT 1 
Olinda Park 2101 NW 51 St Community Park 6.00 
Marva Y. Bannerman Park & Pool 4830 NW 24 Ave Community Park 4.00 
Larchmont Park 406 NW 85 St Neighborhood Park 4.00 
27th Avenue Teen Center (Boxing) 6940 NW 27 Ave Single Purpose Park 1.00 
Melrose Park 3050 NW 35 St Neighborhood Park 3.00 
 
Source: Department of Park and Recreation, February 2008 

 
 
Fire-Rescue 
 
The subject site is currently served by Miami-Dade Fire-Rescue Station No. 2 (Model 
Cities), located at 6460 NW 27 Avenue.  The station is equipped with an Advanced Life 
Support (ALS) Engine and Rescue unit, and is staffed by seven firefighters/paramedics 
(note: this station is proposed for renovation; see GF07-008).  
 
The average response/travel time in this area for life threatening emergencies is 5-
minutes, 56-seconds and for structural fires is 3-minutes, 55-seconds.  These average 
travel times are within an acceptable range for response times according to the National 
Fire Prevention Code. 
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According to the Fire-Rescue Department, the current “Medium Density Residential” 
CDMP LUP map designation generates 38.45 alarms per year, and the proposed 
“Medium-High Density Residential” designation is anticipated to generate 92.61 alarms 
per year.  The LUP map change will have a severe impact on existing fire-rescue 
services; however this impact should be mitigated upon completion of planned Fire-
Rescue Station No. 67, located at 1275 NW 79 Street, in 2011.   
 
The required fire flow for the proposed CDMP designation is 2,000 gallons per minute 
(gpm) at 20 pounds per square inch (psi) residual on the system.  Additionally, each fire 
hydrant shall deliver no less than 750 gpm.  Fire flows in this area must meet the 
required pressures; however, testing of the water lines that will service this site will be 
performed at the development stage. 
 
Public Schools 
 
Miami-Dade County anticipates adopting a concurrency level of service (LOS) standard 
for public school facilities in the near future.  At the time of review of this application a 
concurrency LOS standard for public schools has not been adopted.  The evaluation of 
development based on a concurrency methodology may differ from the current method 
of assessing the development impact on public schools.  The current methodology 
requires collaboration with the Miami-Dade County School Board if the proposed 
development results in an increase of FISH utilization in excess of 115% at any of the 
schools of impact.  The evaluation of this application on the surrounding schools is 
presented below. 
 

2007 Enrollment* % FISH Utilization 

School 
Current With 

Application 

FISH 
Capacity** Current With 

Application 

Earlington Heights 
Elementary 527 567 678 78% 84% 

Brownsville Middle 775 793 1,324 59% 60% 
Miami Northwestern 
Senior  2,439 2,464 2,413 101% 102% 

 
*   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. 
 
 
Students generated by this application will attend those schools identified in the above 
table.  This table also identifies the school’s enrollment as of October 2007, the school’s 
Florida Inventory of School Houses (FISH) Capacity, which includes permanent and 
relocatable student stations, and the school’s FISH utilization percentage. 
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This application, if approved, will increase the potential student population of the 
schools serving the application site by an additional 83 students.  Forty students will 
attend Earlington Heights Elementary, increasing the FISH utilization from 78% to 84%; 
18 students will attend Brownsville Middle, increasing the FISH from 59% to 60%; and 
25 students will attend Miami Northwestern Senior High, increasing the FISH utilization 
from 101% to 102%.  The three school(s) will not exceed the 115% FISH design 
capacity threshold set by the current Interlocal Agreement. 
 
Currently there are no schools being planned, designed or under construction for this 
application site. 
 
Roadways 
 
Existing Conditions
Primary access to the application site is from NW 23 and NW 24 Avenues and from NW 
51, NW 52 and NW 53 Streets, two-lane local streets, which provide connections to NW 
54 Street, a four-lane roadway corridor, NW 22 Avenue, a four-lane roadway facility, 
and NW 27 Avenue, a six-lane divided facility.  NW 22 and NW 27 Avenues provide 
access to the Airport Expressway (SR 112), a six-lane east-west limited access facility.  
 
The Miami-Dade Public Works Department does not collect traffic count information for 
local streets; therefore, the existing and concurrency Level of Service (LOS) analyses 
were performed only for those roadways, close to the application site, where the Florida 
Department of Transportation (FDOT) and the Public Works Department have traffic 
count data.  The LOS 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.   
 
NW 54 Street (Hialeah Drive), between NW 42 and NW 27 Avenues and from NW 27 to 
NW 7 Avenues, is currently operating at LOS C, above the adopted LOS (E+20%) 
standard applicable to these roadway segments; and NW 27 Avenue, between NW 79 
and NW 54 Streets and from NW 54 to NW 36 Streets, is operating at LOS D, above the 
CDMP-adopted LOS (E+50%) standard applicable to this roadway segments.  
 
Application Impact 
The Estimated Peak Hour Trip Generation table, below, identifies the estimated number 
of PM peak hour trips expected to be generated by the potential development that could 
occur under the requested CDMP land use designation, Medium-High Density 
Residential (25 to 60 DUs/Acre), and compares them to the number of trips that would 
be generated by the potential development that could occur under the current CDMP 
land use designation, Medium Density Residential (13 to 25 DUs/Acre).   
 
One development scenario was analyzed for traffic impact under the requested land use 
designation.  This scenario considers the application site developed with 330 multi-
family dwelling units, the maximum number of units allowed under the requested land 
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use designation.  The analysis shows that if the subject site were developed with multi-
family dwelling units, it would generate approximately 106 more PM peak hour trips than 
the current CDMP land use designation.  See Table 1 below.  
 

Table 1 
Estimated Peak Hour Trip Generation 

By Current CDMP and Requested 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 Medium Density Residential

(13 to 25 DUs/Acre) 
137 Single Family attached 

Units  
  

93 

Medium-High Density 
Residential 

(25 to 60 DUs/Acre)  
330 Apartments  

 
199 

  
 
 
  
  

+106 
Source: Institute of Transportation Engineers, Trip Generation, 7th Edition, 2003; Miami-Dade County Public Works 

Department, February 2008.  
 
The applicant has indicated its intention to file a petition to close the portion of NW 52 
Street located within the boundaries of the subject application.  However, it should be 
pointed out that DP&Z staff would not support the petition to close NW 52 Street 
because it would be inconsistent with the CDMP Guidelines for Urban Form, which 
states that “pedestrian and vehicular networks should serve as physical links between 
neighborhoods,” and Policy TC-2A of the Traffic Circulation Subelement, which provides 
for the county “to ensure countywide continuity of the thoroughfare system.” 
 
Traffic Concurrency Evaluation
An evaluation of peak-period traffic concurrency conditions as of January 30, 2008, was 
performed, which considers reserved trips from approved developments not yet 
constructed and any programmed roadway capacity improvements.  There are no 
roadway capacity improvements programmed or planned to any adjacent roadway or 
any roadway in the vicinity of the application site.  However, the application site is 
located approximately ¼-mile east of the Brownsville Metrorail Station. 
 
The concurrency analysis predicts the deterioration of the LOS of NW 27 Avenue, 
between NW 79 and NW 54 Streets and from NW 54 to NW 36 Streets, from LOS D to 
LOS E, but still above the adopted LOS (E+50%) standard applicable to these roadway 
segments. No changes to the LOS of NW 54 Street, between NW 42 and NW 27 
Avenues and from NW 27 to NW 7 Avenues, and the Airport Expressway, between NW 
22 and NW 12 Avenues, are projected.  
 
The Traffic Impact Analysis Table, Table 2, summarizes in tabular form the traffic 
concurrency analysis.  It should be pointed out that the subject property is located in the 
Urban Infill Area (UIA), a Redevelopment Concurrency Exception Area, and therefore a 
proposed development will not be denied a concurrency approval for transportation 
facilities provided that the development is otherwise consistent with the adopted CDMP 
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and it meets the provisions of Section 163.3180, Florida Statutes, which requires the 
county to request mitigation from projects whose traffic impacts exceed 2 percent of the 
capacity of a Florida Intrastate Highway System (FIHS) roadway operating below the 
CDMP-adopted LOS standard.  No FIHS roadway is currently operating or projected to 
operate below the adopted LOS standard as a result of this application.  
 
The applicant, Urban League of Greater Miami, submitted a traffic impact analysis 
report, entitled “Traffic Impact Analysis for the Affordable & Elderly Housing Project by 
Urban League of Greater Miami,” prepared by Kimley-Horn and Associates, in support 
of its application.  The traffic analysis examines the impact that the proposed 
development would have on roadways adjacent to the application site and on the 
roadway network within a truncated study area in the vicinity of the application site.  The 
boundaries of the study area are: NW 62 Street on the north, the Airport Expressway 
(SR 112) on the south, NW 17 Avenue on the east and NW 32 Avenue on the west. 
 
The Traffic Impact Analysis considered two planning horizons, a short-term (2013) and 
a long-term (2030) planning horizon.  The short-term planning horizon analysis indicates 
that the roadways within the study area are expected to operate at LOS D or better, with 
and without the amendment application.  The long-term planning horizon analysis also 
indicates that the roadways within the study area are expected to operate at or below 
their adopted LOS standards, with the exception of SR 112, which is forecast to operate 
at LOS F, with and without the amendment application.  However, the traffic analysis 
concludes that the amendment application would not significantly impact SR 112 as the 
proposed amendment application’s impact represent 0.10 percent of expressway’s 
CDMP-adopted LOS maximum service volumes.  A copy of the Transportation Impact 
Analysis report is attached in Appendix D.  
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Table 2 
Traffic Impact Analysis on Roadways Serving the Amendment Site 

Roadway Lanes, Existing and Concurrency Peak Period Operating Level of Service (LOS) 

Sta. 
Num. 

 
Roadway 

 
Location/Link 

Num. 
Lanes 

Adopted
LOS 
Std.1

Peak 
Hour 
Cap. 

Peak 
Hour 
Vol. 

Existing 
LOS 

Approved
D.O’s 
Trips 

Conc. 
LOS w/o 
Amend. 

Amendment 
Peak Hour 

Trips 

Total Trips 
With 

Amend. 

Concurrency 
LOS with 
Amend. 

Scenario 12           

9410 NW 27 Ave. (SR 9) NW 54 St. to NW 79 St. 4 DV E+50% 4,950 2,680 D 214 E 8 2,902 E (07) 
417 NW 27 Ave.  NW 36 St. to NW 54 St. 4 DV E+50% 4,680 2,589 D 282 E 30 2,901 E (06) 
541 NW 54 St./Hialeah Dr. NW 42 Ave. to NW 27 Ave. 4 DV E+20% 3,924        

        
        

          
           

        
        

        

1,610 C 38 C 7 1,655 C (06)
542 NW 54 St./Hialeah Dr. NW 27 Ave. to NW 7 Ave. 4 DV E+20% 3,924 1,979 C 220 C 13 2,212 C (06)
2050 
 

Airport Expwy (SR 112) 
 

NW 22 Ave to NW 12 Ave.
 

6 LA E+50% 16,770 5,966 C 0 C 19 5,985 C (06)

Scenario 23

9410 NW 27 Ave. (SR 9) NW 54 St. to NW 79 St. 4 DV E+50% 4,950 2,680 D 214 E 18 2,912 E (07) 
417 NW 27 Ave.  NW 36 St. to NW 54 St. 4 DV E+50% 4,680 2,589 D 282 E 63 2,934 E (06) 
541 NW 54 St./Hialeah Dr. NW 42 Ave. to NW 27 Ave. 4 DV E+20% 3,924 1,610 C 38 C 16 1,664 C (06)
542 NW 54 St./Hialeah Dr. NW 27 Ave. to NW 7 Ave. 4 DV E+20% 3,924 1,979 C 220 C 28 2,227 C (06)
2050 Airport Expwy (SR 112) NW 22 Ave to NW 12 Ave. 6 LA E+50% 16,770 5,966 C 0 C 40 6,006 C (06)

Source:  Miami-Dade County Department of Planning and Zoning; Miami-Dade Public Works Department and Florida Department of Transportation, February 2008. 
Notes:    1County adopted roadway level of service standard applicable to the roadway segment 
 DV= Divided Roadway; LA = Limited Access  
              2 Scenario 1 assumes Application site developed with 137 multi-family dwelling units under the current land use designation. 
              3 Scenario 2 assumes Application site developed with 330 multi-family dwelling units under the requested land use designation. 

 
 
 
 

October 2007 Cycle 3-19 Application No. 3 



Transit 
 
Existing Service 
 
Metrobus Routes 22, 27,46, 54, 246 and 254 service the application site. These routes are 
Metrorail Feeder routes and maintain Peak headways ranging from 15 minutes to 30 minutes 
and Off-Peak headways ranging from 30 to 60 minutes on weekdays.  Table 3 below 
summarizes the service information for each route. 
 

Table 3 
Metrobus Routes Service  

Stops within ¼ mile of Application Site 
Headways (in minutes) 

Route Peak Off-Peak 

Stop 
Locations 

Type of 
Service 

22 15 30 
NW 22 Ave and NW 54 St 
NW 22 Ave and NW 52 St 
NW 22 Ave and NW 51 St 

F/L 

46* 45 N/A NW 54 St and NW 22 Ave F/L 

54 20 30 NW 54 St and NW 24 Ave 
NW 54 St and NW 23 Ave F/L 

246** N/A 60 NW 54 St and NW 22 Ave F/L 

254*** N/A 60 NW 54 St and NW 22 Ave F/L 

Source: 2007 transit Development Program, Miami-Dade Transit, May 2006. 
Notes:   F means feeder service to Metrorail 
              L means local route 

  * Peak period neighborhood circulator route between 6:00AM to 8:00AM and 2:00PM to 7:00PM 
  ** Night Owl Service between 10:00PM to 6:00AM 
  *** Off-peak neighborhood circulator route Monday thru Thursday between 9:00AM to 3:30PM 

 
 
Future Service 
 
Miami-Dade Transit’s 2007 Five-Year Transit Development Program (TDP) and the People’s 
Transportation Plan (PTP) list some of the planned improvements to existing bus routes. The 
table below shows the service improvements programmed for the existing bus routes.  
 

Metrobus Routes Service 
Route No. Improvement Description 

22 All night service, every 60 minutes, seven days a week. Serves Earlington and 
Coconut Grove stations.  

27 Improve Saturday headway from 20 to 15 minutes and Sunday headway from 30 15 
minutes 

46 Improve peak headway from 30 to 15 minutes.   
 
Source: 2007 Transit Development Program, Miami-Dade Transit.  

 
Miami-Dade Transit, as a part of the People’s Transportation Plan Rapid Transit 
Improvements, is planning the extension of the Metrorail to the Broward County Line from the 
existing elevated guideway just north of the Dr. Martin Luther King, Jr. Metrorail Station.  The 
extension consists of a 9.5-mile corridor along NW 27 Avenue.   
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Application Impacts 
An analysis was performed in Traffic Analysis Zone (TAZ) 444, where the application site is 
located.  The analysis indicates that the transit impact that will be generated by this 
application will be minimal and, therefore, can be handled by the existing transit service in the 
area. 
 
Other Planning Considerations 
 
The applicant proposes to close the western portion (approximately 300-feet) of NW 52 
Street that bisects “Parcel A” in order to consolidate the three parcels and maximize the 
design and development of the subject site.  The DP&Z staff is opposed to this proposed 
partial road closure and requests that the road and the public right-of-way remain open.  Staff 
acknowledges the intent of the applicant’s request; however, the proposed closure is 
inconsistent with: 

 
a) Land Use Policy LU-7D states that “[R]edevelopment of property within one-half mile 

of existing or planned mass transit stations and bus routes shall not cause an increase 
in walking distances…and shall…be done in a manner that reduces walking distances 
and is comfortable and attractive to pedestrians;” 

b) The Guidelines for Urban Form states that “[P]edestrian and vehicular traffic networks 
should serve as physical links between neighborhoods, with multiple points of access 
between neighborhoods;” and 

c) The urban center concepts “…shall be developed in an urban form with a street 
system having open, accessible and continuous qualities of the surrounding grid 
system…Streets shall be designed for pedestrian mobility, interest, safety and comfort 
as well as vehicular mobility.” 

d) The “pedestrian friendly” urban design guidelines identified in the Model 
City/Brownsville Charrette, to provide an “…interconnected neighborhood 
structure…with a network of streets and neighborhood centers…within a reasonable 
walking distance 

 
The road closure would turn the eastern portion of NW 52 Street into a “stub” street and 
require the construction of a cul-de-sac; the applicant would most likely be required to 
dedicate land to accommodate the radius for a cul-de-sac, thus defeating the purpose of the 
road closure.  The road closure would also inhibit pedestrian and vehicular access to NW 24 
Avenue.  Staff believes the applicant can maximize development of the subject site, 
compliment the existing and adjacent residences, and support the town center without the 
requested road closure. 
 
The staff highly recommends that the applicant appropriately phase any proposed 
development on the application site in order to prevent the dislocation of residents in the 
Superior Manor Apartments.  This may be achieved by developing Parcel A prior to 
redevelopment of Parcels B and C.  
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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: 
 
POLICY LU-1C. Miami-Dade County shall give priority to infill development on vacant 

sites in currently 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. 

 
POLICY LU-1F. To promote housing diversity and to avoid creation of monotonous 

developments, Miami-Dade County shall vigorously promote the 
inclusion of a variety of housing types in all residential communities 
through its area planning, zoning, subdivision, site planning and housing 
finance activities, among others.  In particular, Miami-Dade County shall 
review its zoning and subdivision practices and regulations and shall 
amend them, as practical, to promote this policy. 

 
POLICY LU-4D. Uses which are supportive but potentially incompatible shall be permitted 

on sites within functional neighborhoods, communities or districts only 
where proper design solutions can and will be used to integrate the 
compatible and complementary elements and buffer any potentially 
incompatible elements. 

 
POLICY LU-7I. Miami-Dade County will review development incentives to encourage 

higher density, mixed use and transit-oriented development at or near 
existing and future transit stations and corridors. 

 
POLICY LU-10A. Miami-Dade County shall 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. 

 
POLICY HO-2C. Foster a diversity of affordable housing types defined by the County's 

Comprehensive Development Master Plan to include single-family 
detached housing, single-family attached and duplex housing, multi-
family housing and manufactured homes. 

 
POLICY HO-6A. Through the application of CDMP planning provisions and cooperation 

with County agencies which provide lower income affordable housing, 
location of such housing near employment centers or premium 
transportation services should be promoted. 

 
POLICY HO-6C. Priority should be given to assisting affordable work force housing 

projects which are proximate to employment concentrations, mass 
transit, or with easy access to a range of public services. 
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POLICY HO-7A. Ensure that growth management, housing design, and development 

alternatives form an integral part of a community of functional 
neighborhoods and town centers that promote community identity, and 
enhance the overall quality of life. 

 
 
The following CDMP goals, objectives, policies, concepts and guidelines will be impeded if 
the proposed designation is approved:  
 
POLICY LU-4A. When evaluating compatibility among proximate land uses, the County 

shall consider such factors as noise, lighting, shadows, glare, vibration, 
odor, runoff, access, traffic, parking, height, bulk, scale of architectural 
elements, landscaping, hours of operation, buffering, and safety, as 
applicable. 

 
POLICY LU-4C. Residential neighborhoods shall be protected from intrusion by uses that 

would disrupt or degrade the health, safety, tranquility, character, and 
overall welfare of the neighborhood by creating such impacts as 
excessive density, noise, light, glare, odor, vibration, dust or traffic. 

 
POLICY LU-7D. Redevelopment of property within one-half mile of existing or planned 

mass transit stations and bus routes shall not cause an increase in 
walking distances from nearby areas to the transit services and shall, 
wherever practical, be done in a manner that reduces walking distances 
and is comfortable and attractive to pedestrians. 

 
POLICY TC-2D. The County shall not approve vacation of zoned rights-of-way unless it is 

determined that the right-of-way is not required for present or future 
public use.  
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Fiscal Impact Analysis 
 
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 the minimum standard by 
two (2) 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 $57.56 per ton to DSWM Collections and to those private 
haulers and municipalities with long term disposal agreements with the Department.  For non-
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contract haulers, the rate is $75.89.  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 customers of the County’s Water and Sewer Department and the municipal water and 
sewer departments. 
 
 
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 at the maximum of (300 DU’s) 60 dwelling units per 
gross acre (the use allowed under the proposed Medium-High Density Residential 
designation that would generate the greatest water and sewer demand), the fees paid by the 
developer would be $83,400 for water impact fee, $336,000 for sewer impact fee, $1,300 per 
unit for connection fee, and $55,681 for annual operating and maintenance costs based on 
approved figures through September 30,2006.  
 
 
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.  
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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 83 additional students, thus, increasing operating costs by 
$543,567.  There would be no additional capital costs generated by the additional students.  
 
 
Fire-Rescue 
 
Awaiting information from Miami-Dade Fire and Rescue Department. 
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APPENDIX F 
 

Declaration of Restrictions 
 

A draft covenant was proffered for the subject property on January 28, 2008. 
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APPENDIX G 
 

Photos of Application Site 
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Parcel A looking North from NW 52 Street 
 

 
 

Parcel A looking South from NW 52 Street (Parcel B in rear) 
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NW 52 Street looking East from NW 24 Avenue 
 

 
 

Existing duplex apartments on Parcels B and C 
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