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APPLICATION SUMMARY 
 

Applicant/Representative:  Turnberry/Doral Development, Limited 
Partnership/Jeffrey Bercow, Esq., Michael Marrero, 
Esq.  

Location: West of the Homestead Extension of the Florida 
Turnpike (HEFT/SR-821) on the north and south 
sides of NW 41 Street 

Total Acreage:  ±96.79 Gross Acres (±81.31 Net Acres)  

Current Land Use Plan Map Designations: Open Land 

Requested Land Use Plan Map Designation 
and Other Changes: 

1. Expand the 2015 Urban Development Boundary 
(UDB) to include the application site 

2. Redesignate to Business and Office 

3. Amend Policy LU-8G(i) in the CDMP Land Use 
Element to allow the site to be considered for 
inclusion within the UDB  

4. Revise the Restrictions Table in the Land Use 
Element on page I-74.1 of the CDMP to include 
the proffered Declaration of Restrictions, if 
accepted by the Board of County 
Commissioners 

5. On September 11, 2013, the Applicant 
submitted an additional request to Amend Policy 
CON-3E in the CDMP Conservation, Aquifer 
Recharge and Drainage Element to allow for 
urban land uses on the site. 

Amendment Type:  Standard 

Existing Zoning/Site Condition: GU (Interim)/Predominantly Vacant with wetlands 

 

RECOMMENDATIONS 
 

Staff:  DENY AND DO NOT TRANSMIT (September 13, 
2013) 

Country Club of Miami Community Council 
(5): 

TRANSMIT WITH THE PROFFERED 
DECLARATION OF RESTRICTIONS AND DENY 
(September 26, 2013) 

Planning Advisory Board (PAB) Acting as the 
Local Planning Agency: 

DENY AND DO NOT TRANSMIT (October 21, 2013) 

Board of County Commissioners: To Be Determined (November 20, 2013) 

Final Action of Board of County 
Commissioners: 

To Be Determined (March 2014) 

Application No. 1 
Commission District 12     Community Council 5 
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Staff recommends to DENY AND DO NOT TRANSMIT the proposed standard amendment to the 
Comprehensive Development Master Plan (CDMP) text and Adopted 2015 and 2025 Land Use 
Plan (LUP) map. The proposed amendment seeks to expand the 2015 Urban Development 
Boundary (UDB) to include the ±96.79 gross acre subject property, redesignate the property from 
“Open Land” to “Business and Office”, amend Land Use Element Policy LU-8G, and add the 
proffered Declaration of Restriction to the Land Use Element. Staff’s recommendation on the 
application is based on the following reasons: 
 
Principal Reasons for Recommendation 
 
1. The application proposes changes to the CDMP and development that are contrary to and 

inconsistent with the provisions of the CDMP for determining when to add lands to the 2015 
Urban Development Boundary (UDB). The proposed amendment seeks to facilitate the 
development of approximately 850,000 square feet of urban development, which may include a 
±4.5-acre waterpark on land currently located outside the UDB (proposed development 
discussed under application Background on page 1-13). The CDMP Land Use Element Policy 
LU-8G requires that before considering  expansion of the UDB it must first be demonstrated 
that there is a need to add land to the UDB, in accordance with Policy LU-8F. Land Use 
Element Policy LU-8F requires the UDB to contain adequate developable land having the 
capacity to accommodate the County’s projected economic growth. The adequacy of 
commercial land supply within the UDB is to be determined by countywide supply as well as by 
Minor Statistical Areas (MSAs) and combinations thereof. The Supply and Demand Analysis, 
contained herein on page 1-15, demonstrates that there is adequate commercial land within 
the UDB to sustain economic growth beyond the year 2030 both countywide and in MSA 3.2 
(where the application site is located), and through to year 2028 for a combination of five 
adjacent MSA’s.     

 
Contrary to the requirements of Policies LU-8G and LU-8F discussed above, the Applicant 
inaccurately and inappropriately cites the findings of the Retail/Entertainment District 
Assessment report (the RED report) as evidence of need to expand the UDB. The RED report 
was prepared by Lambert Advisory in response to the Miami-Dade Board of County 
Commissioners Resolution No. 1233-10, adopted in December 2010, directing the County to 
study the feasibility of a Retail/Entertainment District in the County, specifically in the area west 
of Miami International Airport, east of the Turnpike, north of State Road 836, and south of NW 
41 Street (see Appendix J).  
 
The RED report concluded that the study area, inside the UDB, is one of the strongest major 
retail nodes in the County; the area has the most hotel rooms of any submarket in the County 
and the highest room occupancy rate; that the County should consider developing a series of 
workshops focusing on planning for potential Retail Entertainment Districts elsewhere in the 
County; that the area between the Dolphin and International Malls has the potential to support 
additional entertainment venues in the form of restaurants, clubs and potentially a ride, water 
feature and themed experience; among others. The RED report also identified areas that are 
appropriate for Retail/Entertainment District type development such as the County’s planned 
Zoo Miami Entertainment Area. A key finding of the RED report is that the study area, inside 
the UDB, can accommodate between 380,000 to 480,000 square feet of additional retail space 
by 2016 provided an appropriate mix of entertainment and retail type tenants not already 
represented in the area are identified and secured. Regarding the establishment of new retail 
centers in the area, the RED study states: 
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“We do not believe there is an inherent opportunity for developing another large 
fortress mall in the RED Study Area specifically because there are few mall type 
tenants who do not already have a presence in the area.” 

“…no matter how strong the demand, it is increasingly difficult to develop a retail 
center today beyond several hundred thousand square feet often anchored by big box 
stores unless the center is being built in a chronically underserved high density area of 
the County such as Downtown and Midtown Miami.” 

 
As outlined above, the RED report addressed bolstering existing retail within a defined study 
area and identified other areas within the County that are inside the UDB where 
Retail/Entertainment Districts could be established (further discussed in the Economic Analysis 
section on page 1-16). The RED report did not identify or demonstrate that there is a need to 
expand the UDB to accommodate economic growth or a Retail Entertainment District in the 
County. Furthermore, the Supply and Demand Analysis demonstrates that there is no need for 
additional commercial designated land to warrant the expansion of the UDB as requested in 
the application. 

 
2. The application is inconsistent with the CDMP because the subject property is located in an 

area where the UDB shall not be expanded. The CDMP Land Use Element Policy LU-8G 
requires that after demonstrating that there is a need to add land to the UDB, areas west of the 
Turnpike between NW 25 Street and Okeechobee Road shall not be considered for urban 
expansion. In addition, Policy CON-3E requires that the entire area west of the Turnpike 
between NW 25 Street and Okeechobee Road remain unurbanized. The application site is 
located west of the Turnpike along the north and south sides of NW 41 Street. To address 
these points of inconsistency with the CDMP, the Applicant proposes to modify Policy LU-8G 
and Policy CON-3E by simply adding text to the policies that would allow the application site to 
be considered for urban expansion. The Applicant’s proposed change to Policy LU-8G is 
indicated with underlined text below:  

 
LU-8G. When considering land areas to add to the UDB, after demonstrating that a 

need exists, in accordance with foregoing Policy LU-8F: 

i) The following areas shall not be considered: 

 a)  The Northwest Wellfield Protection Area located west of the Turnpike 
Extension between Okeechobee Road and NW 25 Street, except for 
parcels abutting the Homestead Extension of the Florida Turnpike and 
Abutting 41st Street, and the West Wellfield Protection Area west of SW 
157 Avenue between SW 8 Street and SW 42 Street; 

b) Water Conservation Areas … 
 
In addition to Policy LU-8G, CDMP Policy CON-3E provides for the protection of the Northwest 
Wellfield by requiring that the entire area west of the Turnpike between NW 25 Street and 
Okeechobee Road remain unurbanized1. On September 11, 2013, the Applicant submitted a 
proposed change to Policy CON-3E as indicated with underline text below: 
 

CON-3E. The area west of the Turnpike, east of the Dade-Broward Levee, north of NW 
12th Street and south of Okeechobee Road shall be reserved for limestone 

                                                      
1
 See Consistency Review with CDMP Goals, Objectives, Policies, Concepts and Guidelines section of this report for adopted CDMP 

element policies referenced. 
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mining and approved ancillary uses as provided for in Chapters 24 and 33 of 
the Miami-Dade County Code and the entire area west of the Turnpike, north of 
NW 25th Street and south of Okeechobee Road, except for parcels abutting 
the Turnpike and abutting NW 41st Street, shall remain unurbanized. 

 
Staff has several concerns regarding the proposed text amendment. While the proposed text 
amendments would allow the property to be considered for inclusion inside the UDB, it is 
contrary to the underlying principles of the policies that it seeks to amend. Policies LU-8G(i)(a) 
and CON-3E implement the Northwest Wellfield protection principles by preventing the 
urbanization of this area and protecting it from incompatible land uses. Additional details on the 
potential impacts to the Northwest Wellfield are discussed in Principal Reason No. 3 below and 
the Wellfield Protection section of this report. 

 
If the application were to be approved, it would set a precedent for additional requests for 
expansion of the UDB west of the Turnpike and north of NW 25 Street, which would further 
jeopardize the future viability of the Northwest Wellfield. In addition, the proposed text 
amendment, in its current form, could be broadly interpreted to allow for the urbanization of 
parcels other than the application site through means such as aggregation. This could result in 
a significant negative cumulative effect on wetlands and other natural resources. 
 
Furthermore, the application site is located within Open Land Subarea 2 (Northwest Wellfield) 
as designated in the CDMP Land Use Element, Figure 6, Open Land Subareas (CDMP page I-
62).  Open Land Subarea 2 is bounded on the north by the Miami Canal (south of Okeechobee 
Road), on the east by the Turnpike, on the west by the Dade-Broward Levee, and on the south 
by NW 25 Street between the Turnpike and NW 137 Avenue and by NW 12 Street west of NW 
137 Avenue. The Open Land Subarea 2 text (CDMP page I-63) outlines the uses that may be 
considered for approval in the subarea in keeping with the Northwest Wellfield Protection Plan, 
Chapters 24 and 33 of the Miami-Dade County Code, and wetland protection requirements. 
Such uses that may be considered for approval include Limestone quarrying and ancillary 
uses, necessary and compatible institutional uses, public facilities, utility facilities, and 
communications facilities, recreational uses, rural residences at a maximum density of 1 
dwelling unit per 5 acres and seasonal agriculture1. The Open Land Subarea 2 text also 
provides that uses that could compromise groundwater quality shall not occur in this area. The 
Applicant’s proposed 850,000 square feet of urban development including a ±4.5-acre 
waterpark is not allowed and is inconsistent with the provisions of Open Land Subarea 2. 
Moreover, the Applicant’s proposed development could compromise ground water quality as 
outlined in Principal Reason No. 4 below. 
 
The Wellfield Areas and the Ultimate Development Area text in the CDMP provides that newly 
constructed and future regional wellfields, such as the Northwest Wellfield, warrant greater and 
more extensive protection for two reasons. First, the opportunity still exists to maintain pristine 
water quality around the new and future wellfields because the land within the full extent of 
their cones of influence is largely undeveloped. Secondly, if these become contaminated there 
are no alternative sites for the construction of comparable high-capacity wellfields (CDMP Land 
Use Element pages I-74 to I-75).  

 
As discussed above, the application is inconsistent with the provisions of Policy CON-3E, Open 
Land Subarea 2, and the Wellfield Areas and Ultimate Development Area text, and would 

                                                      
2
 For purposes of this chapter, seasonal agriculture means those agricultural activities which occur during the months November 

through April on land at natural elevation, or which occur during the months May through October on land that is, or has been bedded or 
filled to an elevation at or above Miami-Dade County flood criteria, and given that no additional off-site drainage will occur. 
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introduce several points of internal inconsistencies within the CDMP, if the application were 
approved. Furthermore, CDMP Policy LU-8D provides that the maintenance of internal 
consistency among all elements of the CDMP shall be a prime consideration in evaluating all 
requests for amendments to the CDMP. 
 

3. The application proposes the unwarranted expansion of urban development into the cone of 
influence (the 1985 Northwest Wellfield Protection Area) for the County’s most significant water 
supply source, which could jeopardize the County’s ability to expand potable water production 
to meet future needs. The Northwest Wellfield is the County’s largest source of drinking water, 
has the largest reserve capacity for potable water production, and is one of the County's most 
pristine wellfields due to its location in an unurbanized portion of the County. The Northwest 
Wellfield Protection Area has primarily remained unurbanized consistent with the Northwest 
Wellfield Protection Plan as implemented through the CDMP policies and Chapter 24 of the 
Miami-Dade County Code. As discussed above, several policies and provisions of the CDMP 
require the area north of NW 25 Street and west of the Turnpike to remain unurbanized.  
 
It is important to note that while the Northwest Wellfield Protection Area currently extends into 
currently urbanized areas east of the Turnpike and south of NW 25 Street; these urbanized 
portions of the Wellfield Protection Area are separated through hydrologic divides from the 
unurbanized portion of the protection area. Additionally, Policy LU-3B requires the protection of 
all significant natural resources and systems such as the Northwest Wellfield from incompatible 
land uses. Similarly, Objective CON-2 requires the protection of ground and surface water 
resources. The CDMP Water, Sewer and Solid Waste Element Policy WS-1D requires the 
County to protect the integrity of groundwater within the wellfield protection areas, and 
Objective WS-6 and Policies WS-6B and WS-6D require the County to take the steps 
necessary to assure that all viable potable water wellfields in the County remain available for 
use and for future expansion through measures that include, but not limited to, the expansion 
of the County’s wellfield protection measures. The Applicant’s proffered Declaration of 
Restrictions (covenant) includes commitments that the proposed development would comply 
with the requirements of Chapter 24 of the County Code for development within the Wellfield 
Protection Area. However, the UDB is a primary regulatory tool used to prevent the proliferation 
of incompatible land uses within the Northwest Wellfield. Expansion of the UDB as requested in 
the application, would be inconsistent with the protection and preservation of the Northwest 
Wellfield requirements of the CDMP policies mentioned above. Furthermore, if the application 
were to be approved, it would set a precedent for additional requests for expansion of the UDB 
west of the Turnpike and north of NW 25 Street, which would further jeopardize the future 
viability of the Northwest Wellfield.  
 

4. The proposed development is incompatible with the adjacent rockmining uses west of the 
subject property. The application site is immediately east of the Rockmining Zoning Overlay 
Area (ROZA) where rockmining activities are allowed as a matter of right as established by the 
Miami-Dade County Code (Article XLI). In fact, property abutting the western boundary of the 
application site is the site of a mining operation. Section 373.4149(4), Florida Statutes, 
provides that amendments to local comprehensive plans concerning properties that are located 
within 1 mile of the Miami-Dade Lake Belt Area shall be compatible with limestone mining 
activities. Furthermore, CDMP Policy LU-4A states that when evaluating compatibility among 
proximate land uses, the County shall consider factors such as noise, runoff, traffic, vibration 
and buffering, as applicable. A report prepared by the United States Army Corps of Engineers 
titled ‘Rock Mining – Freshwater Lakebelt Plan: Final Programmatic Environmental Impact 
Statement’, dated May 2000, determined that borrow pits can be contaminated by runoff from 
urban land uses including commercial uses. The Applicant’s proposed development has the 
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potential of generating urban runoff that could contaminate the adjacent quarries thereby 
impacting viability of existing rock mining operations within the Lake Belt Area and the quality 
of the potable water supply within the Northwest Wellfield Protection Area. 
 
Policies LU-4B and CON-6A require uses such as rockmining that cause or generate 
significant noise, dust and vibration to be protected from damaging encroachment by new 
incompatible uses. The applicant has not addressed the impacts the proposed development 
would have on the mining industry that operates as a matter of right within the adjacent ROZA. 
Furthermore, the applicant has not addressed the impact the mining industry would have on 
the proposed development. The dust and vibrations from the adjacent mining operations could 
negatively impact the proposed development. 
 

5. Chapter 163.3177(6)(a)9, Florida Statutes (F.S.), requires future land use elements and future 
land use element amendments to discourage urban sprawl and provides indicators of the 
proliferation (13 indicators) and the discouragement (8 indicators) of urban sprawl (see page 1-
38, Other Planning Considerations section of this report). The statute further provides that a 
plan amendment shall be determined to discourage urban sprawl if it incorporates a 
development pattern or urban form that achieves 4 or more indicators for the discouragement 
of urban sprawl. The application has not demonstrated that it achieves any of the 8 indicators 
for the discouragement of urban sprawl. Instead, staff’s review of the application demonstrates 
that it meets 7 indicators for the proliferation of urban sprawl. These indictors include the 
promotion of single use development, promotion of urban development in an isolated pattern 
emanating from existing urban development, failure to protect and conserve natural resources, 
failure to provide clear separation of rural and urban areas, discourages urban infill and 
redevelopment, and fails to encourage a functional mix of uses, poor accessibility among linked 
or related land uses, and loss of significant amounts of functional open space. Pursuant to 
Chapter 163.3177(6)9, F.S., if the proposed amendment were approved it would not 
discourage urban sprawl, but instead, would constitute urban sprawl. Therefore, approval of the 
application would be in contravention of the statutory requirement to discourage urban sprawl. 
       

6. The proposed development is not consistent with the overarching intent of the CDMP as 
expressed in Objective LU-1 and supporting policies. The objective and policies provide that 
the location and configuration of the County's urban growth shall emphasize concentration and 
intensification of well-designed development around centers of activity with multi modal 
accessibility, containing a variety of uses, public services, renewal and rehabilitation of blighted 
areas, and contiguous urban expansion when warranted, rather than sprawl.  
 
The pattern of land use and urban growth promoted since the CDMP was adopted in 1975 has 
consistently articulated that the intensification of physical development and expansion of the 
urban area should be managed to occur at a rate commensurate with projected population and 
economic growth; in a contiguous pattern centered around a network of high-intensity urban 
centers well connected by multimodal transportation facilities; and in locations which optimize 
efficiency in public service delivery and conservation of valuable natural resources.  This is 
supported in part by the provisions of Polices LU-8F and LU-8G discussed in Principal Reason 
No. 1 above that establish when and where the urban expansion should and should not occur. 
Therefore, requests to move the UDB need to be carefully considered.  
 
As indicated in Principal Reason No. 1 above, the Applicant inaccurately and inappropriately 
cites the findings of the Retail/Entertainment District Assessment report (the RED report) to 
support the application. The RED report addressed bolstering existing retail development in the 
report study area and included a key recommendation that the area between the Dolphin and 
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International Malls should be further developed to create a quality pedestrian experience 
supported by mass transit, consistent with Objective LU-1 and associated policies mentioned 
above. The development proposed in this application will not accomplish the quality pedestrian 
experience referenced in the RED report due to the fact the application site is separated from 
the RED report study area by the Turnpike and the site is divided by NW 41 Street, which is a 
primary travel corridor for truck traffic from the adjacent rockmining area. 
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STAFF ANALYSIS 
 
Background 
 
The subject application requests changes to the Miami-Dade County Comprehensive 
Development Master Plan (CDMP) Adopted 2015 and 2025 Land Use Plan (LUP) map to 
expand the 2015 Urban Expansion Boundary (UDB) to include the ±81.31 net acres site (±96.79 
gross-acre) and to redesignate the site from “Open Land” to “Business and Office”. The 
Application also requests amendment to the Land Use Element Policy LU-8G text to allow for 
the subject property to be considered for inclusion within the UDB. The proposed change to the 
policy is shown with underlined text as follows: 
 

 LU-8G. When considering land areas to add to the UDB, after demonstrating that a 
need exists, in accordance with foregoing Policy LU-8F: 

i) The following areas shall not be considered: 

a) The Northwest Wellfield Protection Area located west of the Turnpike 
Extension between Okeechobee Road and NW 25 Street, except for 
parcels abutting the Homestead Extension of the Florida Turnpike and 
Abutting 41st Street, and the West Wellfield Protection Area west of 
SW 157 Avenue between SW 8 Street and SW 42 Street; 

b) Water Conservation Areas, Biscayne Aquifer Recharge Areas, and 
Everglades Buffer Areas designated by the South Florida Water 
Management District; 

b) The Redland area south of Eureka Drive; and… 

 
On September 11, 2013, the Applicant requested an additional text amendment that seeks to 
amend Policy CON-3E as indicated with underline text below: 

 
CON-3E. The area west of the Turnpike, east of the Dade-Broward Levee, north of 

NW 12th Street and south of Okeechobee Road shall be reserved for 
limestone mining and approved ancillary uses as provided for in Chapters 24 
and 33 of the Miami-Dade County Code and the entire area west of the 
Turnpike, north of NW 25th Street and south of Okeechobee Road, except 
for parcels abutting the Turnpike and abutting NW 41st Street, shall remain 
unurbanized. 

 
The requested “Business and Office” CDMP land use designation allows the full range of sales 
and service activities that includes retail, wholesale, personal and professional services, 
commercial and professional offices, hotels, motels, hospitals, entertainment and cultural 
facilities, and residences.  
 
The applicant has proffered a Declaration of Restrictions (covenant) that proposes to restrict 
development to a maximum of 850,000 square feet of development which may include a water 
park and commits to complying with various requirements of Chapter 24 of the Miami-Dade 
County Code regarding development in the Northwest Wellfield Protection Area.  The covenant 
also prohibits residential development on the property (see Appendix I). 
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Application Site 
 
Location 
The application area is located west of the Homestead Extension of the Florida Turnpike 
(HEFT/SR-821) on the north and south sides of NW 41 Street. Approximately 27 gross acres 
(±16.7 net acres) are north of NW 41 Street and ±69.79 gross acres (±64.61 net acres) on the 
south side of NW 41 Street. (See Aerial Photo on page 1-7.) 
 
Existing Land Uses 
The application area is predominantly vacant (see Existing Land Use map on page 1-9). The 
portion of the application site on the south side of NW 41 Street includes temporary structures 
such as a watchman’s quarters and several animal coops.  
  
Land Use Plan Map Designation 
The application site is outside the 2015 Urban Development Boundary depicted on the LUP 
map, is designated “Open Land” and is within Open Land Subarea 2 (Northwest Wellfield) as 
described in the CDMP Land Use Element (see CDMP Land Use map on page 1-10 above).  
 
Open Land Subarea 2 (Northwest Wellfield) as designated in the CDMP Land Use Element, 
Figure 6, Open Land Subareas (CDMP page I-62).  Open Land Subarea 2 is bounded on the 
north by the Miami Canal (south of Okeechobee Road), on the east by the Turnpike, on the 
west by the Dade-Broward Levee, and on the south by NW 25 Street between the Turnpike and 
NW 137 Avenue and by NW 12 Street west of NW 137 Avenue. The Open Land Subarea 2 text 
(CDMP page I-63) outlines the uses that may be considered for approval in the subarea in 
keeping with the Northwest Wellfield Protection Plan, Chapters 24 and 33 of the Miami-Dade 
County Code, and wetland protection requirements. Such uses that may be considered for 
approval include Limestone quarrying and ancillary uses, necessary and compatible institutional 
uses, public facilities, utility facilities, and communications facilities, recreational uses, rural 
residences at a maximum density of 1 dwelling unit per 5 acres and seasonal agriculture. The 
Open Land Subarea 2 text also provides that uses that could compromise groundwater quality 
shall not occur in this area. 
 
Zoning 
The application site is zoned GU (Interim), which uses depend on the character of the 
neighborhood otherwise EU-2 standards apply (see Zoning Map; page 1-8 above). The 
character of the area west of the Turnpike adjacent to the application site is primarily rockmining 
lakes and mining operations.  
 
Zoning History 
Miami-Dade County zoning districts and zoning code regulations were first created in 1938. 
Earliest zoning records indicate that the application area was zoned GU, which is the zoning on 
the property today.  
 
Adjacent Land Use and Zoning 
 
Existing Land Uses 
The areas north, west and south of the application site are comprised of borrow pit lakes and 
vacant lands, with active rockmining operations ongoing to the west and south. East of the site 
is the Homestead Extension of the Florida Turnpike beyond which is the City of Doral. Adjacent 
land uses east of the Turnpike within the City of Doral include the Hampton Inn, a strip mall, 
warehouses and light industrial uses along the south side of NW 41 Street/Doral Boulevard; and 
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on the north side of NW 41 Street are single and multifamily residences including the Signature 
at Doral multi-family apartments currently under construction between NW 117 and NW 114 
Avenues. 
 
Land Use Plan Map Designations 
Properties adjacent to the north, west and south of the application site are outside the 2015 
Urban Development Boundary depicted on the LUP map, are the designated “Open Land” and 
are also within the Open Land Subarea 2 as described in the CDMP Land Use Element. Lands 
to the east are within the City of Doral and are depicted on the County’s LUP map as “Business 
and Office”, “Restricted Industrial and Office”, “Office/Residential” and “Medium Density 
Residential”. 
 
 
Zoning 
Properties east of the application site are within the City of Doral and are zoned PUD (Planned 
Area Development) MF-1 (Multi-Family 1) and MF2 (Multi-Family 1) IR (Industrial Restrictive) 
CC (Commercial Corridor). The properties adjacent to the north and west and south of the 
application site are zoned GU.  
 
Additionally, the adjoining properties to the west are within the Rockmining Overlay Zoning Area 
(ROZA), and the “Lake Belt” area (see ROZA and Northwest Wellfield map, page 1-12 above). 
The ROZA generally reflects the boundaries of the Lake Belt area, as defined by the state of 
Florida.  The Lake Belt area was established through a multi-year planning effort, involving 
multiple public and private stakeholders, that was intended to balance limestone mining 
interests and environmental concerns related to wetland protection, water supply protection and 
water management needed for Everglades restoration, when determining where rock mining 
should be permitted in the County. Over 50% of the limestone used in Florida construction 
comes from Miami-Dade County and the hauling of rock is essential to the viability of this 
industry. 
 
The Lake Belt area is characterized by ongoing mining operations and man made lakes or 
borrow pits that are left behind in areas that have been mined for limestone fill materials. Mining 
in the Lake Belt area has created over 4,900 acres of lakes to date. Rock mining operations are 
permitted by the U.S. Army Corps of Engineers (USACE) and are allowed uses within the 
Rockmining Overlay Zoning Area (ROZA) as established by the Miami-Dade County Code 
(Article XLI). A review of USACE permits reveals plans for future rock mining projects within the 
Subarea and in the immediate vicinity of the application site.  
 
Supply and Demand Analysis  
 
The application site is located in Minor Statistical Area (MSA) 3.2, which has 1,490.3 acres of in 
use commercial land and 284.5 acres of vacant commercially zoned or designated land. 
Notwithstanding the location of the application site within MSA 3.2, the Analysis Area for the 
Application includes MSAs 3.1, 3.2, 4.4, 5.4, and 6.1 due to the size of the development 
proposed in the application.  The Analysis Area for Application No. 1 (MSAs 3.1, 3.2, 4.4, 5.4, 
and 6.1) contained 3,591.9 acres of in-use commercial uses in 2013 and an additional 576.3 
acres of vacant land zoned or designated for business uses.  The annual average absorption 
rate for the 2013 to 2030 period is 39.06 acres per year.  At the projected rate of absorption, 
reflecting the past rate of commercial uses, the study area will deplete its supply of 
commercially zoned land in the year 2028 as outlined in the table below.  
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Projected Absorption of Land for Commercial Uses 
Indicated Year of Depletion and Related Data 

Analysis    
Area 

 

 Vacant 
Commercial 
Land 2013 

(Acres) 

Commercial 
Acres in 

Use 2013 

Annual 
Absorption Rate 

2013-2030 
(Acres) 

Projected 
Year of 

Depletion 

 
Total Commercial Acres 
per Thousand Persons 

  

  
  2020 2030 

3.1  238.2  936.80 15.48 2029  5.0 4.7 

3.2  284.5 1,490.30 11.69  2030+  10.5 9.0 

4.4  3.2  67.80 0.07  2030+  4.3 4.2 

5.4  6.8 565.00 0.93 2020  5.6 5.5 

6.1  43.6 532.00 10.89 2017  3.0 2.8 

Total  576.3 3,591.9 39.06 2028  5.8 5.4 

Countywide  2,249.2 12,446.4 107.5 2030+  5.4 4.9 

Source:  Miami-Dade County Department Regulatory and Economic Resources, Planning, Research Section, July 2013. 

 
Economic Analysis 
 
Miami Economic Associates, Inc. submitted a letter dated June 27, 2013 in support of the 
application (see Appendix E: Applicant’s Economic Analysis Report). The June 27 letter 
includes an analysis of need for the CDMP amendment application and of the economic and 
fiscal benefits that would be generated by the proposed development should the application be 
approved. Staff has reviewed the analysis in the letter and provides the following comments. 
 
The initial arguments in the analysis stem from some of the points raised in the Miami Dade 
County Retail/Entertainment District Assessment report that was accepted by the Board of 
County Commissioners in March 2012 (see RED report excerpt in Appendix J). It is important to 
note that the ‘Retail/Entertainment District (RED) Assessment’ report had as its objective to 
determine market viability of a RED within the County, in particular the market viability of a RED 
in the area generally lying between the International and Dolphin malls. It never envisioned any 
development outside of the Urban Development Boundary (UDB) in order to implement the 
recommendations of the report 
 
In addition, the RED report states that there are other areas in the county where this type of 
district could be warranted, specifically within the city of Miami and other older eastern urban 
areas.   Further, the Zoo Miami property, the parking lots around Sun Life stadium and the 
Southland Mall lend themselves to becoming modest to major retail/entertainment areas and 
are all well within the UDB.  
 
Some of the key conclusions that are cited to support the proposed project are as follows:  

1. ‘Retail demand will be a bright spot over the next five years in the Miami-Dade economy. 
Demand is expected to grow from 94.5 million square feet of retail space in 2011 to 
112.1 million in 2016…..in excess of the amount which can be absorbed by well-located 
vacant retail space in the County.’;   

2. ‘Miami-Dade is lacking in its variety of options for family entertainment, and this plays out 
in visitor expenditures and potentially length of stay. Beyond visitors, the lack of product 
translates into a lack of opportunity to capture local expenditures as well, particularly as 
it relates to family entertainment’;  
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3. The [RED] study area is one of the strongest major retail nodes in the county largely as 
a result of the investment made by two major mall developers, the area’s central 
location, and terrific access due to the proximity of two major highways.’; and  

4. ‘As it relates to visitors, the Miami International submarket in which the RED Study Area 
is located has the most rooms of any submarket in the County and has the highest 
occupancy rate…The area is a hub for international visitors.’ 

 
It is important to note that the first two points are based on a countywide perspective. Therefore 
any projects that are either underway or have municipal or county permits are helping to fulfill 
these needs.  
 
In regard to (1), the report indicates that retail demand will be a bright spot over the next five 
years in the Miami-Dade economy. It further indicates that “what is extraordinary, both in terms 
of existing demand, and in terms of growth, is the importance of overnight visitors, and primarily 
international overnight visitors to the Miami-Dade retail market.’ In addition, the report states 
that visitors, both domestic and international account for two-thirds of retail expenditures and 
are expected to be responsible for almost half of the increase in retail space demanded through 
2016.  This means that not only demand for retail space will be robust, but it also must satisfy 
locational preferences of our international visitors. Currently there are many major projects with 
significant retail components that will go a long way to fulfilling the demand described above. 
Some are either underway, as is the case for Brickell CityCentre and the Miami Design Retail 
Street Project or in the 'Invitation to Negotiate’ phase, as is the case for the ZooMiami 
expansion project, or projects that have municipal approvals.    Several of these projects contain 
a sizeable entertainment component. All four of these projects are in areas referenced in the 
RED report as suitable for retail and entertainment districts. In addition, there are many large 
scale projects with a substantial retail component and municipal approvals. In aggregate it is 
estimated that they will provide over 5.0 million square feet of retail space.  Further, there are 
numerous proposed large standalone retailers that will provide approximately 1,000,000 square 
feet of retail space. 
 
In regard to (2), it should be mentioned that there are several family entertainment venues in 
various phases of development. In particular, the water park contained in the amended DRI 
(2011) for the Dolphin Center and the Zoo Miami expansion with significant proposed 
entertainment components, including a theme park, a water park and a theater, as well as over 
400,000 square feet of retail and restaurant space is currently in the Invitation to Negotiate 
phase. 
 
In regard to (3), it should be noted that the area of focus in the RED report was only the property 
between the International and Dolphin malls, not the whole of MSA 3.2. The site for the 
proposed CDMP land use amendment is 1.8 miles from the RED area. 
 
In regard to (4), the proposed site is not within the Miami International Airport hotel submarket, 
although is accessible to that area.  Further, many of the hotels in this submarket are just south 
or east of the Airport, areas outside MSA 3.2. 
 
The analysis also argues that the ratio of commercially designated land to thousand residents in 
MSA 3.2 does not take into account several factors. These include those persons employed 
within the MSA, as it is a major employment center, and commercial use that is not community 
serving. The latter include automobile dealerships, truck and heavy equipment sales and repair 
businesses as well as many of the office buildings.  These factors exist in other MSAs and even 
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if they were netted out, the ratio of commercial land to population would easily exceed the 
County average. 
 
The analysis goes on to state that ‘a project of this size [referring to the proposed project that 
includes 611,000 square feet of retail space, 50,000 square feet of restaurant space, and an 
entertainment zone with an IMAX theater and a waterpark] …is required to capitalize on the 
regional market outlined in the report [referring to the RED study].  In regard to this point, it 
should be noted that the area of focus in the RED report was only the property between the 
International and Dolphin malls is ±54.2 acres and was clearly sufficient to capitalize on the 
regional market. 
 
Further, it is stated that ‘the subject area is not within the RED study area considered by 
Lambert Advisory [author of the RED study] because it is situated outside the UDB.’  As was 
stated earlier the area of focus in the RED report is ±54.2 acres between the International and 
Dolphin malls, and the western portion of MSA 3.2 was never under consideration. In addition 
the analysis states that the proposed site is ‘immediately adjacent to the study area.  Again, this 
is simply not the case. 
 
Finally, the analysis raises questions concerning the ±54.2 acre site that was the area of focus 
in the RED report.  It states that the site is ‘smaller than necessary to accommodate the 
retail/entertainment project the Applicant is proposing’. However, the size of this site is more 
than adequate for a retail/entertainment development as it was the intended area for 
development of the RED District. 
 
Environmental Conditions 
 
The following information pertains to the environmental conditions of the application site. All 
YES entries are further described below. 
 
Flood Protection 
 Federal Flood Zone AH-7 and X-99   
 Stormwater Management Permit Surface Water Management Standard Permit 
 County Flood Criteria, National  +7.5 feet  

Geodetic Vertical Datum (NGVD)   
 

Biological Conditions 
 Wetlands Permit Required Yes   
 Native Wetland Communities Yes 
 Specimen Trees Might Contain 
 Endangered Species Habitat Might Contain  
 Natural Forest Community No 
 
Other Considerations 
 Within Wellfield Protection Area Northwest Wellfield   
 Hazardous Waste No 
 Contaminated Site No  

 

Drainage, Flood Protection and Stormwater Management 
The application area does not have adequate level of service for flood protection. Therefore, 
should the application be approved, any development of the site will require compliance with the 



May 2013 Cycle   Application No. 1 
 

1-20 

fill encroachment and water management criteria by providing on site retention of 100-year 3-
day storm (zero discharge) which shall not exceed the floodplain defined by the County Flood 
Criteria plus 8 inches.  
 
Based on the information provided for this application, the total impervious area will change 
from 0.01% to 75.5% approximately. Should the application be approved, the Base Flood 
Elevation would likely change upon development of the property, and the development would 
need to apply for a Conditional Letter of Map Revision (CLOMR), issued by FEMA, to reflect the 
flood plain change. 
 
Specimen Trees 
Should the application be approved, any non-wetland tree resources on the site will require a 
Miami-Dade County Tree Removal/Relocation Permit prior to removal and/or relocation. Said 
Tree Removal Permit shall meet the requirements of Sections 24-49.2 and 24-49.4 of the Code.  
The applicant is advised to contact the Tree Permitting Program for information regarding tree 
permitting requirements. 
 
Wellfield Protection 
The subject property is located within the protection area for the Northwest Wellfield. The CDMP 
Land Use Element Policy LU-8G specifies that the area within the Northest Wellfield Protection 
Area west of the Turnpike between NW 25 Street and Okeechobee Road shall not be 
considered for urban expansion. In addition, Policy CON-3E requires that the entire area west of 
the Turnpike between NW 25 Street and Okeechobee Road remain unurbanized. The 
application site is located west of the Turnpike along the north and south sides of NW 41 Street. 
To address these points of inconsistency with the CDMP, the Applicant proposes to modify 
Policy LU-8G and Policy CON-3E  by simply adding text that would allow the application site to 
be considered for urban uses, however, it fails to address the underlying principles of the 
policies it seeks to amend. In addition, the proposed amendment would set a negative 
precedent that may lead to additional pressure by private applicants to expand the UDB within 
this sensitive area. This could result in a significant negative cumulative effect on wetlands and 
other natural resources. 
 
Protection of the Northwest Wellfield is also implemented through the Open Land Subarea 2 
(Northwest Wellfield) category of the CDMP which defines a specific geographic boundary for 
the land use category and limits uses to limestone quarrying and ancillary uses, necessary and 
compatible institutional uses, public facilities, utility facilities, communication facilities, 
recreational uses, rural residences (1 dwelling unit per 5 acres) and seasonal agriculture, in 
keeping with the Northwest Wellfield Protection Plan, Chapters 24 and 33 of the Code and 
wetland protection requirements. The proposed redesignation of the subject property from 
‘Open Land’ (Subarea 2) to ‘Business and Office’ would create an inconsistency with the 
geographic description of Open Land Subarea 2 area which currently includes the subject 
property and the underlying wellfield protection policies implemented through the Open Land 
Subarea 2 text.  
 
The Northwest Wellfield represents the largest source of drinking water for the citizens of Miami-
Dade County and is one of the county's most pristine wellfield protection areas. The source of 
water for this wellfield, as well as the other wellfields in the County, is the Biscayne Aquifer. The 
Biscayne Aquifer is a highly transmissive unconfined aquifer vulnerable to contamination.  
 
The Miami-Dade County wellfield protection program was initiated as a result of Miami Dade 
County and the US Environmental Protection Agency collaboration that revealed the county 
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drinking water wells had trace levels of industrial contaminants. Groundwater contamination 
from industrial land uses had been significant enough to shut down several wellfields including 
the Medley and East Drive Wellfields.  In December 1985, the Board of County Commissioners 
adopted the Northwest Wellfield Protection Plan by Resolution No. R-1541-85. The plan 
identified land use restrictions and canal improvements intended to provide long term protection 
of water quality in the Northwest Wellfield. The plan has been implemented through ordinances 
and the Comprehensive Development Master Plan which identifies the County’s policies and 
objectives necessary to continue protection of the Northwest Wellfield. County ordinances 
established stringent land use protections and regulatory boundaries for the Northwest Wellfield 
to protect existing and future production wells. The land use protections were intended to 
ensure that the area remained predominantly undeveloped, and to maintain pristine water 
quality within this wellfield by excluding land uses that could compromise groundwater quality 
and pose a threat to the drinking water resources. 
 
CDMP Policy LU-3B states that the wellfield areas shall be protected from incompatible land 
uses. Although the subject property is located immediately adjacent to the Urban Development 
Boundary, it is separated from the urbanized area by the Snapper Creek Extension Canal 
(SCEC). The canal serves as a hydrologic divide and protects the Northwest Wellfield from 
contaminants associated with urban land uses located east of the SCEC. The Urban 
Development Boundary is the primary regulatory tool used to prevent the proliferation of 
incompatible land uses into the Northwest Wellfield. The applicant has failed to demonstrate 
that the application will be consistent with CDMP Policy LU-3B. 
 
The CDMP interpretive text for the Wellfield Areas sets out the importance of managing land 
uses and activities near and upgradient from wellfields since these activities may directly impact 
the quality of water ultimately withdrawn from wells. The Wellfield Areas text also recognizes 
that if these regional wellfields become contaminated, there are no alternative sites for the 
construction of comparable high-capacity wellfields. Since the land around the Northwest 
Wellfield is largely undeveloped with urban uses, it provides an opportunity to maintain pristine 
water quality in this important wellfield area. With the increasing concerns for sea level rise and 
resulting salt water intrusion, it is imperative that the water resources of the Northwest Wellfield 
continue to be afforded the highest level of protection. Since it represents the County’s largest 
westward-located wellfield, it will become the County’s main source of potable water in the 
event that the coastal wellfields are compromised by salt water intrusion.  
 
CDMP Objective CON-3 states that regulations within wellfield protection areas shall be strictly 
enforced and the recommendations of the Northwest Wellfield Protection Plan shall continue to 
be fully implemented. Further CDMP Policy WS-1D states that “the County shall protect the 
integrity of groundwater within wellfield protection areas by strict adherence to the Wellfield 
Protection Ordinances, by rigorous enforcement of sanitary sewer requirements, hazardous 
waste prohibitions, land use restrictions, and all other applicable regulations, and by supporting 
system improvements which are designed to protect or enhance the raw water supply. Existing 
and future wellfields of exceptional quality, such as the Northwest Wellfield, shall be particularly 
addressed in the regulations to prevent degradation of water quality.” The proposed application 
is contrary to the recommendations of the Northwest Wellfield Protection Plan, as adopted by 
BCC Resolution No. R-1541-85, which states that “the highest level of protection is warranted 
for the cone of influence area west of the Turnpike. This area will remain the primary recharge 
area for the water supply of all of North Dade for the foreseeable future and beyond.” 
Recommendation IIIA of the Wellfield Protection Plan indicates that “urban development should 
be discouraged and limestone quarrying activity should be encouraged” for the area west of the 
Snapper Creek Extension Canal.  
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CDMP Policy LU-8E states that applications requesting amendments to the CDMP Land Use 
Plan map shall be evaluated to consider the extent to which the proposal would “enhance or 
degrade environmental or historical resources, features or systems of County significance”. The 
applicant has failed to demonstrate that the proposed application will not degrade groundwater 
quality in the Northwest Wellfield. The 1985 Northwest Wellfield Protection Plan noted that 
“future urban development in the Northwest Wellfield protection area will cause an increase of 
sewer lines, septic tanks and stormwater runoff, which are sources of disease-producing 
microorganisms (pathogens and parasites) among other contaminants.” In addition, the 
proposed Business and Office land use designation could allow zoning classifications that allow 
for land uses that could use, handle, generate or dispose of hazardous materials in conflict with 
the prohibitions in Section 24-43 of the Code. The proposed water park is a use that could 
handle, generate or dispose of hazardous materials and hazardous wastes. These uses have 
the potential to negatively impact groundwater quality in the Northwest Wellfield Protection Area 
and are, therefore, inconsistent with CDMP Policy CON-3A which states that no new facilities 
that use, handle, generate, transport or dispose of hazardous wastes shall be permitted within 
wellfield protection areas. The applicant has proffered a Declaration of Restrictions limiting land 
uses that may occur on the site to those that “will not be detrimental to the public health, welfare 
and safety and will not create a nuisance and will not materially increase the level of water 
pollution within the Northwest Wellfield protection area”. The Declaration also agrees to record a 
covenant in accordance with the requirements of the Code to prohibit hazardous materials on 
the property. Proposed land uses that will use, handle, generate, transport of dispose of 
hazardous materials or hazardous wastes within the Northwest Wellfield may only be approved 
if a variance is granted by the Environmental Quality Control Board. 
 
The major findings of the Hydrologic Analysis for DoraI Crossing dated July 2013, prepared by 
Hydrologic Associates USA, Inc. (HAl), and submitted by the applicant in support of the 
application contain technical inaccuracies and fail to demonstrate that the proposed 
development will adequately protect the drinking water supply (see Appendix F). Below are the 
Division of Environmental Resource Management’s responses to the major findings presented 
in the Hydrologic Analysis:  

1. The report provides that the groundwater model utilized to develop the Northwest 
Wellfield protection zones contained a number of deficiencies that resulted in over 
prediction of the area to be protected. The following is noted with respect to HAl's 
evaluation: 

a. The commentary on the deficiencies of the previous Camp Dresser & McKee 
model is not relevant, since Miami-Dade County is currently revising the 
Northwest Wellfield protection boundaries utilizing the groundwater modeling 
conducted by the United States Geological Survey on behalf of Miami-Dade 
County and published in June 2013. 

b. The modeled drawdown provided in the above referenced United States 
Geological Survey report places the Doral Crossing site within the 1/4 foot 
drawdown of the Northwest Wellfield protection area; therefore, the property will 
remain within the Northwest Wellfield protection area and would be subject to 
land use and zoning restrictions pursuant to the Code. 

c. The analysis provided by HAl uses data, information and references that are 
outdated. A listing of some more current scientific work with respect to the 
Northwest Wellfield and the Lake Belt region of Miami-Dade County is provided 
as Attachment A of the DERM Memorandum. 
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2. The report argues that current wellfield pumpage from the Northwest Wellfield is less 
than 20% of maximum capacity. The implication is that the areal extent of the withdrawal 
area of the production wells would be significantly retracted if the wellfield was modeled 
based on the reduced pumpage. However, as public policy, Miami-Dade County wellfield 
protection boundaries are based on design capacity, not on short-term pumpage. This 
public policy preserves the ability to ensure an adequate supply of drinking water to 
Miami-Dade County's residents in emergency situations. As an example, in the event 
that a wellfield in the County is partially or completely nonoperational (i.e., contamination 
issues, infrastructure problems, etc.), withdrawal from other wellfields will be temporarily 
increased to compensate for the difference in the drinking water supply demand while 
the issue is being addressed.  Additionally, the threat of saltwater intrusion to the 
County's drinking water supply requires the flexibility to increase the groundwater 
withdrawal rate from any of the wellfields in the event of a partial or complete shutdown. 
Saltwater intrusion within a wellfield will result in a permanent shutdown of affected 
production wells. Under this scenario, increased withdrawal from one or more of the 
other wellfields would be required to address the resulting deficit.  Based on the location 
and size, the Northwest Wellfield is the least vulnerable to salt water intrusion and as 
such must be maintained at design capacity since in an extreme situation it could 
become the county's main source of drinking water. 

3. The report presents extensive discussion on the canal structures, water control 
structures and strategies implemented within the Northwest Wellfield area of the County 
with particular focus on the Snapper Creek Extension Canal (SCEC). Although the 
regional groundwater flow outside of the wellfield areas of the County is generally 
easterly or southeasterly, the SCEC was constructed as a recharge structure along the 
eastern reach of the Northwest Wellfield Protection Area and limits eastward expansion 
of the wellfield's cone of depression. By design, the recharge structure creates a 
gradient towards the wellfield when the production wells are being pumped. 

 
4. The report utilizes water level elevations from monitoring locations serving the Beacon 

Lakes development, located to the south of the site, to conclude that notwithstanding the 
recharge structure, measured groundwater elevations in the vicinity of the site indicate a 
more regional west to east flow away from the production wells. As illustrated by the 1 
Estimation of Capture Zones and Drawdown at the Northwest and West Wellfields, 
Miami Dade County, Florida, Using an Unconstrained Monte Carlo Analysis: Recent 
(2004) and Proposed Conditions, USGS Open File Report 2013-1086 comments below, 
the monitoring locations and data used in HAl's evaluation are inappropriate for drawing 
conclusions about this site. 

a. The evaluation inappropriately compared data from a water level monitoring well 
and a canal stage level to determine groundwater flow direction. 

b.  The use of average daily water levels to calculate overall groundwater gradient is 
inappropriate for south Florida due to the seasonality (wet and dry) of the data. 

c.  The evaluation does not account for the large surface water bodies (quarry lakes) 
located between the two monitoring locations utilized in the evaluation. These 
lakes extend deep into the Biscayne Aquifer, and will have an effect on 
hydrology. 

5. The results of groundwater monitoring for the Beacon Lakes development are cited to 
support that the proposed development will have little or no impact on the Northwest 
Wellfield.  However, current absence of groundwater contamination cannot be used as a 
predictor of future conditions. Contamination is typically episodic; once a contaminant 
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has been released onto the ground or in the subsurface, it can interact with flows in the 
subsurface. The local gradients may change based on stresses, seasonal recharge, etc. 
which can change the transport directions and rates. Shapiro et al (2008) concluded that 
short-term contamination incidents can lead to long-term degradation of the water 
quality. 

 
Natural Resources (Wetlands and Endangered Species Habitat) 
The applicant acknowledges that the application area contains wetlands (Page 6 of the 
Environmental Site Assessment) and that these wetlands may provide habitat for threatened or 
endangered species (Page 9 and Figure 8 of the Environmental Site Assessment).  Consistent 
with the policies of Objective CON-9 and Policy CON-7A, the applicant may be required to 
provide additional information demonstrating that the proposed project has no adverse 
environmental impact on wetlands that provide habitat for threatened or endangered species.   
 
The application area is in an area designated “Future Wetlands” in the CDMP. Policy 8G(i)(b) 
states that when considering land areas to add to the UDB, some areas such as “Future 
Wetlands delineated in the Conservation and Land Use Element” should be avoided. According 
to the most recent map of future wetlands, the application site is located on the edge of these 
wetlands. 
 
Figure 17 of the CDMP Land Use Element depicts water resources, including Aquifer Recharge 
Areas that include the Everglades, Everglades buffer areas and other areas which are poorly 
drained by the canal system and which provide prolonged recharge of the Biscayne Aquifer 
after rainfall events. Unaltered soils west of the Turnpike are composed primarily of poorly 
drained mucks and peats, as depicted in the generalized soil map for the county (Figure 16 of 
the CDMP Land Use Element), consistent with the description of aquifer recharge areas. The 
applicant acknowledges that unaltered soils on the site consist of Dania and Lauderhill 
depressional mucks (Page 3 of the Environmental Site Assessment) that are described by the 
USDA Natural Resources Conservation Service as “very poorly drained”. CDMP Objective 
CON-4 states that “the aquifer recharge and water storage capacity of the presently 
undeveloped areas in western and southern Miami-Dade County shall be maintained or 
increased.” In addition CDMP Policy CON-4A states that “the aquifer-recharge values of 
wetland areas shall be maintained and, where feasible, enhanced or restored. There shall be no 
further positive drainage of wetlands to accommodate urban development or agricultural uses.” 
The applicant has failed to demonstrate that the proposed development will not impact the 
aquifer recharge value of existing wetlands. 
 
Objective LU-3 of the CDMP provides for the protection of natural resources and systems by 
recognizing and responding to constraints posed by soils, topography, water table level, 
vegetation type, wildlife habitat, and hazards such as flooding.  Policy CON-5F requires that cut 
and fill criteria be developed and applied to this area to protect against flooding and ensure 
recharge of groundwater. 
 
Land Use Compatibility/Rockmining Overlay Zoning Area (ROZA) 
Section 373.4149(4), Florida Statutes, states that “when amending local comprehensive plans, 
or implementing zoning regulations, development regulations, or other local regulations, Miami-
Dade County shall strongly consider limestone mining activities and ancillary operations, such 
as lake excavation, including use of explosives, rock processing, cement, concrete and asphalt 
products manufacturing, and ancillary activities, within the rock mining supported and allowable 
areas of the Miami-Dade County Lake Plan adopted by subsection (1); provided, however, that 
limerock mining activities are consistent with wellfield protection. Rezonings or amendments to 
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local comprehensive plans concerning properties that are located within 1 mile of the Miami-
Dade Lake Belt Area shall be compatible with limestone mining activities.” Further, CDMP 
Policy LU-4A states that when evaluating compatibility among proximate land uses, the County 
shall consider factors such as noise, runoff, traffic, vibration and buffering, as applicable. 
 
The subject property is located immediately adjacent to the County’s Rockmining Overlay 
Zoning Area and is surrounded by existing borrow pit lakes to the north, south and west with 
active rockmining operations ongoing to the west and south. The CDMP Interpretive Text for 
Mineral Resources recognizes that the area west of the Turnpike extension, including the 
Northwest Wellfield Area, will continue to be the area of greatest mineral extraction activity in 
the County. CDMP Policy CON-6A states that “areas of highest suitability for mineral extraction 
in Miami-Dade County shall be reserved for that use and shall be protected from premature 
encroachment by incompatible uses.” Development of the subject property for ‘Business and 
Office’ uses would be incompatible with the surrounding rock quarries for reasons including 
noise, runoff, traffic, vibration and buffering and may jeopardize the viability of mineral extraction 
uses in the area. These factors are described in more detail in the following paragraphs.  
 
Contaminant levels in rock quarries are closely monitored given their proximity to the wellheads 
and direct connection to the Biscayne Aquifer. Urban runoff from the proposed development has 
the potential to increase contaminant levels in the quarries thereby impacting the quality of the 
drinking water supply and jeopardizing the viability of existing rock mining operations. The ‘Rock 
Mining – Freshwater Lakebelt Plan: Final Programmatic Environmental Impact Statement’ 
prepared by the United States Army Corps of Engineers in May 2000 determined that 
contamination of borrow pits from urban runoff is possible citing studies that indicate that “runoff 
from a variety of land uses in South Florida, including residential, commercial, and highways, 
contains elevated nutrients, trace metals, chemical oxygen demand, dissolved solids, and 
indicator bacteria.”  
 
Approval of additional residential densities on the subject property would not be consistent with 
Section 373. 4149(4) of the Florida Statutes which states that “no rezonings, variances, or 
amendments to local comprehensive plans for any residential purpose may be approved for any 
property located in sections 35 and 36 and the east one-half of sections 24 and 25, Township 
53 South, Range 39 East until such time as there is no active mining within 2 miles of the 
property. This section does not preclude residential development that complies with current 
regulations”. Since the subject property is located within the eastern half of Sections 24 and 25 
in Township 53, Range 39 and is located within two miles of active mining operations, approval 
of additional residential density on the subject property is prohibited by state law. In addition, the 
approval of residential uses on the subject property would be incompatible with the rock mining 
uses for reasons including noise and vibration. On September 11, 2013, the applicant proffered 
a Declaration of Restrictions that would prohibit residential uses on the subject property and 
commits to implementing Chapter 24 requirements in the development of the proposed 
development. The proffered covenant however does not adequately address concerns about 
the potential impacts to the Northwest Wellfield and incompatibility with the existing rockmining 
operations.  
 
Water and Sewer 

Water Supply 
The water supply for this application will be provided by the Hialeah/Preston Water Treatment 
Plant. At the present time, there is adequate treatment and water supply capacity for this 
application; however, a Water Supply Certification will be required for this project at the time of 
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development to determine water supply availability. At the time of development, the project will 
be evaluated for water supply availability and a water supply reservation will be made.   
 
Water Treatment Plant Capacity 
The County’s adopted Level of Service (LOS) standard for water treatment is based on regional 
treatment system capacity. This LOS requires that the maximum daily flow cannot exceed 98% 
of the regional treatment system capacity, which is currently 439.74 mgd. Therefore, maximum 
daily flow cannot exceed 430.95 mgd. The current reported maximum daily flow is 353.6 mgd 
and there is 16.76 mgd in reserved capacity. As a result, the regional system has approximately 
60.59 mgd or 13.78% of treatment plant capacity remaining. 
                                                           
As noted in the “Estimated Water Demand/Sewer Flow for Proposed Development by Land Use 
Scenario” table below, the maximum water demand for Residential (Scenario 1) development 
under the current CDMP Land Use designation, is estimated at 3,740 gallons per day (gpd). The 
maximum water demand for Business (Scenario 1) and Residential (Scenario 2) development 
under the Requested CDMP Land Use designation, is estimated at 141,675 gpd and 157,200 
gpd respectively. This represents an increase of up to 153,460 gpd over the demand under the 
current CDMP land use designations. On August 2, 2013, the applicant proffered a Declaration 
of Restrictions limiting development on a portion of the site to 850,000 square feet of Business, 
the remaining portion of the site could be developed with up to 78,408 square feet of Business. 
If the application site were developed with 928,408 square feet of Business (Scenario 3), 
maximum water demand is estimated at 92,841 gpd, an 89,101 gpd increase over the current 
maximum water demand. A Water Supply Certification Letter will be required at the time of 
development, at which time the proposed project will be evaluated for water supply availability 
and a water supply reservation will be made.   

 
 

Estimated Water Demand/Sewer Flow 
For Proposed Development by Land Use Scenario 

Scenario Use 
(Maximum Allowed) 

Quantity 
(Units or Square Feet) 

Water Demand 
Multiplier (Section 

24-43.1 Miami-
Dade Code) 

Projected Water 
Demand (gpd) 

Current CDMP Potential 

1 Residential 17 units 220 gpd 3,740 gpd 

Requested CDMP Designation 

1 Business 1,416,745 sq. ft. retail 10 gpd/100 sq. ft. 141,675 gpd 

2 Residential 1,048 apartments 150 gpd 157,200 gpd 

3 Business 928,408 sq. ft. retail 10 gpd/100 sq. ft. 92,841 gpd 
Source: Miami-Dade Water and Sewer Department; Department of Regulatory and Economic Resources, Planning 

Division; August 2013 
 
Water System Connectivity 
If the request to expand the UDB to include the application site is approved, the developer may 
connect to an existing 20-inch water main that runs along NW 41st Street, which was built for the 
sole use of the State of Florida Reception and Correctional Centers, and extend a new 12-inch 
water main to the subject property. Any public water main extension within the property shall be 
12-inch minimum diameter. If two or more fire hydrants are to be connected to a public water 
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main extension within the property, then the water system shall be looped with two (2) points of 
connection. At this time, there are three planned projects in close proximity to this application 
site within the UDB, MDWASD Agreement No. 21515 on NW 41 Street west of NW 114th 
Avenue is for retail, bank and restaurant use. Agreements #21143 and 21388 for Miami Dade 
College on NW 117th Avenue and south of NW 41st Street are associated with the development 
of a 5-story parking garage and the renovation of the existing Miami-Dade College West 
Campus respectively.  
 
Sewer Treatment Plant Capacity 
The County's adopted LOS standard for wastewater treatment and disposal requires that the 
regional wastewater treatment and disposal system, consisting of North, Central, and South 
Districts Wastewater Treatment Plants, operate with a capacity that is two percent above the 
average daily 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. The regional wastewater treatment system has a design capacity of 
375.50 million gallons per day (mgd) and a 12-month average (period ending April 2013) of 
322.85 mgd. The sum of the 12-month average and all reserved flows (30.61 mgd) represents 
94.13% of the regional system design capacity. Therefore, the wastewater treatment system 
has 5.87% less 2% for a total of 3.87% or 14.53 mgd of capacity remaining. 
 
Sewer System Connectivity 
The wastewater flows for this application will be transmitted to the Central District Wastewater 
Treatment Plant for treatment and disposal. Currently, there is average wastewater treatment 
capacity for this application consistent with Policy WS-2A(2) of the CDMP. If the request to 
expand the UDB to include the subject property is approved, the developer may connect to a 
12-inch sanitary sewer force main on NW 41st Street abutting the property. Said main directs the 
flow to pump station 30-0187 which is currently working within the mandated criteria set forth in 
the First and Second Partial Consent Decree. A private pump station will be required. In 
addition, if any development in the area north of NW 41st Street requires a sewer connection, an 
additional private pump station will be required. The sanitary sewer flow for this application will 
have an impact on the Doral Basin area. As such, a sanitary sewer construction connection 
charge will apply.   
 
Fire and Rescue Service 
 
The application site is currently served by Miami-Dade County Fire Rescue Station No. 45 
(Doral South), located at 9710 NW 58 Street.  This station is equipped with an Engine and a 
temporary Rescue unit, and is staffed with seven (7) firefighter/paramedics 24 hours a day, 
seven days a week.  Station No. 69 (Doral North), located at 11151 NW 74 Street, will also 
serve the application area and will be in operation by July 2013; the temporary Rescue unit 
located at Station No. 45 will be relocated to Station No. 69.   
 
The Miami-Dade County Fire Rescue Department (MDFR) has indicated that the average travel 
time to incidents in the vicinity of the application site is approximately 7 minutes and 39 
seconds.  Performance objectives of national industry standards require the assembly of 15-17 
firefighters on-scene within 8-minutes at 90% of all incidents.  Travel time to incidents in the 
vicinity of the application site complies with the performance objective of national industry 
standards. 
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Level of Service Standard for Minimum Fire Flow and Application Impacts  
DMP Policy WS-2A establishes the County’s minimum Level of Service standard for potable 
water.  This CDMP policy requires the County to deliver water at a pressure no less than 20 
pounds per square inch (psi) and no greater than 100 psi, unless otherwise approved by the 
Miami-Dade Fire Rescue Department.  A minimum fire flow of 3,000 gallons per minute (gpm) is 
required for business and industrial uses, and 750 gpm for single family and duplexes. 
 
The current CDMP land use designation of “Open Land” will allow a potential development on 
the application site that is anticipated to generate approximately 5 annual alarms.  The 
proposed CDMP land use designation of “Business and Office” will allow a potential 
development that is anticipated to generate 420 annual alarms which will result in a severe 
impact to existing fire rescue services.  Presently, fire and rescue service in the vicinity of the 
application site is adequate.  The anticipated number of annual alarms will be mitigated upon 
the opening of Station No. 69 in July 2013 and further mitigated by the completion of planned 
Station No. 68 to be located at NW 112 Avenue and NW 17 Street.  The Miami-Dade Fire 
Rescue Department owns the property for Station No. 68; however, funding for construction 
remains pending at this time.   
 
The required fire flow for the proposed CDMP land use designation of “Business and Office” 
shall be 3,000 gpm.  Fire hydrants shall be spaced a minimum of 300 feet from each other and 
shall deliver not less than 1,000 gpm.  Presently, there are no fire flow deficiencies in the vicinity 
of the application site. 
 
Solid Waste 
 
The Miami-Dade County Public Works and Waste Management Department (PWWM) Solid 
Waste Functions oversees the proper collection and disposal of solid waste generated in the 
County through direct operations, contractual arrangements, and regulations.  In addition, the 
Department directs the countywide effort to comply with State regulations concerning recycling, 
household chemical waste management and the closure and maintenance of solid waste sites 
no longer in use. 
 
The application site is located inside the PWWM Waste Collection Service Area (WCSA), which 
consists of all residents of the Unincorporated Municipal Service Area (UMSA) and eight 
municipalities.   
 
Level of Service Standard  
CDMP Policy SW-2A establishes the adopted Level of Service (LOS) standard for the County’s 
Solid Waste Management System.  This CDMP policy requires the County 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 PWWM assesses the solid 
waste capacity on system-wide basis since it is not practical or necessary to make 
determination concerning the adequacy of solid waste disposal capacity relative to individual 
applications.  As of FY 2012-2013, the PWWM is in compliance with the adopted LOS standard.   
 
 
Application Impacts  
Application No. 1 is requesting the re-designation of approximately 96.79 gross acres (81.31 
Net Acres) from “Open Land” to “Business and Office” on the Adopted 2015 and 2025 LUP 
map.  The designation to “Business and Office” will likely result in the development of a 
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commercial establishment.  Per Chapter 15 of the County Code, the PWWM does not actively 
compete for commercial waste collection service at this time, waste collection services may be 
provided by a private waste hauler.  The PWWM has determined that the requested amendment 
will have no impact or any associated costs to the County; therefore, the PWWM has no 
objections to the proposed amendment.   
 
Parks 
 
The Miami-Dade County Parks, Recreation and Open Space Department has three Park Benefit 
Districts (PBDs). The subject application site is located inside Park Benefit District 1 (PBD-1), 
which encompasses the area of the County north of SW 8 Street and AIA/MacArthur Causeway. 
 
Level of Service Standard 
CDMP Policy ROS-2A establishes the adopted minimum Level of Service (LOS) standard for 
the provision of recreation open space in the Miami-Dade County.  This CDMP policy requires 
the County to provide a minimum of 2.75 acres of local recreation open space per 1,000 
permanent residents in the unincorporated areas of the County and a County-provided, or an 
annexed or incorporated, local recreation open space of five acres or larger within a three-mile 
distance from residential development. The acreage/population measure of the LOS standard is 
calculated for each Park Benefit District. A Park Benefit District is considered below LOS 
standard if the projected deficiency of local recreation open space is greater than five acres. 
Currently, PBD-1 has a surplus capacity of 310.91 acres of parkland, when measured by the 
County’s concurrency LOS standard of 2.75 acres of local recreation open space per 1,000 
permanent residents. 
The “County Local Parks” table below lists all the parks within a 3-mile radius of the application 
site.  North Trail Park, the only public park within a three mile radius of the application site, is 
larger than the required five acres (or larger) park.   
 

County Local Parks 
Within a 3-Mile Radius of Application Site 

Park Name Acreage Classification 

North Trail Park 15.30 Community Park 

Source: Miami-Dade County Parks, Recreation and Open Space Department, July 2013. 

 
Application Impacts  
The potential development of the site under the existing CDMP land use designation has a 
potential population of 52, resulting in an impact of 0.14 acres based on the adopted minimum 
LOS standard for local recreational open space.  The proposed change could result in a 
potential population of 2,937, or an increase of 2,885 persons, resulting in an impact of an 
additional 8.08 acres of local parkland.  This would lower the surplus capacity from 310.91 acres 
to 302.83 acres, but remain above the adopted minimum LOS standard.  If the application site is 
approved for business use and the accompanying covenant restricting residential development 
is accepted, there would be no increase in population and therefore no impact to local 
recreational open space.   
 
 
Public Schools 
 
The Applicant has submitted a Declaration of Restrictions (covenant) prohibiting residential 
development of the property and limiting the application site to a maximum of 850,000 square 
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feet of commercial development.  Therefore, the proposed redesignation will have no impact on 
the local school population. 
 
Aviation 
 
Miami-Dade County Aviation Department does not object to the proposed CDMP amendment 
provided that the proposed development complies with all applicable local, state and federal 
aviation regulations including Airport Zoning, Chapter 33, of the Code of Miami-Dade County. 
 

Roadways 
 
Application No. 1 is located on the northwest and southwest corners of the intersection of NW 
41 Street and the Homestead Extension of the Florida Turnpike (HEFT) in unincorporated 
Miami-Dade County, outside the County’s Adopted 2015 Urban Development Boundary (UDB). 
Specifically, the application site is located north and south of NW 41 Street, a two-lane roadway 
west of the HEFT and a six-lane divided arterial roadway east of the HEFT, which provides 
access to the adjacent HEFT to the east, and to SR 826/Palmetto Expressway further east. 
 
East-west arterials and expressways in the vicinity of the application site and within the study 
area include: Okeechobee Road, NW 74 Street, NW 58 Street, NW 36/41 Street, NW 25 Street, 
NW 12 Street, Dolphin Expressway/SR 836, West Flagler Street, SW 8 Street/Tamiami Trail, 
SW 24/26 Street/Coral Way, and SW 40/42 Street/Bird Road. North-south arterials and 
expressways include: Krome Avenue/SW 177 Avenue, SW 157 Avenue, SW 147 Avenue, SW 
137 Avenue, SW 127 Avenue, SW 122 Avenue, HEFT/SR 821, SW 117 Avenue, NW/SW 107 
Avenue, NW/SW 97 Avenue, NW/SW 87 Avenue, and SR 826/Palmetto Expressway.  
 
The Miami-Dade County Department of Regulatory and Economic Resources in cooperation 
with the Department of Public Works and Waste Management (PWWM) and the Metropolitan 
Planning Organization (MPO) performed a short-term (Concurrency) analysis to assess the 
impact that the application would have on the adjacent roadways.  The applicant, at the request 
of County staff, also performed a future long-term (Year 2025) traffic conditions analysis.  The 
applicant’s transportation consultant also submitted along with the future traffic impact analysis 
a short-term (Year 2018) traffic impact analysis.  
 
A study area (area of influence) was selected to determine the Application’s traffic impact on the 
roadway network.  The study area includes the arterial and collector roadway network extending 
to Okeechobee Road on the north, the Palmetto Expressway/SR 826 on the east, SW 40/42 
Street/Bird Road on the south, and SW 177 Avenue/ Krome Avenue on the west. 
 
Traffic conditions are evaluated by the level of service (LOS), which 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.  
 
Existing Conditions 
Existing traffic conditions on major roadways adjacent to the application site and within the 
study area, which are currently monitored by the County and the State, are acceptable. 
However, the following roadway segments are operating at their adopted LOS D standard: NW 
36/41 Street between the HEFT and NW 107 Avenue, NW 107 Avenue and NW 97 Avenue, and NW 87 
Avenue and SR 826; the HEFT between SR 836 and SW 8 Street and from SW 8 Street to SW 40 Street; 
NW 107 Avenue between NW 41 Street and NW 25 Street; NW/SW 127 Avenue between NW 12 Street 
and SW 8 Street, SW 8 Street and SW 26 Street and SW 26 Street and SW 42 Street; and NW 87 
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Avenue between NW 25 Street and NW 12 Street.  The “Existing Traffic Conditions Roadway Lanes 
and Peak Period Level of Service (LOS)” table below shows that the current operating condition 
of the roadways within the study area currently monitored.  
 

 
Existing Traffic Conditions 

Roadway Lanes and Peak Period Level of Service (LOS) 

Roadway Location/Link Lanes LOS Std. LOS  

Okeechobee Road Krome Avenue to HEFT 4 DV C C (2012) 
 HEFT to NW 116 Way 6 DV D C (2012) 
 NW 116 Way to NW 103 St. 6 DV D C (2012) 
 NW 103 St. to  SR 826 6 DV D C (2012) 
     
NW 74 Street NW 107 Ave. to NW 97 Ave. 4 DV D C (2012) 
 NW 87 Ave. to SR 826 4 DV D C (2012 
     
NW 58 Street NW 117 Ave. to NW 107 Ave.  4 DV D C (2011) 
 NW 107 Ave. to NW 97 Ave. 4 DV D C (2011) 
 NW 97 Ave. to NW 87 Ave. 4 DV D B (2011) 
 NW 87 Ave. to SR 826 4 DV D C (2011) 
     
NW 36/41 Street HEFT to NW 107 Ave. 6 DV D D (2011) 
 NW 107 Ave. to NW 97 Ave. 6 DV D D (2011) 
 NW 97 Ave. to NW 87 Ave. 6 DV E+20% D (2011) 
 NW 87 Ave. to SR 826 6 DV D D (2011) 
     
NW 25 Street NW 117 Ave. to NW 107 Ave.  4 DV D B (2011) 
 NW 107 Ave. to NW 97 Ave. 4 DV D C (2011) 
 NW 97 Ave. to NW 87 Ave. 4 DV D C (2011) 
 NW 87 Ave. to SR 826 6 DV D C (2011) 
     
NW 12 Street NW 127 Ave. to NW 117 Ave.  4 DV D B (2011) 
 NW 117 Ave. to NW 112 Ave.  6 DV D C (2011) 
 NW 107 Ave. to NW 87 Ave. 4 DV D C (2011) 
 NW 87 Ave. to NW 72 Ave. 4 DV D C (2011) 
     
Dolphin Expressway 
Extension/SR 836 

SW 137 Ave. to SR 836  6 LA D B (2012) 

Dolphin Expressway/SR 836 HEFT to NW 107 Ave. 8 LA D B (2012) 
 NW 107 Ave. to NW 87 Ave.  8 LA D B (2012) 
 NW 87 Ave. to SR 826 8 LA D B (2012) 
     
West Flagler Street W 118 Ave. to W 114 Ave.  4 DV E+20% D (2011) 
 W 114 Ave. to W 107 Ave.  6 DV E+20% C (2011) 
 W 107 Ave. to W 97 Ave.   6 DV E+20% D (2011) 
 W 97 Ave. to W 87 Ave.  6 DV E+20% D (2011) 
 W 87 Ave. to W 72 Ave.  6 DV E+20% C (2012) 
     
SW 8 Street/Tamiami Trail SW 177 Ave. to SW 147 Ave. 4 DV  C C (2012) 
 SW 147 Ave. to SW 137 Ave.  6 DV D D (2012) 
 SW 137 Ave. to SW 127 Ave. 6 DV D C (2012) 
 SW 127 Ave. to HEFT  6/8 DV E C (2012) 
 HEFT to SW 107 Ave.  6 DV E+20% C (2012) 
 SW 107 Ave. to SW 87 Ave. 8 DV E+20% C (2012) 
 SW 87 Ave. to SR 826  6 DV E+20% C (2012) 
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Existing Traffic Conditions 

Roadway Lanes and Peak Period Level of Service (LOS) 

Roadway Location/Link Lanes LOS Std. LOS  

     
SW 24/26 Street/Coral Way SW 147 Ave. to SW 137 Ave. 4 DV E+20% E+9% (2011) 
 SW 137 Ave. to SW 127 Ave.  4 DV E+20% D (2011) 
 SW 127 Ave. to SW 117 Ave. 4 DV E+20% E+4% (2011) 
 SW 117 Ave. to SW 107 Ave.  4 DV E+20% D (2011) 
 SW 107 Ave. to SW 97 Ave. 4 DV E+20% B (2011) 
 SW 97 Ave. to SW 87 Ave.  4 DV E+20% D (2011) 
 SW 87 Ave. to SR 826  6 DV E+20% E+20% (2011) 
     
SW 40/42 Street/Bird Road SW 157 Ave. to SW 147 Ave.  4 DV D B (2011) 
 SW 147 Ave. to SW 137 Ave.  4 DV D D (2011) 
 SW 137 Ave. to SW 127 Ave.  4 DV D C (2011) 
 SW 127 Ave. to HEFT 4 DV E C (2011) 
 HEFT to SW 107 Ave. 6 DV E C (2012) 
 SW 107 Ave. to SW 97 Ave.  6 DV E C (2012) 
 SW 97 Ave. to SW 87 Ave. 6 DV E C (2012) 
 SW 78 Ct. to SR 826 6 DV E C (2012) 
     
Krome Ave./NW/SW 177 Ave. Okeechobee Rd. to PM 2.754 2 UD C C (2012) 
 PM 2.754 to SW 8 St. 2 UD C C (2012) 
 SW 8 St. to SW 88 St.  2 UD C C (2012) 
     
NW/SW 137 Avenue NW 6 St. to SW 8 St. 6 DV D C (2011) 
 SW 8 St. to SW 26 St.  4 DV E+20% E+0.16 (2011) 
 SW 26 St. to SW 42 St. 6 DV D C (2011) 
     
SW NW/132 Avenue NW 6 St. to SW 8 St.  2 DV D D (2011) 
     
NW/SW 127 Avenue NW 12 St. to SW 8 St.  4 DV D D (2011) 
 SW 8 St. to SW 26 St. 2 UD D D (2011) 
 SW 26 St. to SW 42 St. 2 UD D D (2011) 
     
NW/SW 122 Avenue NW 6 St. to SW 8 St.  2 UD D D (2011) 
 SW 8 St. to SW 24 St. 4 DV E+20% D (2011) 
     
HEFT/SR 821 Okeechobee Rd. to NW 106 St. 6 LA D B (2012) 
 NW 106 St. to NW 74 St. 8 LA D C (2012) 
 NW 74 St. to NW 41 St. 8 LA D C (2012) 
 NW 41 St. to NW 12 St. 8 LA D C (2012)  
 NW 12 St. to SR 836 8 LA D C (2012) 
 SR 836 to SW 8 St. 8 LA D D (2012) 
 SW 8 St. to SW 40 St. 6 LA D D (2012) 
     
SW 117 Avenue SW 8 St. to SW 24 St. 2 UD D C (2011) 
     
NW/SW 107 Avenue NW 58 St. to NW 41 St. 4 DV D C (2011) 
 NW 41 St. to NW 25 St. 4 DV D D (2011) 
 NW 25 St. to SR 836 6 DV D C (2011) 
 SR 836 to Flagler St.  6 DV E C (2012) 
 Flagler St. to SW 8 St. 4 DV E C (2012) 
 SW 8 St. to SW 24 St. 6 DV E C (2012) 
 SW 24 St. to SW 40 St. 4 DV E C (2012) 
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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 97 Avenue NW 41 St. to NW 25 St.  4 DV D C (2011) 
 NW 25 St. to NW 12 St.  4 DV D B (2011) 
 SW 8 St. to SW 24 St. 2 UD D D (2011) 
 SW 24 St. to SW 40 St. 2 DV D D (2011) 
     
NW/SW 87 Avenue NW 74 St. to NW 58 St.  4 DV D C (2012) 
 NW 58 St. to NW 36 St.  4 DV D C (2011) 
 NW 36 St. to NW 25 St. 6 DV E D (2011) 
 NW 25 St. to NW 12 St. 6 DV D D (2011) 
 SR 836 to Flagler St. 6 DV E C (2012) 
 Flagler St. to SW 8 St. 4 DV E C (2012) 
 SW 8 St. to SW 24 St. 4 DV E C (2012) 
 SW 24 St. to SW 40 St. 4 DV E C (2012) 
     
SR 826/Palmetto Expressway Okeechobee Rd. to NW 74 St.  10 LA D C (2011) 
 NW 74 St. to NW 58 St. 10 LA D D (2012) 
 NW 58 St. to NW 36 St.  10 LA D C (2012) 
 NW 36 St. to SR 836  10 UC D C (2012) 
 SR 836 to Flagler St.  10 UC   D C (2012) 
 Flagler St. to SW 8 St. 10 UC D C (2012) 
 SW 8 St. to SW 24 St. 10 LA D C (2012) 
 SW 24 St. to SW 40 St.  10 LA D C (2012) 
Source:  Miami-Dade County Department of Regulatory and Economic Resources, Miami-Dade Public Works and 

Waste Management Department; and Florida Department of Transportation, July 2013. 
Notes:    () identifies the year traffic count was taken or the LOS traffic analysis revised. 
                DV= Divided Roadway; UD= Undivided Roadway; LA= Limited Access; UC= Under Construction 
                LOS Std. = the adopted minimum acceptable peak period Level of Service standard for all State and 

County roadways. 

 

Trip Generation 
Two potential development scenarios were analyzed for traffic impacts under the requested 
CDMP land use designation of “Business and Office.” Scenario 1 assumes the application site 
developed with the maximum potential development of 1,416,745 sq. ft. of retail space. 
Scenario 2 assumes the application site developed with 850,000 sq. ft. of development including 
a ±4.5-acre water park. Scenario 1 is estimated to generate approximately 3,057 more PM peak 
hour vehicles trips than the potential development (17 single-family dwelling units) that may 
occur under the current CDMP land use designation of “Open Land.” Scenario 2 is estimated to 
generate approximately 2,332 more PM peak hour vehicle trips than the potential development 
that may occur under the current CDMP land use designation.  See “Estimated Peak Hour Trip 
Generation” table below. 
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Estimated Peak Hour Trip Generation 
By Current and Requested CDMP Land Use Designations 

Application 
Number 

Current CDMP Designation 
and Assumed Use/ 

Estimated No. Of Trips 

Requested CDMP Designation 
and Assumed Use/ 

Estimated No. Of Trips 

Estimated Trip Difference 
Between Current and 

Requested CDMP Land 
Use Designation 

1 
Scenario 1 

 
 
1 

Scenario 2 
 
 
 
 

“Open Land (1 DU/5 ac)” 
17 SF detached /  

 
21 

 
“Open Land (1 DU/5 ac)” 

17 SF detached /  
 
 

21 

“Business and Office” 
1,416,745 sq. ft. retail /  

 
3,078 

 
“Business and Office” 
850,000 sq. ft. retail  

         and water park 
 

2,353 

 
 
 

+ 3,057 
 
 
 
 
 

2,332 

Source:  Institute of Transportation Engineers, Trip Generation, 7th Edition, 2003; Miami-Dade County Public Works 
and Waste Management Department, July 2013. 

Notes:   Scenario 1 assumes the application site developed with the maximum potential development (1,416,745 sq. 
ft. of retail uses) that may occur under the requested CDMP land use designation of “Business and Office”. 

 Scenario 2 assumes the application site developed with 850,000 sq. ft. of development including a ± 4.5-
acre Water Park as limited by the proffered declaration of restrictions submitted by the applicant. The 
Declaration of Restrictions prohibits residential development on the application site. 

  

Traffic Concurrency Evaluation 
An evaluation of peak-period traffic concurrency conditions as of July 2013, which considers 
reserved trips from approved development not yet constructed, programmed roadway capacity 
improvements listed in the first three years of the County’s adopted 2014 Transportation 
Improvement Program (TIP), and the application’s traffic impacts, does project substantial 
changes in the concurrency LOS of the roadways analyzed.  The analyses indicate that if the 
application sites were developed with the maximum potential development (1,416,745 sq. ft. of 
retail uses) that may occur under the requested “Business and Office” land use designation, the 
roadway segments of NW 41 Street between NW 127 Avenue and the HEFT and from the 
HEFT to NW 107 Avenue are projected to operate at LOS F in violation of their adopted LOS D 
standard.  However, if the application sites were developed with the 850,000 sq. ft. of retail uses 
and the water park, as proposed by the applicant, only the roadway segment of NW 41 Street 
between NW 127 Avenue and the HEFT, in front of the application sites, is projected to operate 
at LOS F.  NW 41 Street between NW 127 Avenue and the HEFT is a two-lane facility and it will 
have to be widened to four lanes in order for this facility to be able to accommodate the 
application’s traffic impacts. On September 11, 2013, the Applicant submitted a Declaration of 
Restrictions committing to improve NW 41st Street from its existing condition to a full four-lane 
divided roadway from the Homestead Extension of the Florida Turnpike to NW 122nd Avenue. 
The other roadway analyzed was the HEFT.  The concurrency analysis indicates that the HEFT 
has enough capacity to handle the additional traffic that will be generated by this application.  
See “Traffic Impact Analysis” table below. 
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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.* 

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 1 “Business and Office” (1,416,745 sq. ft. retail) 

2269 HEFT/SR 821 NW 74 St. to NW 41 St. 8 LA D 13,390 8,772 C 0 C 460 9,232 C 
0267 HEFT/SR 821 NW 41 St. to NW 12 St.   8 LA D 13,390 10,851 C 0 C 770 11,621 D 
 NW 41 St. NW 127 Ave. to HEFT  2 UD D 1,330 NA NA 0 NA 3,078 3,078 F 
9442 NW 41 Street HEFT to NW 107 Ave. 6 DV D 4460 2,844 D 0 D 1848 4,692 F 
             
Scenario 2 “Business and Office” (850,000 sq. ft. retail & 4.5-Acre Water Park) 

2269 HEFT/SR 821 NW 74 St. to NW 41 St. 8 LA D 13,390 8,772 C 0 C 352 9,124 C 
0267 HEFT/SR 821 NW 41 St. to NW 12 St.   8 LA D 13,390 10,851 C 0 C 588 11,439 D 
 NW 41 St. NW 127 Ave. to HEFT  2 UD D 1,330 NA NA 0 NA 3,078 3,078 F 
9442 NW 41 Street HEFT to NW 107 Ave. 6 DV D 4,460 2,844 D 0 D 1,413 4,257 D 

Source:  Compiled by the Miami-Dade County Department of Regulatory and Economic Resources, Miami-Dade County Public Works and Waste Management Department and Florida Department of Transportation, July 2013. 
Notes:    DV= Divided Roadway; UD=Undivided Roadway; LA=Limited Access 

*County adopted roadway level of service standard applicable to the roadway segment: D (90% capacity); E (100% capacity); E+20% (120% capacity) for roadways serviced with mass transit having 20 minutes or less 
headways between the Urban Development Boundary (UDB) and the Urban Infill Area (UIA); E+50% (150% capacity) for roadways serviced with extraordinary mass transit inside the UIA.  () Indicates the year traffic count 
was taken and/or Level of Service updated. 
Scenario 1 assumes the application site developed with 1,416,745 sq. ft. of retail space.  
Scenario 2 assumes application site developed pursuant to applicant’s proffered Declaration of Restrictions for a maximum 850,000 sq. ft. of development including a ±4.5 ac. water park. 
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Future Conditions 
The MPO’s adopted 2014 Transportation Improvement Program lists the following roadway 
capacity improvement projects for construction in fiscal years 2013-2018 in the vicinity of the 
application site (see table below). 
 

Programmed Road Capacity Improvements  
Fiscal Years 2013/2014 – 2017/2018 

Roadway From To Type of Improvement Fiscal Year 

NW 74 Street HEFT SR 826 New 6 lanes 2013/14–2015/16 

NW 74 Street NW 87 Ave. SR 826 Add lanes and reconstruct 2013-2014 

SW 177 Ave./Krome 
Ave. 

MP 2.754. SW 8 St. Widen from 2 to 4 lanes 2017/2018 

SW 177 Ave./Krome 
Ave. 

SW 8 St. SW 88 St. Widen from 2 to 4 lanes 2014/2015 

SW 42 Street SW 162 Ave. SW 157 Ave. Widen from 2 to 4 lanes 2014/2015 

SW 147 Avenue SW 10 St. SW 18 St. Widen to 4 lanes UC 

SW 147 Avenue SW 18 St. SW 22 Terr. New 2 lanes UC 

SW 137 Avenue SW 24 St. SW 8 St. Widen to 6 lanes 2013/14–2014/15  

HEFT/SR 821 SR 836 Bird Road Widen from 8 to 10 lanes 2014/2015 

HEFT/SR 821 Bird Road  SW 72 Street Widen from 6 to 10 lanes 2013/2014 

SW 107 Avenue W. Flagler St. SW 5 St. Add lanes 2013/14–2014/15 

SW 107 Avenue SW 1100 Block SW 4 Street Add lanes 2015/2016 

NW 97 Avenue NW 74 St. NW 58 St. New and Widen to 4 lanes 2014/2015 

SR 826/SR 836 
Interchange 

SW 8 Street 
NW 87 Ave. 

SW 25 Street 
NW 57 Ave. 

Interchange improvement 
and add lanes 

2013/14–2016/17 

NW 87 Ave. NW 103 St.  NW 74 St. New road construction 2015/16–2016/17 

Source: 2014 Transportation Improvement Program, Miami-Dade County Metropolitan Planning Organization, May 23, 2013. 
     Notes:  UC means under construction. 

 

The MPO’s adopted 2035 Miami-Dade Long Range Transportation Plan (LRTP), Cost Feasible 
Plan, lists the following roadway capacity improvement projects for construction in the next 22 
years (see table below). 
 

Planned Roadway Capacity Improvements  
Fiscal Years 2013/2014 through 2034/2035 

Roadway From To Type of Improvement Priority 

NW 33 Street NW 97 Ave. NW 87 Ave. Widen from 2 to 4 lanes I 

SR 836 NW 137 Ave. I-95 Toll system conversion to open 
road tolling 

I 

SW 162 Ave. 
SW 47 St. 

SW 47 St./ 
SW 160 Ave. 

SW 48 Terr. 
SW 162 Ct. 

Widen 162 Ave. from 2 to 4 lanes 
Widen 47 St. from 2 to 3 lanes 

I 

SW 157 Ave. SW 52 St. SW 54 Terr. Widen from 2 to 4 lanes I 

SW 147 Avenue SW 22 Terr. SW 10 St. Widen from 2 to 4 lanes I 

HEFT US-1 I-595 Toll system conversion to all 
electronic tolling 

I 

SR 874/Don Shula Expy. SR 826 SW 88 St. Modification of SR 874 mainline 
roadway 

I 

NW 87 Avenue NW 74 St. NW 58 St. New road construction I 

NW 87 Avenue NW 58 St. NW 36 St. Widen from 4 to 6 lanes II 



May 2013 Cycle 1-37 Application No. 1 
 

Planned Roadway Capacity Improvements  
Fiscal Years 2013/2014 through 2034/2035 

Roadway From To Type of Improvement Priority 

NW 107 Avenue NW 41 St. NW 25 St. Widen from 4 to 6 lanes II 

SW 157 Ave. SW 42 St. SW 8 St. New 4 lanes/Widen to 4 lanes IV 

NW 97 Avenue NW 74 St. NW 58 St. New 4 lanes/Widen to 4 lanes IV 

NW 82 Avenue NW 12 St. NW 8 St. New 4 lanes IV 

Source:  Miami-Dade 2035 Long Range Transportation Plan, Metropolitan Planning Organization for the Miami Urbanized Area, 
October 2009. 

Notes:  Priority I – Project improvements to be funded by 2014; Priority II – Project improvements planned to be funded between 2015 
and 2020; Priority III – Project improvements planned to be funded between 2021 and 2025; and Priority IV – Projects 
planned to be funded between 2026 and 2035. 

 

Application Impact 

The “Estimated Peak Hour Trip Generation” table above identifies the estimated number of PM 
peak hour vehicle trips to be generated by the two development scenarios analyzed, including 
the maximum potential development of 1,416,745 sq. ft. of retail space (Scenario 1), and 
850,000 sq. ft. of development including retail and a ±4.5-acre Water Park (Scenario 2) as 
proposed by the proffered declaration of restrictions. Scenario 1 is estimated to generate 
approximately 3,057 more PM peak hour vehicles trips than the potential development (17 
single-family detached dwelling units) that may occur under the current CDMP land use 
designation of “Open Land.” Scenario 2 is estimated to approximately 2,332 more PM peak hour 
vehicle trips than the potential development that may occur under the current CDMP land use 
designation. See “Estimated Peak Hour Trip Generation” table.   
 
Applicant’s Transportation Analysis 
The applicant submitted a transportation analysis report entitled “CDMP Transportation Analysis 
May 2013 CDMP Amendment Application No. 1” prepared by Cathy Sweetapple & Associates 
Transportation and Mobility Planning and dated July 2013. The Transportation Analysis report is 
based on the assumption that the application sites will be developed with 850,000 sq. ft. of retail 
uses and a ±4.5-acre water park indicated in the declaration of restrictions proffered by the 
applicant. The transportation analysis provides a short-term (Year 2018) Traffic Concurrency 
Analysis, and a Long Term (Year 2025) Transportation Infrastructure Analysis. Trip generation 
was estimated using the ITE Trip Generation, 9th Edition, 2012.  The report concludes that the 
Traffic Concurrency Analysis presented in Table 4A of the report, which identifies each roadway 
directly accessed and secondary roads in the vicinity of the application site, shows that there is 
available capacity to absorb the traffic impact that will be generated by the application, and that 
the roadways analyzed were found to operate at acceptable levels of service during the PM 
peak hour period. 
 
The Year 2018 Short-term (Concurrency) traffic impact analysis presented in Table 4A of the 
report identifies the traffic impacting those roadways directly accessed and the secondary roads 
impacted by the application’s traffic. The report concludes that existing roadway infrastructure 
has adequate capacity to handle the additional traffic volume to be generated by the application.  
However, NW 41 Street west of the HEFT is currently a two-lane facility with a peak hour two-
way capacity of approximately 1,330 vehicles per hour.  A minimum of a four-lane roadway 
facility will be needed to handle the 2,353 PM peak hour vehicles trips that will be generated by 
this application.          
 
The Year 2025 Long Term traffic evaluation included a comprehensive network analysis of the 
transportation infrastructure within the study area surrounding the application site, evaluation of 
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existing peak hour period traffic conditions, evaluation of Year 2025 future background and 
committed development traffic conditions (without the amendment), and an evaluation of the 
Year 2025 total traffic conditions with the impacts of the amendment application. The study area 
includes the arterial and collector roadway network extending to Okeechobee Road to the north, 
SR 826/Palmetto Expressway to the east, SW 42/40 Street to the south, and SW 177 Avenue 
/Krome Avenue to the west. The Year 2025 network analysis incorporates the future 
transportation improvements funded in the 2014 Transportation Improvements Program (TIP) 
and in Priorities I, II and III from the 2035 Long Range Transportation Plan. The transportation 
analysis also provides a year 2025 level of service analysis along with a significance 
determination analysis. 
 
The Level of Service and Significance analyses identified eight (8) roadway segments 
significantly impacted but were found to operate within the adopted LOS standards through the 
year 2025 –both without and with the application’s traffic impacts.  The roadway segments 
identified as significantly impacted (>5.0 percent of the adopted maximum service volume) are: 
the HEFT between NW 41 Street and NW 12 Street; and portions of NW 41 Street between the 
HEFT and NW 87 Avenue. However, the significantly impacted segments were found to operate 
below the adopted LOS D standard through the year 2025.  A copy of the applicant’s “CDMP 
Amendment Transportation Analysis” is provided in Appendix C of this report.    
 
Miami-Dade County Public Works and Waste Management Department (PWWM) and 
Department of Regulatory and Economic Resources (RER) staff reviewed the Transportation 
Analysis report submitted by the applicant and have some issues with the analysis provided. 
Support documentations should be provided to verify the use of 84.5 spaces per acre for the 
proposed water park trip generation. There is a significant discrepancy between the traffic 
concurrency distribution (Figure 3G) and the Year 2025 long term traffic distribution (figure 4C) 
for the roadways adjacent to the application site. The traffic distribution for both analyses should 
be the same or similar.  Traffic is expected to grow at a rate of 1.9% for NW 107 Avenue 
between NW 41 Street and NW 25 Street, as compared to the area growth of 1.0% (p. 34, Table 
5D of the report). Therefore, it is suggested that the planned capacity improvement for this 
roadway segment be assigned a higher priority so that the roadway capacity is available before 
opening of this project should the application be approved. Traffic count station data shows that 
traffic volumes are high for traffic count stations 9512 (NW 107 Avenue) and 9442 (NW 41 
Street) in peak directions. The directional distribution factors “D” for these stations have values 
higher than 0.7; therefore, peak hour directional analysis should be performed for at least these 
two stations. In order to evaluate detailed impacts of project traffic, it is recommended that PM 
peak hour level of service analyses be performed at the following intersections:  NW 41 Street 
and NW 115, NW 114, NW 102, and NW 107 Avenues; NW 107 Avenue and NW 33 and NW 
58 Streets; and the on and off ramps with the HEFT along NW 41 Street. It is also 
recommended that roadway improvements along NW 41 Street west of the HEFT be shown and 
listed.  County staff will discuss these issues and work with the transportation consultant to bring 
the issues to a satisfactory resolution. 
  
Transit 
 
Existing Service  
The closest Metrobus route to the application site and surrounding areas is Metrobus Route 60. 
The service frequencies (headways) of this route are shown in the “Metrobus Route Service 
Summary” table below. 
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Metrobus Route Service Summary 

Route 

Service Headways (in minutes) 
Proximity to 

Bus Stop 
(miles) 

Proximity to 
Bus Route 

(miles) 

Type of 
Service Peak 

(AM/PM) 
Off-Peak  
(Midday) 

Evenings  
(After 8 pm) 

Overnight Saturday Sunday 

36 60 60 n/a n/a n/a n/a 0.29 0.22 L 

Source: 2013 Transit Development Plan, Miami-Dade Transit (June 2013 Line Up) 
Notes: ‘L’ means Metrobus local route service 
 ‘F’ means Metrobus feeder service to Metrorail 
 ‘E’ means Express or Limited-Stop Metrobus service 

 

Future Conditions  
The 2023 Recommended Service Plan within the 2013 Transit Development Plan does not 
identify any improvements to existing transit service within the next ten years, or any new 
Metrobus routes being implemented in the immediate vicinity of the application site for the next 
ten years. 
 

Major Transit Projects  
There are no future major transit projects within the vicinity of this application site. 
 

Application Impacts  
A preliminary analysis was performed in the Traffic Analysis Zone (TAZ) where the application 
site is located. The application site is located in TAZs 669 and 670 and, if granted, the expected 
transit impact will be handled by the existing transit services in the area. 
 

Other Planning Considerations 
 

Urban Sprawl 
The Miami-Dade County Strategic Plan and the CDMP call for the promotion of urban infill and 
redevelopment while discouraging urban sprawl. In addition, Chapter 163.3177(6)9, Florida 
Statutes (F.S.), requires Future Land Use Elements and Future Land Use Element amendments 
to discourage urban sprawl. The statute provides 13 indicators of the proliferation of urban 
sprawl and 8 indicators of discouragement of urban sprawl. The Statute further provides that a 
Future Land Use Element or plan amendment shall be deemed to discourage the proliferation of 
urban sprawl if it incorporates a development pattern or urban form that achieves 4 or more of 
the following 8 indicators for the discouragement of urban sprawl:   

1. Directs or locates economic growth and associated land development to geographic 
areas of the community in a manner that does not have an adverse impact on and 
protects natural resources and ecosystems. 

2. Promotes the efficient and cost-effective provision or extension of public infrastructure 
and services. 

3. Promotes walkable and connected communities and provides for compact development 
and a mix of uses at densities and intensities that will support a range of housing 
choices and a multimodal transportation system, including pedestrian, bicycle, and 
transit, if available. 

4. Promotes conservation of water and energy. 

5. Preserves agricultural areas and activities, including silviculture, and dormant, unique, 
and prime farmlands and soils. 
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6. Preserves open space and natural lands and provides for public open space and 
recreation needs. 

7. Creates a balance of land uses based upon demands of the residential population for 
the nonresidential needs of an area. 

8. Provides uses, densities, and intensities of use and urban form that would remediate an 
existing or planned development pattern in the vicinity that constitutes sprawl or if it 
provides for an innovative development pattern such as transit-oriented developments or 
new towns as defined in Section 163.3164 F.S. 

 
The application has not demonstrated that it achieves any of the 8 indicators for the 
discouragement of urban sprawl. Alternatively, staff’s review has found that it meets 7 of the 
indicators which demonstrate that the proposed development results in the proliferation of urban 
sprawl. Pursuant to Chapter 163.3177(6)9, F.S., the proposed amendment does not discourage 
urban sprawl, but instead, would result in the proliferation of urban sprawl if approved. 
Therefore, approval of the application would be in contravention of the statutory requirement to 
discourage urban sprawl.  
 
These indictors include the promotion of single use development, promotion of urban 
development in an isolated pattern emanating from existing urban development, failure to 
protect and conserve natural resources, failure to provide clear separation of rural and urban 
areas, discourages urban infill and redevelopment, and fails to encourage a functional mix of 
uses. Following are the 13 indicators of the proliferation of urban sprawl: 
  

1. Promotes, allows, or designates significant amounts of urban development to occur in 
rural areas at substantial distances from existing urban areas while not using 
undeveloped lands that are available and suitable for development.  

2. Fails to adequately protect and conserve natural resources, such as wetlands, 
floodplains, native vegetation, environmentally sensitive areas, natural groundwater 
aquifer recharge areas, lakes, rivers, shorelines, beaches, bays, estuarine systems, and 
other significant natural systems. 

3. Promotes, allows, or designates urban development in radial, strip, isolated, or ribbon 
patterns generally emanating from existing urban developments.   

4. Fails to provide a clear separation between rural and urban uses. 

5. Discourages or inhibits infill development or the redevelopment of existing 
neighborhoods and communities. 

6. Fails to encourage a functional mix of uses.  

7. Results in poor accessibility among linked or related land uses.  

8. Results in the loss of significant amounts of functional open space.  

9. Promotes, allows, or designates for development substantial areas of the jurisdiction to 
develop as low-intensity, low-density, or single-use development or uses. 

10. Fails to adequately protect adjacent agricultural areas and activities, including 
silviculture, active agricultural and silvicultural activities, passive agricultural activities, 
and dormant, unique, and prime farmlands and soils. 

11. Fails to maximize use of existing public facilities and services. 
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12. Fails to maximize use of future public facilities and services. 

13. Allows for land use patterns or timing which disproportionately increase the cost in time, 
money, and energy of providing and maintaining facilities and services, including roads, 
potable water, sanitary sewer, stormwater management, law enforcement, education, 
health care, fire and emergency response, and general government. 

 
These indictors include the promotion of single use development, promotion of urban 
development in an isolated pattern emanating from existing urban development, failure to 
protect and conserve natural resources, failure to provide clear separation of rural and urban 
areas, discourages urban infill and redevelopment, and fails to encourage a functional mix of 
uses. The indicators for the proliferation of urban sprawl are provided in italics below and briefly 
discussed in relation to the application. The application meets 7 of the indicators that 
demonstrate the proliferation of urban sprawl as detailed below: 
  

1. Promotes, allows, or designates significant amounts of urban development to occur in 
rural areas at substantial distances from existing urban areas while not using 
undeveloped lands that are available and suitable for development: The application site 
is currently located outside of the UDB which is intended to distinguish the areas of the 
County where urban development may occur from areas where it should not occur. In 
the vicinity of the application site, the UDB follows the Homestead Extension of the 
Florida Turnpike which provides a clear separation between the urban area to the east 
and the rural area to the west. While the application site is located immediately west of 
the urbanized portion of the County, it is physically separated from the urbanized area by 
the Turnpike. The application proposes an intrusion of unwarranted urban development 
into the unurbanized Northwest Wellfiled Protection Area adjacent to ongoing rockmining 
activites, and there is no demonstrated need for the proposed development. The 
proposed development is inappropriately based on the RED report (Discussed 
inprincipal Reason No. 1 on page 1-2 and in the Economic Analysis on page 1-16). The 
RED report analyzed Retail/Entertainment Districts and identified locations inside the 
currently urbanized area of the County where such Retail/Entertainment Districts could 
be developed. The study did not identify a need to expand the UDB to facilitate 
Retail/Entertainment Districts in the County. As indicated in the Economic Analysis 
section of this report, there is sufficient commercial land within the UDB to sustain 
economic growth beyond the year 2030 both countywide and within MSA 3.2 (where the 
application site is located). Existing commerical land inside the UDB would be more 
suitable for the proposed use.  

2. Fails to adequately protect and conserve natural resources, such as wetlands, 
floodplains, native vegetation, environmentally sensitive areas, natural groundwater 
aquifer recharge areas, lakes, rivers, shorelines, beaches, bays, estuarine systems, and 
other significant natural systems: The application proposes an intrusion of unwarranted 
urban development into the unurbanized portion of the Northwest Wellfiled Protection 
Area. The application would result in the loss of rural open space that is located within 
the Northwest Wellfield Protection Area and serves the important function of wellfield 
recharge. The CDMP interpretive text for the Wellfield Areas sets out the importance of 
managing land uses and activities near and upgradient from wellfields since these 
activities may directly impact the quality of water ultimately withdrawn from wells. The 
Wellfield Areas text also recognizes that if these regional wellfields become 
contaminated, there are no alternative sites for the construction of comparable high-
capacity wellfields. Since the land around the Northwest Wellfield is largely undeveloped 
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with urban uses, it provides an opportunity to maintain pristine water quality in this 
important wellfield area. The application would result in the proliferation of urban land 
uses into the Northwest Wellfield which is inconsistent with the CDMP policies that seek 
to protect the wellfield (as discussed in the Wellfield Protection Section of this report) as 
well as resulting in urban sprawl. 

3. Promotes, allows, or designates urban development in radial, strip, isolated, or ribbon 
patterns generally emanating from existing urban developments: The CDMP text states 
that adherence to the UDB is critical in achieving the desired pattern of development in 
the County. The proposed application, by locating outside of the current UDB, would 
promote discontinuous, scattered development beyond the urban fringe which is 
inconsistent with CDMP Policy LU-10 and results in the proliferation of urban sprawl. 
Although the application site is located immediately west of the urbanized area, it is 
separated from the urbanized area by the Homestead Extension of the Florida Turnpike. 
This would result in an isolated development pattern that would not functionally relate to 
the adjacent development to the east and is, therefore, inconsistent with CDMP Policy 
LU-1G and results in the proliferation of urban sprawl.  

4. Fails to provide a clear separation between rural and urban uses: The UDB is intended 
to distinguish the areas of the County where urban development may occur from areas 
where it should not occur. In the vicinity of the application site, the UDB follows the 
Homestead Extension of the Florida Turnpike which provides a clear separation between 
the urban area to the east and the rural area to the west. Amendment of the UDB to 
incorporate land west of the Turnpike would erode the clear delineation provided by the 
current boundary. 

5. Discourages or inhibits infill development or the redevelopment of existing 
neighborhoods and communities: The UDB is critical in achieving the desired pattern of 
development in the County including the promotion of infill development. The proposed 
application, by locating outside of the current UDB, would promote discontinuous, 
scattered development beyond the urban fringe which is inconsistent with CDMP policies 
that promote infill development.  

6. Results in poor accessibility among linked or related land uses. The proposed 
application, by locating outside of the current UDB, would promote discontinuous, 
scattered development beyond the urban fringe which is inconsistent with CDMP Policy 
LU-10 and this sprawl indicator. Although the application site is located immediately west 
of the urbanized area, it is separated from the urbanized area by the Homestead 
Extension of the Florida Turnpike. This would result in an isolated development pattern 
that does not functionally relate to the adjacent development to the east and is, 
therefore, inconsistent with CDMP Policy LU-1G and results in the proliferation of urban 
sprawl. Additionally, the application is stated to satisfy a demand for 
Retail/Entertainment District type development as described in the RED report. 
However, a key recommendation of the RED report for the potential Retail/Entertainment 
District analyzed is that the disctrict be developed to create a quality pedestrian 
experience supported by mass transit. The development proposed in this application will 
not accomplish the quality pedestrian experience referenced in the RED report due to 
the fact the application site is separated from the RED report study area by the Turnpike 
and the site is divided by NW 41 Street, which is also a primary travel corridor for truck 
traffic from the adjacent rockmining area.   

7. Results in the loss of significant amounts of functional open space. The application 
would result in the loss of rural open space that is located within the Northwest Wellfield 
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Protection Area and serves the important function of wellfield recharge. The CDMP 
interpretive text for the Wellfield Areas sets out the importance of managing land uses 
and activities near and upgradient from wellfields since these activities may directly 
impact the quality of water ultimately withdrawn from wells. The Wellfield Areas text also 
recognizes that if these regional wellfields become contaminated, there are no 
alternative sites for the construction of comparable high-capacity wellfields. Since the 
land around the Northwest Wellfield is largely undeveloped with urban uses, it provides 
an opportunity to maintain pristine water quality in this important wellfield area. The 
application would result in the proliferation of urban land uses into the Northwest 
Wellfield which is inconsistent with the CDMP policies that seek to protect the wellfield 
(as discussed in the Wellfield Protection Section of this report) as well as this sprawl 
indicator. 

 
 
Consistency Review with CDMP Goals, Objectives, Policies, Concepts and Guidelines 
 
The proposed application would impede the following goals, objectives, policies, concepts and 
guidelines of the CDMP: 
 
LU-1. The location and configuration of Miami-Dade County’s urban growth through the 

year 2025 shall emphasize concentration and intensification of development around 
centers of activity, development of well-designed communities containing a variety of 
uses, housing types and public services, renewal and rehabilitation of blighted areas, 
and contiguous urban expansion when warranted, rather than sprawl. 

 
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. 

 
LU-1O. Miami-Dade County shall seek to prevent discontinuous, scattered development at 

the urban fringe particularly in the Agriculture Areas, through its CDMP amendment 
process, regulatory and capital improvements programs and intergovernmental 
coordination activities. 

 
LU-1S. The Comprehensive Development Master Plan (CDMP) shall be consistent with the 

Miami-Dade County Strategic Plan adopted by the County Commission on June 3, 
2003 by Resolution R-664-03.  The Miami-Dade County Strategic Plan includes 
Countywide community goals, strategies and key outcomes for Miami-Dade County 
government.  Key outcomes of the Strategic Plan that are relevant to the Land Use 
element of the CDMP include increased urban infill development and decreased 
urban sprawl, protection of viable agriculture and environmentally-sensitive land, 
improved community design, reduced flooding, improved infrastructure and 
redevelopment to attract businesses to underserved and distressed areas, available 
and high quality green space throughout the County, and more integrated land-use 
development to decrease dependence on automobiles. 

 
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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except as otherwise provided in the “Concurrency Management Program” section of 
the CIE.   

 
LU-3B. All significant natural resources and systems shall be protected from incompatible 

land use including Biscayne Bay, future coastal and inland wetlands, future potable 
water-supply wellfield areas identified in the Land Use Element or in adopted 
wellfield protection plans, and forested portions of Environmentally Sensitive Natural 
Forest Communities as identified in the Natural Forest Inventory, as may be 
amended from time to time.  

 
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.  

 
LU-4B. Uses designated on the LUP map and interpretive text, which generate or cause 

to generate significant noise, dust, odor, vibration, or truck or rail traffic shall be 
protected from damaging encroachment by future approval of new incompatible 
uses such as residential uses.  

 
 
LU-8D. The maintenance of internal consistency among all Elements of the CDMP shall be a 

prime consideration in evaluating all requests for amendment to any Element of the 
Plan.  Among other considerations, the LUP map shall not be amended to provide for 
additional urban expansion unless traffic circulation, mass transit, water, sewer, solid 
waste, drainage and park and recreation facilities necessary to serve the area are 
included in the plan and the associated funding programs are demonstrated to be 
viable.  

 
LU-8F. The Urban Development Boundary (UDB) should contain developable land having 

capacity to sustain projected countywide residential demand for a period of 10 years 
after adoption of the most recent Evaluation and Appraisal Report (EAR) plus a 5-
year surplus (a total 15-year Countywide supply beyond the date of EAR adoption).  
The estimation of this capacity shall include the capacity to develop and redevelop 
around transit stations at the densities recommended in policy LU-7F.  The adequacy 
of non-residential land supplies shall be determined on the basis of land supplies in 
subareas of the County appropriate to the type of use, as well as the Countywide 
supply within the UDB.  The adequacy of land supplies for neighborhood- and 
community-oriented business and office uses shall be determined on the basis of 
localized subarea geography such as Census Tracts, Minor Statistical Areas (MSAs) 
and combinations thereof.  Tiers, Half-Tiers and combinations thereof shall be 
considered along with the Countywide supply when evaluating the adequacy of land 
supplies for regional commercial and industrial activities. 

 
LU-8G. When considering land areas to add to the UDB, after demonstrating that a need 

exists, in accordance with foregoing Policy LU-8F: 
 

i) The following areas shall not be considered: 

a) The Northwest Wellfield Protection Area located west of the Turnpike 
Extension between Okeechobee Road and NW 25 Street and the West 
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Wellfield Protection Area west of SW 157 Avenue between SW 8 Street 
and SW 42 Street; 

b) Water Conservation Areas, Biscayne Aquifer Recharge Areas, and 
Everglades Buffer Areas designated by the South Florida Water 
Management District; 

c) The Redland area south of Eureka Drive; and 
 

ii)  The following areas shall be avoided: 

a) Future Wetlands delineated in the Conservation and Land Use Element; 

b) Land designated Agriculture on the Land Use Plan map; 

c)  Category 1 hurricane evacuation areas east of the Atlantic Coastal 
Ridge;  

d) Comprehensive Everglades Restoration Plan project footprints delineated 
in Tentatively Selected Plans and/or Project Implementation Reports; 
and 

 

iii) The following areas shall be given priority for inclusion, subject to conformance 
with Policy LU-8F and the foregoing provision of this policy: 
 
a) Land within Planning Analysis Tiers having the earliest projected supply 

depletion year; 

b) Land contiguous to the UDB; 

c) Locations within one mile of a planned urban center or extraordinary 
transit service; and 

d) Locations having projected surplus service capacity where necessary 
facilities and services can be readily extended. 

 
iv)  Notwithstanding Policy LU-8G (iii), other land may be included to expand an 

existing unique regional facility, defined as an existing public facility or 
attraction of regional prominence that has been constructed on publicly owned 
land with significant public funding and intergovernmental coordination, if it 
satisfies all of the following criteria: 

a) The land is within the UEA, is contiguous to the UDB, and is contiguous 
to a unique regional facility; 

b) The use of the land will be limited to the expansion of the unique regional 
facility, together with ancillary uses; and 

c)  The expansion will have a positive economic impact, including increased 
economic development and tourism. 

 
LU-9B. Miami-Dade County shall continue to maintain, and enhance as necessary, 

regulations consistent with the CDMP which govern the use and development of land 
and which, as a minimum, regulate: 

i) Land use consistent with the CDMP Land Use Element and CDMP Level of 
Service Standards; 

ii) Subdivision of land;  

iii) Protection of potable water wellfields; 
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iv) Areas subject to seasonal or periodic flooding; 

v) Stormwater management;  

vi) Protection of environmentally sensitive lands; 

vii) Signage; and 

 viii) On-site traffic flow and parking to ensure safety and convenience and that no 
avoidable off-site traffic flow impediments are caused by development.  The 
provisions of Policy TC-3A of the Traffic Circulation Subelement, which 
address access management, shall apply. 

 
Concept No. 1: Control the extent and phasing of urban development in order to coordinate 
development with the programmed provision of public services. 
 
 
CON-2.  Protect ground and surface water resources from degradation, provide for effective 

surveillance for pollution and clean up polluted areas to meet all applicable federal, 
state and County ground and surface water quality standards. 

 
CON-2A. The basin stormwater master plans produced by Miami-Dade County pursuant to 

Objective CON-5 will establish priority listings of stormwater/drainage improvements 
to correct existing system deficiencies and problems and to provide for future 
development.  At a minimum, these lists shall include:  

5. Drainage/stormwater sewer systems within wellfield protection areas; 

6. Drainage/stormwater sewer systems in industrial and heavy business areas 
and areas with large concentrations of small hazardous waste generators; 

7. Basins and sub-basins that fail to meet the target criteria for the twelve 
NPDES priority pollutants listed in Policy CON- 5A. 

 
CON-3.  Regulations within wellfield protection areas shall be strictly enforced. The 

recommendations of the NW Wellfield Protection Plan shall continue to be fully 
implemented, as are recommendations that evolve from the West Wellfield and 
South Dade Wellfield planning processes.  

 
CON-3A. No new facilities that use, handle, generate, transport or dispose of hazardous 

wastes shall be permitted within wellfield protection areas, and all existing facilities 
that use, handle, generate, transport or dispose of more than the maximum allowable 
quantity of hazardous wastes (as specified in Chapter 24-43 of the Code of Miami-
Dade County, as may be amended from time to time) within wellfield protection areas 
shall be required to take substantial measures such as secondary containment and 
improved operating procedures to ensure environmentally safe operations. 

 
CON-3B. The water management systems that recharge regional wellfields shall be protected 

and enhanced.  
 
CON-3E.  The area west of the Turnpike, east of the Dade-Broward Levee, north of NW 12th 

Street and south of Okeechobee Road shall be reserved for limestone mining and 
approved ancillary uses as provided for in Chapters 24 and 33 of the Miami-Dade 
County Code and the entire area west of the Turnpike, north of NW 25th Street and 
south of Okeechobee Road shall remain unurbanized.  
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CON-4A. The aquifer-recharge values of wetland areas shall be maintained and, where 
feasible, enhanced or restored.  There shall be no further positive drainage of 
wetlands to accommodate urban development or agricultural uses. 

 
CON-5G. Miami-Dade County shall actively encourage the creation of buffers between water 

impoundment areas and development in order to increase the level of flood 
protection that is provided to developed areas. 

 
CON-6.  Soils and mineral resources in Miami-Dade County shall be conserved and 

appropriately utilized in keeping with their intrinsic values.  
 
CON-6A. Areas of highest suitability for mineral extraction in Miami-Dade County shall be 

reserved for that use and shall be protected from premature encroachment by 
incompatible uses.  

 
WS-1D.  The County shall protect the integrity of groundwater within wellfield protection areas 

by strict adherence to the Wellfield Protection Ordinances, by rigorous enforcement 
of sanitary sewer requirements, hazardous waste prohibitions, land use restrictions, 
and all other applicable regulations, and by supporting system improvements which 
are designed to protect or enhance the raw water supply.  Existing and future 
wellfields of exceptional quality, such as the Northwest Wellfield, shall be particularly 
addressed in the regulations to prevent degradation of water quality. 

 
 
 
WS-6.  Miami-Dade County shall undertake timely efforts to expand traditional sources of 

raw water and develop new alternative raw water sources and projects to meet the 
County’s water supply needs. 

 
WS-6B.  Miami-Dade County shall take the steps necessary to assure that all viable potable 

water wellfields in the County remain available for use and possible future 
expansion.  Such steps may include, but shall not be limited to, the renewal of 
withdrawal permits and the extension of the County’s wellfield protection measures. 

 
WS-6D.  In the development of its future potable water supplies, Miami-Dade County shall, to 

the maximum extent feasible, utilize methods which preserve the integrity of the 
Biscayne Aquifer, protect the quality of surface water and related ecosystems, 
consider and are compatible with the South Florida Water Management District’s 
Lower East Coast Regional Water Supply Plan and the current Water Use Permit, 
and comply with the land use and environmental protection policies of the Miami-
Dade County CDMP, the Strategic Regional Policy Plan for South Florida, and the 
State Comprehensive Plan. 

 
CIE-3. CDMP land use decisions will be made in the context of available fiscal resources 

such that scheduling and providing capital facilities for new development will not 
degrade adopted service levels. 

 
CIE-5D.  Appropriate mechanisms will be developed by Miami-Dade County in order to assure 

that adequate water supplies are available to all water users of the Miami-Dade 
County Water and Sewer Department.  Furthermore, the Miami-Dade Water and 
Sewer Department shall be responsible for monitoring the availability of water 
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supplies for all water users of the Miami-Dade County Water and Sewer Department 
and for implementing a system that links water supplies to the permitting of new 
development. 

 
ICE-4E.  Miami-Dade County shall promote better coordination of land use, natural resources 

and water supply planning, with special attention to approaches involving the 
management of the ecosystem. 
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Public Schools 

 
The applicant has proffered a covenant that prohibits residential development on the application 
site. Should the application be approved with acceptance of the covenant, Miami-Dade County 
Public Schools would not be impacted by the application as proposed. 
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Fiscal Impacts 
On Infrastructure and Services 

 
On October 23, 2001, the Board of County Commissioners adopted Ordinance No. 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. 1 of the May 2013 Cycle of Applications to 
amend the 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 costs of the required infrastructure and service, and the extent to 
which the costs will be borne by the property owner(s) or will require general taxpayer support 
and includes an estimate of that support. 
 
The agencies use various methodologies for 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 Public Works and Waste Management Department (PWWM) assesses solid waste 
disposal capacity on a system-wide basis, in part, on existing waste delivery commitments from 
both the private and public sectors, it is not possible or necessary to make determinations 
concerning the adequacy of solid waste disposal facilities relative to each individual application. 
Instead, the PWWM issues a periodic assessment of the County‟s status in terms of 
„concurrency‟; that 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. As of FY 2012-13, the PWWM is in compliance with this standard, meaning that 
there is adequate disposal capacity to meet projected growth in demand, inclusive of the 
application reviewed here, which is not anticipated to have a negative impact on disposal 
service.   
  
Residential Collection and Disposal Service 
Currently, the household waste collection fee is $439 per residential unit, which also covers 
costs for waste disposal, bulky waste pick up, illegal dumping clean up, trash and recycling 
center operations, curbside recycling and code enforcement. The redesignation of the 
application site to “Business and Office” will likely result in development of the subject property 
with commercial establishments. The PWWM does not actively compete for non-residential 
waste collection at this time to include; multi-family, commercial, business, office, and industrial 
services. Waste collection services will most likely be provided by a private waste hauler. The 
requested amendment will have no impact or any associated costs; therefore PWWM has no 
objection to the proposed land use change. 
 
Waste Disposal Capacity and Service (WCSA) 
The cost of providing disposal capacity for WCSA customers, municipalities and private haulers 
is paid for by System users. For FY 2012-13, the PWWM charges a contract disposal rate of 
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$63.65 per ton to PWWM Collections and those private haulers and municipalities with long 
term disposal agreements. The short-term disposal rate is $83.92 per ton for FY 2012-13. 
 

These rates adjust annually with the Consumer Price Index, South Region. In addition, the 
PWWM charges a Disposal Facility Fee to private haulers equal to 15 percent of their annual 
gross receipts, which is used to ensure availability of disposal capacity in the System. Landfill 
closure, remediation and long-term care are funded by a portion of the Utility Service Fee 
charged to all 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 will depend on 
the actual labor and materials costs, competitive market conditions, final project scope 
implementation schedule, continuity of personnel and other variable factors. The water impact 
fee was calculated at a rate of $1.39 per gallon per day (gpd), and the sewer impact fee was 
calculated at a rate of $5.60 per gpd. The annual operations and maintenance cost was based 
on $1.2948 per 1,000 gallons for water and $1.4764 per 1,000 gallons for sewer.  
 
The applicant requests the application site be redesignated on the CDMP Adopted 2015-2025 
Land Use Plan (LUP) map from “Open Land” to “Business and Office”; expand the 2015 Urban 
Development Boundary (UDB) to include the application site; and revise the Restrictions Table 
in the Land Use Element to include the proffered Declaration of Restrictions, if accepted by the 
Board of County Commissioners. On June 28, 2013, the applicant proffered a Draft Declaration 
of Restrictions restricting development on the application site to 850,000 sq. ft. of commercial 
and office uses. If the application site is developed with the maximum potential commercial 
development of 850,000 sq. ft., including a 78,408 sq. ft. recreational water park, water 
connection charges/impact fees are estimated at $129,049 and sewer connection 
charges/impact fees are estimated at $519,908. Total annual operating and maintenance costs 
for providing water and sewer service to the application site is estimated at $93,907. There is an 
additional $652,671 connection charge for the Doral Basin Sanitary Sewer Construction. 
 
Additionally, the estimated cost of installing the required 245 linear feet of 12-inch water main to 
connect to the County‟s regional water system is estimated at $44,100. The estimated cost to 
install the required 110 linear feet of 8-inch sanitary sewer force main to connect to the regional 
sewer system is $17,050. The estimated cost to install a required private pump station is 
$250,000. The total potential cost for connecting to the regional water and sewer system, 
including engineering fees (10%) and contingency fees (15%), is estimated at $393,605. 

 

It is important to note that on August 29, 2013, the applicant proffered a revised Declaration of 
Restrictions maintaining the development restriction of 850,000 sq. ft. of commercial and office 
uses but adding the residential development shall be prohibited on the application site.  
 
 

Flood Protection 

 
The Regulatory and Economic Resources Department (Department) 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 
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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 for 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; 
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, Department staff notes that new development, within the urbanized area of the 
County, is assessed a stormwater utility fee. This fee is 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 the 
Department that Ordinance No. 01-163 will not change, reverse, or affect these factual 
requirements. 
 

Public Schools 
 
On August 29, 2013, the applicant proffered a revised Declaration of Restrictions, which among 
other provisions, prohibits residential development on the application site. Therefore, the 
proposed CDMP amendment, if approved with the proffered Declaration of Restrictions, would 
not fiscally impact Miami-Dade County Public Schools. 

 
 

Fire Rescue 
 
This information is pending. 
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APPENDIX J  
 

Retail/Entertainment District Assessment Report (Excerpt) 
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APPENDIX K  
 

Photos of Site and Surroundings  
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Southeast view of portion application site north of NW 41 Street 

 

 
Application site frontage along NW 41 Street viewed westward from the Turnpike 
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Portion of application site on south side of NW 41 Street  
 
 

 
Residential development east of application site and turnpike along NW 41 Street 
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APPENDIX L  
 

Division of Environmental Resources Management Memo Addressing  
Application No. 1  
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