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APPLICATION SUMMARY 
 
Applicant/Representative:  Rosal Westview, LLC / Jeffrey Bercow Esq. & 

Gianeli Mestre, Esq. 

Location: Between NW 22 and 27 Avenues and between 
NW 107 and NW 132 Streets 

Total Acreage:  ±196.49 Gross Acres; ±180.4 Net Acres  

Current Land Use Plan Map Designations: “Industrial and Office” and “Business and Office” 

Requested Amendment to CDMP text: Modify existing Declaration of Restrictions in the 
Restrictions Table in Appendix A of the CDMP 
Land Use Element to affect changes to the 
restrictions pertaining to the perimeter buffer, 
vehicular access points, an alternative program to 
the “Adopt a Highway” program, and the 
applicability of conditions to each parcel in the 
application area.  

Amendment Type: Standard 

Existing Zoning / Site Condition: RU-1 (Single-family Residential District: 7,500 
square feet net); RU-2 (Two-Family Residential 
District: 7,500 square feet net); RU-3B (Bungalow 
Court, 10,000 square feet net); and BU-1A 
(Limited Business District) / Former golf course 

 

RECOMMENDATIONS 
 

Staff: TRANSMIT WITH CHANGE AND ADOPT   

(March 9, 2015) 

North Central Community Council (8): TO BE DETERMINED (March 23, 2015) 

Planning Advisory Board (PAB) Acting as  

the Local Planning Agency: 

TO BE DETERMINED (April 20, 2015) 

Transmittal Action of Board of County  

Commissioners: 

TO BE DETERMINED (May 6, 2015) 

Final Action of Board of County  

Commissioners: 

TO BE DETERMINED (July 22, 2015) 

  

Application No. 6 
Commission District 2    Community Council 8 
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Staff recommends to TRANSMIT WITH CHANGE AND ADOPT the proposed Comprehensive 
Development Master Plan (CDMP) amendment seeking to modify an existing Declaration of 
Restrictions in the Restrictions Table in Appendix A of the CDMP Land Use Element, based on 
the following principal reasons. 
 
Principal Reasons for Recommendation:  
 

1. The application seeks to modify certain conditions and requirements of an existing CDMP 
Declaration of Restrictions (covenant) that apply to the application site, generally consistent 
with the CDMP. The covenant subject to the modification request was accepted in 
December 2012 by Miami-Dade Board of County Commissioners (Board) along with the 
Board’s adoption of the October 2011 Cycle CDMP Amendment Application No. 1 through 
Ordinance No. 12-109. The adopted October 2011 Cycle Application No. 1 changed the 
CDMP land use designation on the application site from “Parks and Recreation” and “Low-
Medium Density Residential” to “Business and Office” on parcels identified as the Business 
and Office North and South parcels and “Industrial and Office” on parcels identified as the 
Industrial and Office North and South (see the CDMP Land Use map on page 6-8).  The 
Board accepted CDMP covenant is recorded in the Official Records of Miami-Dade County 
Book 28896, pages 1971 through 2007 (CFN2013R0875152). Approval of the application 
with the change outlined below would be generally consistent with the CDMP. 
 
The change to the application is pursuant to the applicant’s letter dated March 9, 2015, 
withdrawing the request for an additional vehicular access point at NW 118 Street and 
inclusion of a commitment to providing a buffer between the requested access along NW 24 
Avenue and the multifamily residences, on the north side of NW 119 Street. If approved with 
the requested change, the application would modify certain specific restrictions and 
conditions of the covenant as outlined in ‘a’ through ‘f’ below. Also presented below, for ease 
of reference, are the paragraph numbers and/or sections of the recorded covenant that are 
proposed for modification and the respective Appendices Pages in this report where the 
proposed modifications are located.  
 

a. Paragraph 1: Change to the definition of the Property to clearly recognize that the 
application site consists of four distinct parcels, as mentioned above (see Appendices 
Page 7 and 8).  

b. Paragraph 6(a): Change seeks to clarify that the perimeter buffer requirement applies 
only to the in Industrial and Office North and Industrial and Office South parcels (see 
Appendices Pages 8 and 9).  

c. Paragraph 6(d): Change to allow additional vehicular access points to the application 
site along NW 24 Avenue (see Appendices Page 9).  

d. Paragraph 13: Change to allow an alternate to the Florida’s Department of 
Transportation’s (FDOT) “Adopt a Highway” program that would be acceptable to the 
Golf Park Homeowners Association, Inc. (see Appendices Page 10). 

e. Modification, Amendment, Release: Change to allow the covenant to be subsequently 
modified, amended or released as to any parcel or portion thereof without the need for 
the owner of parcels not affected thereby to be signatory to the modification, 
amendment or release. Change also clarifies process for modifying and releasing 
covenant in event the Property is annexed or incorporated into a municipality (see 
Appendices Pages 11 and 12). 
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f. Authorization for Miami-Dade County to Withhold Permits and Inspections: Change 
seeks to narrow the withholding of permits and inspections, in the case of violations 
and/or non-compliance with covenant terms, to the parcel(s) having the violation or 
noncompliance (see Appendices Page 13).  

 
2. It should be noted that, except for the proposed modifications above, all other conditions, 

requirements and limitations of the existing covenant would remain unchanged, be in full 
force and effect, and continue to encumber the property, including certain prohibitions on 
IU-1, IU-2 and IU-3 uses. The application site is restricted to a maximum of 400,000 square 
feet of retail and service uses on the Business and Office North and South parcels of the 
application site and a maximum of 1.6 million square feet of office, light industrial, 
warehouse and flex space on the “Industrial and Office” North and South parcels. In addition, 
residential development is restricted to a maximum 2,000 dwelling units within the “Business 
and Office” designated parcels of the application site. 
 
Approval of the requested covenant modification would not affect the intensity of 
development that may be built on the application site. Therefore, the proposed covenant 
modification would not generate additional impacts to public services and facilities in the 
vicinity of the application site and would thereby not cause a violation in any level of service 
(LOS) standards for such public services and facilities.  

 
3. Staff evaluated each proposed modification to the existing covenant conditions/restrictions 

identified above and have determined that the requested modification to the recorded 
covenant is generally consistent with the CDMP. Of particular note are the proposed 
modifcations of the buffer requirements and the additional vehicular access points outlined 
in Principal Reason 1(b) and (c) above, respectively, and further discussed below. 

 
Regarding the buffer requirements, staff reviewed the documentation and records of 
representations made throughout the CDMP amendment process for the October 2011 
Cycle Application No. 1. The Documents reviewed include this Department’s analysis of the 
application embodied in Initial Recommendations, October 2011 Cycle Applications to 
amend the [CDMP], audio/video recordings and written minutes of and  documents 
presented at the North Central Community Council, the Planning Advisory Board and the 
Board public hearings addressing the application. This review concluded that the 
representations made of the landscape buffer were specific to the Industrial and Office North 
and Industrial and Office South parcels, and that the purpose of the landscape buffer is 
toward mitigating the incompatibility of potential industrial uses within the Industrial and 
Office parcels with the existing residences adjacent to the subject property. Therefore, it is 
staff’s opinion that the proposed clarification of the applicability of the landscape buffer 
requirement is consistent with the prior approval of the October 2011 Cycle CDMP 
Application No.1. 
 
The recorded CDMP covenant in Paragraph 6(d) limits vehicular access to the application 
site exclusively to and from NW 119 Street and the Industrial and Office South parcel may 
have access to and from NW 22 Avenue NW 116 Street. The covenant provides an 
exception for additional emergency access points to be permitted if required by the County’s 
Fire Rescue, Police or Public Work and Waste Management departments. The Business 
and Office North and Industrial and Office North parcels are located on the north side of NW 
119 Street while the Business and Office South and the Industrial and Office South parcels 
are on the south side of NW 119 Street. The current application as originally filed requested 
additional vehicular access points from NW 24 Avenue on both the north and south sides of 
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NW 119 Street to the site (both the north and south parcels), and access to the Business 
and Office South parcel from NW 118 Street. Staff had concerns with the access points, in 
particular the requested access from NW 118 Street based on potential impacts to the 
adjacent single family residences. The Applicant has since withdrawn the request for the 
access from NW 118 Street by letter dated March 9, 2015 (see Appendix A; Appendices 
Page 3).  The applicant has also included language in the proposed covenant modification 
that provides for a buffer between the requested NW 24 Avenue access point on the north 
side of NW 119 Street and the multifamily residential property that abuts the Business and 
Office North parcel to the east. The intent of the proposed buffer is to mitigate the impacts 
that the requested NW 24 Avenue access on the north side of NW 119 Street would have 
on the adjacent multifamily residences. Staff believes the proposed buffer is not adequately 
defined at this time and will work with the applicant to further define the nature and extent 
of the buffer to ensure it will adequately mitigate the impacts of the proposed NW 24 Avenue 
access on the adjacent multifamily residences.  
 

4. Approval of the proposed amendment would not impact any historical, archaeological 
resources or environmental resources. However, it is important to note that the Division of 
Environmental Resources Management of the Department of Regulatory and Economic 
Development (DERM) identifies that the federally endangered West Indian Manatee has 
been observed in the water bodies within the application area. DERM advises that works in 
water bodies accessible to manatees be designed to prevent entrapment of or injury to the 
animals in accordance with Miami-Dade County Manatee Protection Plan. Additionally, the 
State of Florida Fish and Wildlife Conservation Commission (FWC) requires that all work 
proposed in waters known to host manatees comply with FWC’s Standard Manatee 
Conditions for In-Water Work. 
 
DERM also advises that the application site is within the United States Fish and Wildlife 
Service consultation area for the federally endangered Florida bonneted bat and the core 
foraging area for the 3B Mud East Colony wood stork rookery. The subject parcels comprise 
a combination of land and open water that may provide foraging and/or roosting areas for 
these species. The applicant is advised to consult with the United States Fish and Wildlife 
Service and any other necessary federal or state agencies prior to any rezoning or 
development approvals for the property. 
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BACKGROUND 
 
Location 
The application site is a ±196 gross-acre (±180.4 net) site located between NW 22 and NW 27 
Avenues and between NW 107 and NW 132 Streets. The site is located within Miami-Dade 
County’s Urban Infill Area (UIA), generally east and south of SR 826/Palmetto Expressway, where 
infill development is encouraged (see “Aerial Photo” on page 6-5). The site is also within a 
Community Development Block Group (CDBG) eligible area and as such may receive grants from 
the U.S. Department of Housing and Urban Development (HUD) to address a wide range of 
unique community development needs.  
 
Existing Declaration of Restrictions 
The covenant subject of the modification request was accepted in December 2012 by the Miami-
Dade Board of County Commissioners (Board) along with the Board’s adoption of the October 
2011 Cycle CDMP Amendment Application No. 1 through Ordinance No. 12-109. Adoption of the 
application changed the CDMP land use designation on the application site from “Parks and 
Recreation” and “Low-Medium Density Residential (6 to 13 DU/Ac.)” to “Business and Office” on 
Parcels designated 2 and 3 and “Industrial” and Office” on Parcels designated 1 and 4 on the 
CDMP Adopted 2015 and 2025 Land Use Plan (LUP) map. Along with the application, the Board 
adopted a CDMP Declaration of Restrictions (covenant) proffered by the applicant, to govern 
development on the application site,  recorded in the Official Records Book 28896, pages 1971 
through 2007, in the public records of Miami-Dade County. Below are provisions/restrictions of 
the existing covenant. 

 Development on the “Business and Office” designated area is restricted to a maximum of 
400,000 square feet of total development, which may include retail, service and office uses. 
Development in the “Industrial and Office” designated area is restricted to a maximum of 
1,600,000 square feet of total development, which may include office, light industrial, 
warehouse and flex space uses. In addition, residential development is restricted in the 
“Business and Office” designated area, and development of the site is limited to the 
generation of a maximum of 3,297 net external PM peak hour vehicle trips;  

 Commitment to obtain “a conceptual surface water management permit(s)” from the 
Department of Regulatory and Economic Resources and an approved master paving and 
drainage plan(s) prior to the issuance of a building permit for any vertical construction on 
the application site; 

 Commitment to work with the County, the Miami-Dade Expressway Authority and the Florida 
Department of Transportation (FDOT) to incorporate eastbound right turn lane(s) into the 
site plan for the portion of the application site located south of NW 119 Street between West 
Golf Drive and East Golf Drive. Commitment to extend the existing fourth westbound travel 
lane on NW 119 Street from West Golf Drive to East Golf Drive to connect to an existing 
travel lane on NW 119 Street from West Golf Drive to NW 27 Avenue to approximately 775 
feet prior to issuance of the “first Certificate of Occupancy;  

 Commitment to implementing certain Transportation Demand Management (TDM) 
measures to reduce peak hour traffic and single occupant vehicles and increase auto 
occupancy, transit ridership, bicycle and pedestrian access and mobility; 

 Commitment to provide and maintain adequate landscape buffer (minimum 20 feet wide 
with masonry wall) along the boundaries of the proposed “Industrial and Office” areas of the 
application site, and to obtain approval of a landscape plan at the time of rezoning;  
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 Commitment to certain setback and building height restrictions (maximum 2 stories for 
building within 50 feet of property line) on the requested “Industrial and Office” portions of 
the site (Parts 1 and 4), and to employ certain strategies/mechanisms to address noise and 
lighting impacts on the adjacent residences; and 

 Prohibits Parts 1 and 4 of the site from being rezoned to the IU-3 (Unlimited Industry) zoning 
district, and prohibits all IU-2 (Heavy Industry) and IU-3 (Unlimited Industry) permitted uses, 
except those uses permitted in IU-1 (Light Industry) and “Cement and clay products, such 
as concrete blocks, pipe, etc.” 

 
General Obligations Bond Program Funding 
On January 27, 2015, the applicant applied for funding from Miami-Dade County’s Building Better 
Communities General Obligations Bond Program (GOB). The County proposed to allocate 9.5 
million in funding for infrastructure improvements related to the proposed business park 
development. This proposal was presented before the Economic Prosperity Committee on 
Thursday, February 12, 2015. The committee voted to forward a Resolution to the Board of 
County Commissioners with a favorable recommendation on the proposal. The Board of County 
Commissioners will act on the Resolution on March 3, 2015. 
 

Land Use and Zoning 
 

Existing Land Use 
The application site is the former Westview Country Club Golf Course. The subject site is primarily 
vacant and was developed with the golf course clubhouse, which was demolished. The 
application site currently contains two buildings/maintenance facilities south of NW 117 Street 
and east of theoretical NW 24 Avenue. Additionally, there is a continuous vegetative buffer along 
the boundary of the property (see “Aerial Photo” on page 6-5). 
 

Land Use Plan Map Designation 
The application site is currently designated “Business and Office” and “Industrial and Office” on 
the CDMP Adopted 2020 and 2030 Land Use Plan (LUP) map, (see “CDMP Land Use Map” on 
page 6-8). The “Business and Office” category 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. In areas 
designated "Industrial and Office" the following uses are permitted: manufacturing operations, 
maintenance and repair facilities, warehouses, mini-warehouses, office buildings, wholesale 
showrooms, distribution centers, and similar uses. Also included are construction and utility-
equipment maintenance yards, utility plants, public facilities, hospitals and medical buildings. 
 

Zoning  
The property is currently zoned RU-1, which permits single-family residences in 7,500 square feet 
net lots; RU-2, which permits two-family residential units on 7,500 square feet net lots; RU-3B, 
which permits bungalow court structures in 10,000 square feet net lots; and BU-1A, whose 
purpose is, according to County Code Section 33-246, to “provide for retail and service 
convenience facilities which satisfy the essential and frequent needs of the adjacent residential 
neighborhood as well as the more specialized commercial facilities which may serve several 
neighborhoods” (see “Zoning Map” on page 6-6).  
 

Zoning History 
Miami-Dade County zoning districts and zoning code regulations were first created in 1938. Based 
on the 1938 zoning code, the application site was originally zoned GU (Interim), which allows land 
uses based upon the character of the surrounding neighborhood. The County’s earliest zoning 
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maps indicate that the Westview Golf Course predated the 1938 zoning code. On May 13, 1947, 
Miami-Dade Board of County Commissioners adopted Resolution No. 2524 approving zoning 
district boundary changes that included the application site, except the BU-IA (Limited Business) 
zoned portion north of NW 119 Street, from GU (Interim), to the current RU-1 (Single Family 
Residential) and RU-2 (Two-Family Residential) zoning districts. On July 15, 1947, the Board 
adopted Resolution No. 2575 approving a rezoning from GU (Interim) and RU-1 to RU-1 and RU-
3B (Bungalow Court). The subject property remains zoned RU-1 (Single Family Residential), RU-
2 (Two-Family Residential), RU-3B (Bungalow Court) and BU-1A (Limited Business). 
 
Adjacent Land Use and Zoning  
 
Existing Land Uses 
To the north, east and south of the application site are single-family residences that are generally 
in good condition. Properties east of the application site, on the north side of NW 119 Street, are 
multi-family residential units in the Westview Gardens Apartments subdivision. There is also an 
institutional use on the south side of NW 119 Street. To the west of the site is a mix of single and 
multi-family residences including business and retail establishments. Further west, beyond NW 
27 Avenue and south of NW 119 Street, is the Miami-Dade College North Campus. The area 
north of NW 119 Street, beyond NW 27 Avenue, is characterized by industrial uses.  
 
Land Use Plan Map Designations 
Properties adjacent to the south of the application site are designated “Low Density Residential 
(2.5 to 6 dwelling units per gross acre)” on the CDMP LUP map. The properties adjacent to the 
east of the application site are primarily designated “Low Density Residential” and “Low-Medium 
Density Residential (6 to 13 dwelling units per gross acre)”; there is a strip pattern of “Business 
and Office” designated properties along both sides of NW 119 Street. Properties adjacent to the 
west of the application site are designated “Low Density Residential” and “Medium Density 
Residential” (13 to 25 dwelling units per gross acre). Properties further west, along NW 27 
Avenue, are designated “Business and Office.” The Miami-Dade College property is designated 
“Institutions Utilities and Communications” and the general area in the northwest corner of NW 
119 Street and NW 27 Avenue is designated “Industrial and Office” (see “CDMP Land Use” map 
on page 6-8). 
 
Zoning 
Properties adjacent to the north and south of the application site are zoned RU-1 (Single-Family 
Residential District), which allow single-family dwelling units on 7,500 sq. ft. net lots. Properties 
adjacent to the west of the application site are zoned RU-1 (Single-Family Residential District); 
other properties adjacent to the west of the application site are within the North Central Urban 
Area District (NCUAD). Properties adjacent to the east of the application site are zoned RU-1 
(Single-Family Residential District) and RU-2 (Two-Family Residential District); and others are 
within NCUAD (see “Zoning Map” on page 6-6). 
 
Environmental Conditions 
 
The Division of Environmental Resources Management (DERM) of the Regulatory and Economic 
Resources Department highlights that the federally endangered West Indian manatee 
(Trichechus manatus) has been observed in the water bodies located within the application site. 
Secluded lakes and canals such as those within the site are important refugia for manatees where 
sensitive behaviors (mating, birthing and nursing) are likely to occur. In accordance with the 
Miami-Dade County Manatee Protection Plan, all new or replacement culverts and outfalls 
accessible to manatees shall be designed to prevent entrapment of or injury to these animals. 
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Those outfalls which are greater than 7 inches and less than 60 inches in diameter shall be 
covered with grates or screens with spaces less than 7 inches wide in order to prevent 
entrapment. New culverts installed in areas not previously accessible to manatees shall be 
covered with flap gates or other devices designed so as not to cause injury to manatees, and to 
prevent the animals from entering the outfall including during construction. Further, the State of 
Florida Fish and Wildlife Conservation Commission (FWC) requires that all work proposed in 
waters known to host manatees comply with FWC’s Standard Manatee Conditions for In-Water 
Work.   
 
In November 2013, the United States Fish and Wildlife Service listed the Florida bonneted bat as 
endangered under the Endangered Species Act. The application site is located within the United 
States Fish and Wildlife Service consultation area of the federally endangered Florida bonneted 
bat. The subject parcels provide a combination of open land and open water that is similar to other 
sites in Miami-Dade County where foraging or roosting by the Florida bonneted bat has been 
documented. In addition, the application site is located within the core foraging area of the 3B 
Mud East Colony wood stork rookery as identified by the United States Fish and Wildlife Service. 
The subject property contains open water habitat that may provide foraging habitat during the 
nesting season for this federally endangered species. The applicant is advised to consult with the 
United States Fish and Wildlife Service and any other necessary federal or state agencies before 
conducting any work or activities on the subject parcels. 
 
Roadways 
 
This application does not seek any land use re-designation on the County’s Adopted 2020 and 
2030 LUP map, nor any changes to the restrictions limiting future development. The application 
initially proposed modification to Paragraph 6(d) of the recorded Declaration of Restrictions to 
allow additional vehicular access points to the application site along NW 24 Avenue, on both sides 
of NW 119 Street, and a driveway on Golf Drive West at NW 118 Street. Staff had concerns with 
the access points, in particular the requested access from NW 118 Street based on potential 
impacts to the adjacent single family residences. The Applicant has since withdrawn the request 
for the access from NW 118 Street by letter dated March 9, 2015 and proposes a buffer between 
the requested access roadway along NW 24 Avenue on the north side of NW 119 Street and the 
adjacent multifamily residences to the east (see Appendix A; Appendices Page 3). 
 
Applicant’s Transportation Analysis 
The applicant submitted a traffic study titled “CDMP Amendment Transportation Analysis 
November 2014/2015 Amendment to the Declaration of Restrictions Westview Business Park and 
Shopping Center” (February 12, 2015) to address the potential impacts of the additional vehicular 
accesses to the southern portion of the application site (see Appendix B: Applicant’s Traffic Impact 
Report). The traffic analysis provides an updated evaluation of the Year 2025 traffic conditions to 
determine the adequacy of the roadway network adjacent to and in the vicinity of the application 
site to meet the adopted LOS standards through the Year 2025 long term planning horizon. 
County staff from the Miami-Dade County Public Works and Waste Management Department and 
the Regulatory and Economic Resources Department reviewed the subject transportation 
analysis report and provided the transportation consultant with comments and issues regarding 
the study. These comments and issues are: 1) Use a 3.0% growth rate for NW 119 Street since 
this is the most travelled corridor; 2) consider the planned limited access facility along NW 119 
Street between NW 32 Avenue and I-95 by MDX; 3) use the cardinal distribution for the project 
zones 258 and 261 to provide project traffic assignments for new all proposed accesses for 2018 
and 2025; and 4) assign and distribute the 3,297 external PM peak hour trips for the entire subject 
property onto the new accesses and surrounding roadways network.   
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Consistency Review with CDMP Goals, Objectives, Policies, Concepts and Guidelines 
 
The application would further the following goals, objectives, policies, concepts and guidelines of 
the CDMP: 
 
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.  
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APPENDIX B 
 

Applicant’s Traffic Impact Report  
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APPENDIX C 

 
Photos of Site and Surroundings 
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Application site 

 
 

 
Westview Gardens Apartments north side of NW 119 Street between  

NW 24 and NW 23 Avenues east of the application site 
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Small retail operations along NW 119 Street 

 
 

 
Institutional facilities and apartment buildings on 

West Golf Drive and NW 119 Street 


