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APPLICATION SUMMARY 
 
Applicant/Representative:  26 Princeton LLC/Jeffrey Bercow, Esq., Graham 

Penn, Esq. and Maritza Haro, Esq. 
Bercow Radell Fernandez & Larkin, PLLC 
 

Location: Countywide 

Requested Text Changes: Amend the “Agriculture” text in the Land Use 
Element of the Comprehensive Development 
Master Plan to allow existing industrially-zoned 
parcels that are immediately adjacent to the Urban 
Development Boundary to be developed with 
typical industrial uses as long as adequate 
buffering is provided to limit the impacts to 
adjacent properties located outside of the Urban 
Development Boundary.   

Amendment Type: Standard Text Amendment 

RECOMMENDATIONS 

Staff: TRANSMIT WITH CHANGE AND ADOPT (October 
2017) 

Community Council: NOT APPLICABLE  
 

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

TO BE DETERMINED (November 6, 2017) 

Transmittal Action of Board of County 
Commissioners: 

TO BE DETERMINED (November 8, 2017) 

Final Action of Board of County 
Commissioners: 

TO BE DETERMINED (February/March 2018) 

Application No. 8 
Countywide 
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Staff recommends to TRANSMIT WITH CHANGE AND ADOPT the proposed text amendment 
to the “Agriculture” land use category text within the Land Use Element of Comprehensive 
Development Master Plan (CDMP) based on the following reasons: 
 
Principal Reasons for Recommendation: 
 
1. The application proposes to amend the interpretive text for the “Agriculture” land use category 

of the CDMP Land Use Element to allow existing industrially-zoned parcels that abut the 
Urban Development Boundary (UDB) to be developed with the typical industrial uses where 
adequate buffering is provided to limit the impacts to adjacent properties outside the UDB. 
The Applicant’s intent as expressed in the application is to develop a cohesive industrial 
development on a ±24.8-acre parcel zoned predominantly IU-1 (Light Manufacturing) that is 
bisected by the UDB. Approximately 10.5 acres of the ±24.8-acre parcel are located outside 
the UDB depicted on the CDMP Adopted 2020 and 2030 Land Use Plan map while the 
remaining ±14.3 acres are inside the UDB and zoned IU-1 on ±9.6 acres and PCUC (Princeton 
Community Urban Center) on the southern ±4.7 acres. The proposed text amendment as 
proposed by the Applicant would be applicable to ±44.6 acres of Agriculture-designated land, 
including ±10.5-acres owned by the applicant. The “Agriculture” text currently imposes 
limitations on new uses in requiring such new uses on “Agriculture” designated lands to be 
directly supportive of Agriculture. Therefore, the proposed text amendment would allow 
industrially zoned properties adjacent to the UDB to be developable with industrial uses that 
would no longer be required to be supportive of agriculture.   
 
Staff’s proposed changes to the application are presented on page 8-3 below, and require 
industrially zoned parcels to be partly within ¼ mile of an urban center and bifurcated by the 
UDB in addition to demonstrating to the satisfaction of the Department that adequate buffering 
and drainage will be provided to protect adjacent agricultural properties. These changes are 
to limit and minimize the potential negative impacts to adjacent agricultural properties.  

 
2. The application begins to address instances where individual land parcels proximate to an 

urban center that have a single zoning classification are bisected by the UDB and thereby 
have dual CDMP LUP map designations but are limited in their development potential by the 
fact a portion of the parcel is outside the UDB and designated “Agriculture”. The application 
with the proposed changes would allow such industrially zoned parcels having dual LUP map 
designations including the “Agriculture” on any portion of the parcel to be developed under a 
unified development without the need of having the development being directly supportive of 
agriculture. 
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REQUESTED TEXT AMENDMENT 1 
 
The proposed amendment to the “Agriculture” text, Page I-62, in the Land Use Element of the 
CDMP with staff’s recommended changes are as follows:   
 
In order to protect the agricultural industry, uses incompatible with agriculture, and uses and 
facilities that support or encourage urban development are not allowed in this area. Residential 
development that occurs in this area is allowed at a density of no more than one unit per five 
acres. Creation of new parcels smaller than five acres for residential use may be approved in the 
Agriculture area only if the immediate area surrounding the subject parcel on three or more sides 
is predominately parceled in a similar manner, and if a division of the subject parcel would not 
precipitate additional land division in the area. Unless expressly permitted elsewhere in this 
section, no No business or industrial use should be approved in the area designated Agriculture 
unless the use is directly supportive of local agricultural production, and is located on an existing 
arterial roadway, and has adequate water supply and sewage disposal in accordance with 
Chapter 24 of the County Code, and the development order specifies the approved use(s); 
however, packing houses for produce grown in Florida are not restricted to locating on an existing 
arterial roadway. Existing industrially zoned parcels located immediately adjacent to the UDB may 
be developed with typical industrial uses as long as adequate buffering is provided to limit impacts 
on adjacent properties outside of the UDB. Other uses compatible with agriculture and with the 
rural residential character may be approved in the Agriculture area only if deemed to be a public 
necessity, or if deemed to be in the public interest and the applicant demonstrates that no suitable 
site for the use exists outside the Agriculture area.   

* * * 
Also included in the Agriculture area are enclaves of estate density residential use approved and 
grandfathered by zoning, ownership patterns and platting activities which predate this Plan. The 
grandfather provisions of the Miami-Dade County Zoning Code shall continue to apply in this area 
except that lots smaller than 15,000 square feet in area are not grandfathered hereby. Moreover, 
all existing lawful uses and zoning are deemed to be consistent with this Plan unless such a use 
or zoning: (a) is found through a subsequent planning study, as provided in Policy LU-4E, to be 
inconsistent with the foregoing grandfather provisions or with the CDMP as provided in the section 
of this chapter titled "Concepts and Limitations of the Land Use Plan Map". This paragraph does 
not, however, authorize the approval or expansion of any use inconsistent with this plan. To the 
contrary, it is the intent of this Plan to contain and prevent the expansion of inconsistent 
development in the Agriculture area. It is provided, however, that existing parcels that: a) have 
existing lawful zoning of IU-1 (Industry-Light); and b) are bifurcated by the UDB; and c) have any 
portion of the parcel located within, or within ¼ mile of, a designated urban center, may be 
developed with any of the industrial uses permitted in the IU-1 zoning district, as long as adequate 
buffering and drainage is provided to limit impacts to adjacent agriculturally-designated properties.  

                                                           
1 Words single underlined are proposed additions by the applicant and words double stricken through and 
double underlined are proposed changes of the Department of Regulatory and Economic Resources. All 
other words are adopted text of the CDMP Land Use Element and remain unchanged. 
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STAFF ANALYSIS  
 
Background 
 
The application proposes to amend the “Agriculture” text of the Comprehensive Development 
Master Plan (CDMP), Land Use Element, to allow parcels having an “Agriculture” land use 
designation, but retaining an “Industrial” zoning classification and located immediately adjacent 
to the Urban Development Boundary (UDB), to be developed with typical industrial uses as long 
as adequate buffering is provided to limit the impacts to adjacent properties located outside of the 
UDB.  
 
The impetus for the proposed text amendment, as outlined in the application, is a ±24.8-acre 
parcel that is bifurcated by the UDB, thus placing the northern ±10.5-acre portion of the parcel 
outside of the UDB and the southern ±14.3 acres of the parcel inside of the UDB.  The Land Use 
Plan (LUP) map of the CDMP designates the ±10.5-acres located outside of the UDB as 
“Agriculture” and the remaining ±14.3 acres inside the UDB are designated as “Industrial and 
Office”. Of the ±14.3 acres, ±9.6-acres are zoned IU-1 and the southernmost ±4.7 acres of the 
parcel are zoned PCUC (Princeton Community Urban Center) and are designated “ID” (Industrial 
District) on the Land Use Plan on the PCUC district regulations. The remainder of the parcel 
including the ±10.5-acres located outside of the UDB is zoned “IU-1” (Industry-Light) zoning 
classification. 
 
In 1956, an application was filed to change the zoning for the area generally bounded by SW 232 
Street, SW 242 Street, SW 132 Avenue and the Florida East Coast Railroad right-of-way, and 
SW 137 Avenue from AU (Agriculture) to IU-2 (Heavy Manufacturing), which included the above-
mentioned ±24.8-acre parcel. On July 12, 1956 the Board of County Commissioners (BCC) 
adopted Resolution No. 10011, which approved the zoning change request, but from AU to IU-1 
(Light Manufacturing).  The resolution was subsequently amended on October 4, 1956 
(Resolution No. 10409) and was again amended on November 14, 1957 (Resolution No. 540).  
On November 22, 2005, the southernmost approximately 4.7-acres of the property were included 
within the boundaries of the Princeton Community Urban Center as recorded in Resolution No. 
Z-26-05.   
 
In 2006, the then property owner requested a Letter of Interpretation from the Planning Division 
to advise of the development potential on the northern ±10-acres of the parcel, to describe vested 
rights, and to inform whether the entire parcel may be developed for industrial uses.  The Division 
advised the applicant of the types of land uses allowed in “Agriculture” and “Industrial and Office” 
designated areas, and stated that the northern portion of the parcel that is located outside of the 
UDB and designated “Agriculture” and zoned “IU-1” could only be developed for packing houses, 
but the remainder of the parcel could be developed for industrial uses.  The Division also informed 
that Section 2-114(c)(1)a of the Code of Miami-Dade County stated that vested rights “…shall 
vest upon a demonstration to an appropriate County board or agency that the provisions of 
Section 163.3167(8), Florida Statutes, (1987) apply or that the applicant (1) has relief in good 
faith (2) upon some act or omission of the government and (3) has made a substantial change in 
position or incurred such extensive obligations and expenses to their detriment that it would be 
highly inequitable to deny relief.  The mere existence of zoning contrary to the CDMP shall not be 
determined to vest rights.”   
 
The application states the “…proposed text amendment will allow underutilized agricultural land 
to be utilized as much-needed industrial land to serve the area’s projected demand…permit the 
Property to be used in accordance with its underlying zoning designation which has been 
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established since 1956,” and to “…permit the development of the Property cohesively as it is 
currently bisected by the UDB and multiple land use categories.”   
 
Land Use and Zoning Analysis 
 
Agriculture Land Use Designation in the CDMP 
The Agriculture text currently states that “[I]n order to protect the agricultural industry, uses 
incompatible with agriculture, and uses and facilities that support or encourage urban 
development are not allowed in this area.”  The text further states that “[N]o business or industrial 
use should be approved in the area designated Agriculture unless the use is directly supportive 
of local agricultural production, and is located on an existing arterial roadway, and has adequate 
water supply and sewage disposal…”  
 
The CDMP interpretive text for the “Agriculture” land use category prohibits the expansion of land 
uses that are not ancillary to agriculture. The CDMP also recognizes that “…all existing lawful 
uses and zoning are deemed to be consistent with this Plan unless such a use or zoning: (a) is 
found through a subsequent planning study, as provided in Policy LU-4E, to be inconsistent with 
the foregoing grandfather provisions or with the CDMP as provided in the section of this chapter 
titled "Concepts and Limitations of the Land Use Plan Map."  The Planning Division has not 
conducted a planning study in accordance with Policy LU-4E, therefore, the existing zoning 
classifications for those parcels having an “Agriculture” land use designation are deemed to be 
consistent with the CDMP. The “Agriculture” text imposes limitations on new uses and states that 
“…[t]his paragraph does not authorize the approval or expansion of any use inconsistent with this 
plan. To the contrary, it is the intent of this Plan to contain and prevent the expansion of 
inconsistent development in the Agriculture area”.   
 
Industrial Zoning Classification 
As previously discussed, the applicant’s parcel was rezoned from AU (Agriculture) to IU-1 
(Industrial-Light) in 1956.  The IU-1 zoning classification [Section 33-259(89.1)(a-h)] currently 
provides for industrial uses that are ancillary to agriculture, as well as a variety of light industrial 
uses ranging from: automotive, banks, garages, hotels, office buildings and warehouses, aircraft 
hangars and repair shops, auto painting and body work, auto and truck sales, wholesale bakeries, 
fertilizer storage, commercial chicken hatcheries, dog kennels, livery stables, hotels and motels, 
lumberyards, parking lots, radio and television stations, sales rooms, show rooms, warehouses 
and other uses.  However, as discussed above, the uses allowed on industrially zoned parcels 
are limited to uses supportive of agriculture.  
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Consistency Review with CDMP Goals, Objectives, Policies, Concepts and Guidelines 
 
The following CDMP goals, objectives, policies, concepts and guidelines would be furthered if the 
proposed text amendment is approved: 
 
LU-1O. Miami-Dade County shall seek to prevent discontinuous, scattered development at 

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

 
Obj. LU-4  Miami-Dade County shall continue to reduce the number of land uses, which are 

inconsistent with the uses designated on the LUP map and interpretive text, or with 
the character of the surrounding community.  

 
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-5B. All development orders authorizing a new land use or development, or redevelopment, 

or significant expansion of an existing use shall be contingent upon an affirmative 
finding that the development or use conforms to, and is consistent with the goals, 
objectives and policies of the CDMP including the adopted LUP map and 
accompanying "Interpretation of the Land Use Plan Map."  

 
LU-9E. Miami-Dade County shall enhance and formalize its standards for defining and 

ensuring compatibility among proximate uses, and requirements for buffering. 
 
 
The following CDMP goals, objectives, policies, concepts and guidelines would be impeded if the 
proposed text amendment is approved: 
 
LU-1R. Miami-Dade County shall take steps to reserve the amount of land necessary to 

maintain an economically viable agricultural industry 
 
LU-8C. Through its planning, capital improvements, cooperative extension, economic 

development, regulatory and intergovernmental coordination activities, Miami-Dade 
County shall continue to protect and promote agriculture as a viable economic use of 
land in Miami-Dade County.  

 
 
LU-9L. Miami-Dade County shall formulate and adopt zoning overlay or other regulations 

applicable to land outside the Urban Development Boundary to orient the uses 
allowed in business and industrial zoning districts to those which support the rural 
and agricultural economy of the area. Uses permitted by right would relate 
exclusively to agricultural or mining industries, and other uses would be approvable 
as special exceptions upon demonstration that the use supports the non-urban 
economy of that area or is required by residents of the immediate area. 
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APPENDIX A 
Amendment Application 
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APPENDIX B 
Applicant’s Economic Analysis 
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APPENDIX C 
Applicant’s Traffic Study (Excerpt) 
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