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INTRODUCTION 
 

This report contains an application requesting amendments to the Miami-Dade County 
Comprehensive Development Master Plan (CDMP), the Department of Regulatory and 
Economic Resources’ (Department) initial recommendation addressing the application, and the 
data and analysis that forms the basis for the Department’s initial recommendation. The CDMP 
amendment application was filed for concurrent processing with a separate, but related, Notice 
of Proposed Change (NOPC) to the Beacon Lakes (DRI) in accordance with Chapter 380.06, 
Florida Statutes (F.S.), Chapter 163, F.S., and Section 2-116.1 of the Miami-Dade County Code 
(the Code). An excerpt from the DRI NOPC detailing the proposed DRI changes is included in 
this report. The complete DRI NOPC can be obtained from the Department, upon request.  
 

The CDMP amendment application outlines the requested amendment to the CDMP Adopted 
2020 and 2030 Land Use Plan map. The Department’s initial recommendation to the Miami-
Dade County Board of County Commissioners (Board) on action to be taken on the Application 

and the reasons for the recommendation are included. The necessary data and analysis upon 
which the Department’s initial recommendation is based are contained herein, including an 
assessment of the consistency of the proposed amendment with the CDMP. The fiscal impacts 
of the proposed amendment on public facilities and services as well as supporting data, maps 
and reports associated with the Application are included in the Appendices. The Department 
may issue a final recommendation after comments are received from the State and regional 
review agencies, in accordance with the Code and Chapters 163 and 380.06 F.S., and before 
the final public hearings outlined in the Table 1, Schedule of Activities. 

 

CDMP Amendment Application Review and Amendment Process 
 
Following is a summary of the application review and CDMP amendment process in accordance 
with the CDMP procedural requirements contained in Section 2-116.1 of the Code and in State 
law.  
 
The regular filing periods for applications requesting amendments to the CDMP, including the 
Land Use Plan map, extend generally from the first through the last day of May and November 
for the respective May and November CDMP Amendment Cycles.  Miami-Dade County's 
adopted procedures allow for the filing of requests to amend all provisions of the CDMP during 
these filling periods, except that applications to amend the 2020 Urban Development Boundary 
(UDB) depicted on the CDMP Land Use Plan map or to change the land use designation of land 
outside the UDB may only be filed during the April CDMP Amendment Cycle of every odd 
numbered year.   
 
The CDMP amendment process involves two phases.  The first phase occurs between the time 
applications are filed and the time the Board conducts its first hearing and takes action to 
transmit standard applications to the State Land Planning Agency and other State and regional 
review  agencies (reviewing agencies) for review and comment, and/or adopt eligible small-
scale Land Use Plan map amendments on an expedited schedule. During the first phase, 
affected and neighboring property owners are notified of the nearby Land Use Plan map 
amendment requests.   

 
Section 2-116.1 authorizes Community Councils to conduct public hearings and issue 
recommendations on applications that directly affect their areas. These Community Council 
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hearings are usually held before the first public hearing of the Planning Advisory Board (PAB), 
acting as the County's "Local Planning Agency," and the Board.  
 
The second phase of the amendment process begins after transmittal of the applications to the 
reviewing agencies. The CDMP amendment procedures in Section 2-116.1 of the County Code 
provide that the SLPA will be requested by the County to review and comment on all transmitted 
amendment proposals. The SLPA and/or the other reviewing agencies are expected to return 
comments addressing all transmitted amendment proposals approximately 60 days after the 
transmittal date pursuant to Chapter 163.3184(4), Florida Statutes. During the review period by 
the reviewing agencies, the Department will also review comments received at the transmittal 
hearings and any additional submitted material and may issue a “Final Recommendations” 
report reflecting any new information prior to the final public hearings. Final action by the Board 
will be to adopt, adopt with change, or not adopt any of the transmitted applications. 
 
Outside this regular CDMP amendment process, requests to amend the CDMP can be made by 
the Board under a special amendment process, or by a party having an application undergoing 
the Development of Regional Impact (DRI) process requesting a concurrent amendment to the 
CDMP.  
 
Concurrent DRI/CDMP Application Review Process 
 
The County’s procedure for processing CDMP amendment applications concurrently with 
requests for approval or modification of an adopted Development of Regional Impact (DRI) is 
established in the Section 2-116.1 of the Miami-Dade County Code, as noted above, generally 
consistent with the requirements contained in Chapter 380.06 and Chapter 163, Part 2, F.S. The 
concurrent process calls substantially for the same activities as for standard amendment 
applications, except that this procedure: 1) relies largely on the DRI Notice of Proposed Change 
(NOPC) to provide the background data and analysis necessary to evaluate the proposal to 
amend the CDMP; 2) modifies the DRI adoption schedule to conform to the Chapter 163, F.S. 
schedule for adopting comprehensive plan amendments; 3) allows for CDMP amendments to 
be filed and transmitted outside of the May and November CDMP Amendment Cycles; and 4) 
provides for adoption of a DRI or DRI NOPC and its associated Development Order  (D.O.) 
conditions to occur at the same public hearing as the comprehensive plan amendment. The 
schedule of activities for considering the adoption of the subject Beacon Lakes DRI Application 
to amend the CDMP (the Application) is presented in Table 1, Schedule of Activities, below.  
 

Proposed CDMP Amendment and DRI Changes 
 
The Applicant, AMB Codina Beacon Lakes, LLC, seeks to change the Comprehensive 
Development Master Plan (CDMP) Adopted 2020 and 2030 Land Use Plan (LUP) map 
designation of two parcels: a ±48-acre parcel located entirely within and a ±63-acre parcel 
located partly within the existing Beacon Lakes Development of Regional Impact (DRI). The 
subject amendment consists of redesignating the southwest parcel (±48 acres) from “Business 
and Office” to “Restricted Industrial and “Office” and the east parcel (±18 acres within the DRI 
and ±45 acres of newly acquired lands) from “Restricted Industrial and Office” to “Business and 
Office.” 
 
Generally, the Applicant (AMB Codina Beacon Lakes, LLC) is requesting the DRI NOPC and 
CDMP amendment in order to modify the development program set out in the existing DRI to 
enable the increase of the industrial uses from the existing approved 5,300,000 sq. ft. of 
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development to an additional 785,761 sq. ft. of industrial uses for a total of 6,085,761 sq. ft. The 
NOPC Application requests the reallocation of retail and industrial uses within the Beacon Lakes 
DRI and the newly acquired area along the east parcel that is also proposed to become a part of 
the Beacon Lakes DRI boundary.  
 

 
TABLE 1 

SCHEDULE OF ACTIVITIES 
AMB CODINA BEACON LAKES, LLC, CDMP AMENDMENT APPLICATION 

 

Application Filing  January 13, 2016 

Application Complete April 6, 2016 

Initial Recommendation Report released by 
Department 

May 26, 2016 

Country Club of Miami Community Council (CC 5) 
Hearing  

June 2, 2016 

Planning Advisory Board (PAB), acting as Local 
Planning Agency (LPA), Public Hearing to formulate 
Recommendations Regarding Transmittal and 
Subsequent Final Action 

June 6, 2016 
County Commission Chamber 

111 NW 1 Street 
Miami, Florida 33128 

Miami-Dade Board of County Commissioners Hearing 
and Action on Transmittal of Proposed Amendments 
to the State Land Planning Agency and other State 
and Regional Review Agencies (Reviewing Agencies) 

July 20, 2016* 
County Commission Chamber 

111 NW 1 Street 
Miami, Florida 33128 

Transmittal to the Reviewing Agencies To be Determined 

Receipt of comments from the Reviewing Agencies To be Determined 

Public Hearing and Final Action: Miami-Dade Board of 
County Commissioners 

Specific date(s) to be determined 
(No later than 60 days after receipt 

of State and Regional Agency 
comments) 

Note: *Dates are tentative and subject to change based on extension of deadlines by the Applicant, pursuant to 

Chapter 380, F.S., and Section 2-116.1 of the Code of Miami-Dade County. 

 
 

Additional Information 
 

Anyone having questions regarding any aspect of the CDMP review and amendment process 
should visit or call the Metropolitan Planning Section of the Miami-Dade County Department of 
Regulatory and Economic Resources at 111 NW 1st Street, 12th Floor, Miami, Florida 33128-
1972; telephone 305/375-2835. 
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Summary of Recommendations 
Beacon Lakes DRI, Application to Amend the  

Comprehensive Development Master Plan (CDMP) for Miami-Dade County, Florida 
May 2016

Application 
Type 

Applicant/ Location/ Acreage/ Requested 
Amendment 

BCC 
District/ 

Commissioner 

Department 
Initial 

Recommendation 

Country Club 
of Miami 

Community 
Council  

Local Planning 
Agency 

Recommendations 
BCC  

Recommendations 

Standard 
 
 

AMB Codina Beacon Lakes LLC /Tracy R. 
Slavens Esq. & Joseph G. Goldstein, Esq. 
 
Southwest Parcel: NE corner of NW 137 
Avenue and NW 12 Street within the 
existing DRI; 

East Parcel: NW corner of the Homestead 
Extension of the Florida Turnpike and NW 
12 Street, and located partially (18 acres) 
within the existing DRI. 
 
1. Re-designate ±48 gross acres on the 

Southwest Parcel on the CDMP Adopted 
2020 and 2030 Land Use Plan (LUP) 
map: 

From: “Business and Office”  
To:     “Restricted Industrial and Office”; 

2. Re-designate ±63 gross acres on the 
East Parcel on the LUP map: 

From: “Restricted Industrial and Office”  
To:     “Business and Office”; and 

3. Release an existing CDMP Declaration 
of Restrictions recorded in Official 
Records Book 27747 at Page 3899 of 
the Public Records of Miami-Dade 
County, Florida. Add the new proffered 
Declaration of Restrictions in the 
Restrictions Table in Appendix A of the 
CDMP Land Use Element, if accepted 
by the Board of County 
Commissioners. 

12/ 
Diaz 

Transmit  
and  

Adopt with 
Acceptance of the 

Proffered 
Declaration of 
Restrictions 

To be 
Determined 

(June 2, 2016) 

To be  
Determined 

(June 6, 2016) 
 

To be  
Determined  

(July 20, 2016) 
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APPLICATION SUMMARY 
 

Applicant/Representative:  AMB Codina Beacon Lakes, LLC, c/o Tracy R. 
Slavens, Esq. and Joseph G. Goldstein, Esq., 
Holland & Knight LLP.  

Location: Southwest Parcel: South of Northwest 17 Street 
between 132 Avenue and Northwest 137 Avenue 
East Parcel: South of Northwest 22 Street, west 
of theoretical Northwest 117 Place. 

Total Acreage:  ±111 Gross Acres (±48 Acres for Southwest 
Parcel; ±63 Acres for East Parcel).  

Current Land Use Plan Map Designation: Southwest Parcel: “Business and Office” 

East Parcel: “Restricted Industrial and Office” 

Requested Land Use Plan Map 
Designation: 

1. “Restricted Industrial and Office” for 
Southwest Parcel 

2. “Business and Office”  for East Parcel 

3. Add the proffered Declaration of Restrictions  

Amendment Type: Standard Concurrent DRI/CDMP Amendment 

Existing Zoning District/Site Condition: BU-2, GU, IU-1 

 

RECOMMENDATIONS 
 

Staff: TRANSMIT AND ADOPT WITH 
ACCEPTANCE OF THE PROFFERED 
DECLARATION OF RESTRICTIONS (May 26, 
2016) 

Country Club of Miami Community Council 
(7): 

TO BE DETERMINED (June 2, 2016) 

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

TO BE DETERMINED (June 6, 2016) 

Final Action of Board of County 
Commissioners: 

TO BE DETERMINED (July 20, 2016) 

 

  

AMB CODINA BEACON LAKES, LLC DRI 
APPLICATION TO AMEND THE CDMP 

Commission District 12             Community Council 5 
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Staff Recommends to TRANSMIT AND ADOPT WITH ACCEPTANCE OF THE PROFFERED 
DECLARATION OF RESTRICTIONS the proposed Comprehensive Development Master Plan 
(CDMP) Adopted 2020 and 2030 Land Use Plan (LUP) map amendment. The recommendation 
is based on the staff analysis summarized in the Principal Reasons for recommendation below: 
 
Principal Reasons for Recommendation:  

 
1. The application seeks to facilitate the reallocation of commercial and industrial uses on 

properties within the existing Beacon Lakes Development of Regional Impact (DRI) and on 

property abutting the DRI toward better coordination of transportation and land use 

planning, consistent with the CDMP Traffic Circulation Subelement Policy TC-4B. The 

Policy requires the CDMP Adopted 2020 and 2030 Land Use Plan (LUP) map to guide 

proper coordination between transportation and future land development patterns. The 

reallocation of commercial and industrial uses would allow commercial uses currently 

approved within the DRI to be developed adjacent to the Dolphin Station transit center 

planned to be built at the northwest corner of the HEFT and SR-836 (Dolphin Expressway). 

The proposed commercial development is a more appropriate use adjacent to the transit 

center than the currently allowed industrial/warehouse development. The planned Dolphin 

Station transit center is identified in the County’s 2015 Transit Development Plan and  

construction of the transit center is planned for completion in year 2017 (see Transit 

Service on page 44). 

 
To facilitate the reallocation of uses the application seeks to redesignate on the LUP map a 
±48-acre parcel located within the DRI from “Business and Office” to “Restricted Industrial 
and Office” and to redesigate a ±63-acre property from “Restricted Industrial and Office” to 
“Business and Office”. The ±48-acre parcel is located at the northeast corner of NW 137 
Avenue and NW 12 Street, on the north side of SR-836, and within the southwestern 
portion of the DRI, and is identified as the Southwest Parcel. The ±63-acre property is 
identified as the East Parcel comprising ±45 acres abutting the southeastern boundary of 
the DRI and an adjoining ±18 acres located within the southeastern portion of the DRI. This 
CDMP amendment application is being processed concurrently with a separate, but 
related, Notice of Proposed Changes (NOPC) application to modify the DRI pursuant to 
Chapter 380.06, Florida Statutes. (See Background section on page 17 for more details on 
the Beacon Lakes DRI.)   

  
2. Approval of the application would be generally consistent with the criteria for evaluating 

Land Use Plan map amendment applications pursuant to Policy LU-8E of the CDMP Land 

Use Element. Policy LU-8E requires LUP map amendment applications to be evaluated 

according to factors such as (i) the ability of the proposed amendment to satisfy a 

deficiency in the LUP map to accommodate projected population or economic growth of the 

County, (ii) impacts to County facilities and services, (iii) compatibility with abutting and 

nearby land uses, (iv) impacts to environmental and historical resources, and (v) the extent 

to which the proposed land use would promote transit ridership and pedestrianism pursuant 

to Objective LU-7 and associated policies. Each factor is discussed below. 

 

i. Need to Accommodate Economic or Population Growth: The proposed application, if 

approved, would not have a significant impact on the capacity for industrial or 

commercial land in Minor Statistical Area (MSA) 3.2 where the application area, the 

Southwest and East Parcels, is located (see “Supply and Demand Analysis” on page 
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20). The Southwest and East parcels addressed are currently vacant and designated 

“Business and Office” and “Industrial and Office”, respectively. The separate, but 

related, Notice of Proposed Change (NOPC) to the Beacon Lakes DRI proposes to 

maintain the maximum development currently approved for the DRI and allowed on 

the ±45-acre portion of the East Parcel that is currently not within the DRI. The 

overall maximum development within the area would not be changed through 

approval of this application and the associated DRI NOPC. Therefore, the application 

would neither satisfy nor create a deficiency in the supply of land necessary to 

accommodate projected population or economic growth. 

   
ii. Public Facilities and Services: The impacts that would be generated from the 

proposed development under the requested redesignation of both the Southwest 

Parcel and the East Parcel would not cause a violation in the level of service (LOS) 

standards for public services and facilities. Therefore, approval of the application 

would be consistent with the CDMP Capital Improvements Element Objective CIE-3 

that requires CDMP land use decisions not cause a violation in adopted level of 

standards for public facilities and services.      

 

iii. Compatibility: The maximum development that could occur on subject East and 

Southwest Parcels under the requested “Business and Office” and “Restricted 

Industrial and Office” land use designations, if the application is approved, would be 

compatible with the existing and planned land uses on the adjacent properties. The 

Southwest and East parcels are both within an area designated on the LUP map for 

primarily industrial development that is bounded on the east by the Homestead 

Extension of the Florida Turnpike (HEFT/SR-821), on the south by SR-836 (Dolphin 

Expressway) extension, and the UDB on the north and west.  

 

The Southwest Parcel is abutted to the east, north, and west by “Restricted Industrial 
and Office” designated properties. The lands to the north and east include vacant 
parcels and industrially developed parcels. To the west is a Florida Power and Light 
(FPL) easement (±290 feet wide) and lands further west are outside the UDB, 
designated “Open Land” and developed with a cement plant. South of the Southwest 
Parcel, beyond SR-836 and NW 12 Street, are single family residences within the 
Superior Homes Estates residential subdivision designated “Low Density 
Residential” (2.5 to 6 dwelling units per acre).  
 
The East Parcel, which is approximately 1.25 miles east of the Southwest Parcel, is 
abutted by predominantly vacant “Restricted Industrial and Office” designated land to 
the west and north, and lands to the northwest are developed with warehouses. To 
the east beyond the HEFT is the Dolphin Mall and industrial uses within the City of 
Sweetwater and depicted on the LUP map as “Business and Office”, “Industrial and 
Office”, and “Restricted Industrial and Office”. While the application seeks to 
redesignate the East Parcel to “Business and Office“, which allows residential 
development, the Applicant has proffered a covenant prohibiting residential 
development on the Parcel providing greater assurance of compatible with the 
adjacent properties. 
 

iv. Environmental and Historic Resources: The subject application, if approved, would 

not impact any historic but could impact environmental resources. The subject 
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application is located within the Northwest Wellfield Protection Area for which the 

Board of County Commissioners approved a wellfield protection ordinance that 

provides stringent wellfield protection measures that restrict activities within the 

wellfield protection area. However, as a condition of the 2002 approval of the Beacon 

Lakes DRI a hydrologic divide was constructed to prevent groundwater flow from the 

DRI properties to the wellfield. The hydrologic divide was completed in 2003 and 

groundwater monitoring has demonstrated that hydrologic divide is functioning as 

intended. (See Environmental Analysis on page 22) 

 
The ±45-acre portion of the East Parcel that is proposed for addition to the DRI 
contains wetland and tree resources. A Class IV permit will be required prior to any 
work in a wetland and the tree resources on the property are to be preserved 
pursuant to Section 24.49 of the Miami Dade County Code. 
 
Additionally, the application area and adjacent properties provide a combination of 
land and open water that is similar to other sites in Miami-Dade County where 
foraging and roosting by the Florida bonneted bat has been documented. 
Consultation with USFWS and any other necessary federal or state agencies is 
recommended before conducting any work or activities within the subject site.  
 

v. Transit Ridership and Pedestrianism: The application, if approved, would not support 

pedestrianism but could support transit ridership. The Applicant’s proposed 

reallocation of uses, discussed in Principal Reason No. 1 above, seeks to facilitate 

the East Parcel being developed with commercial/retail uses. Additionally, the 

County’s Department of Transportation and Public Works proposes a transit station 

(Dolphin Station) at the northwest corner of HEFT and SR 836, adjacent the East 

Parcel. As part of the conditions, the applicant shall construct a roadway connection 

between theoretical NW 117 Place and NW 122 Avenue. The existing transit service 

in the area is provided through Metrobus Routes 7, 36, 71, 137 (West Dade 

Connection), 238 (East-West Connection), and 238 (Weekend Express) that serve 

the Dolphin Mall and areas east of the mall, over ½ mile east of the East Parcel. 

Construction of the planned Dolphin Station transit center will facilitate the planned 

SR-836 Express Bus service to the area and will the Metrobus Routes currently 

serving the Dolphin Mall are planned for realignment to also serve the transit center. 

The proposed commercial/retail development on the East Parcel (495,000 square 

feet) is likely to generate significantly more transit ridership than if the parcel were to 

be developed with warehouses or other industrial uses under its current “Restricted 

Industrial and Office” LUP map designation. 
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STAFF ANALYSIS 
 
Background 
 
The Applicant, AMB Codina Beacon Lakes, LLC, seeks to change the Comprehensive 
Development Master Plan (CDMP) Adopted 2020 and 2030 Land Use Plan (LUP) map 
designation of two parcels, a ±48-acre parcel located entirely within and a ±63-acre parcel 
located partly within the existing Beacon Lakes Development of Regional Impact (DRI). The DRI 
is located between NW 25 Street and SR-836 (Dolphin Expressway) and between the 
Homestead Extension of the Florida Turnpike (HEFT) and NW 137 Avenue.  
 
The Beacon Lakes DRI was approved by the Board of County Commissioners (Board) in May 
2002 through Resolution Z-11-02 which, among others, approved the development of 6,600,000 
square feet of warehouse, 150,000 square feet of office, and 75,000 square feet of retail within 
the ±480-acre DRI. Pursuant to Chapter 380 of the Florida Statutes, approval of the DRI was 
contingent upon adoption by the Board of a CDMP amendment application that was filed in May 
2001 for concurrent processing with the separate but related Beacon Lakes DRI. The CDMP 
application was adopted by the Board in May 2002, which expanded the Urban Development 
Boundary (UDB) to include the ±480-acre DRI/CDMP application area inside the UDB and 
redesignate the acreage from “Open Land” to “Restricted Industrial and Office” on the LUP map. 
 
The DRI development program was later modified in July 2008 through Board Resolution Z-20-
08 that increased the retail component of the DRI from 75,000 square feet to 495,000 square 
feet, decreased the warehouse component to 5,300,000 square feet, and increased the office 
component to 175,000 square feet. These changes to DRI development program were 
effectuated through a Notice of Proposed Change (NOPC) to the Beacon Lakes DRI and, 
pursuant to Chapter 380 of the Florida Statutes, were facilitated through a separate, but related, 
CDMP amendment application filed in October 2007 to redesignate the above mentioned ±48 
acre parcel from “Restricted Industrial and Office” to “Business and Office”. The CDMP 
amendment application was adopted by the Board in July 2008 with acceptance of a proffered 
Declaration of Restrictions (covenant) that prohibits residential development on the ±48 acre 
parcel.    

 
Since the 2008 changes to the DRI development program, the Applicant has acquired ±45 acres 
abutting the southeastern boundary of the DRI, along the west side of the HEFT, and is now 
seeking to add this acreage to the DRI and add to the DRI development program the 785,761 
square feet of warehouse development that is currently allowed on the ±45 acres under its 
current “Restricted Industrial and Office” LUP map designation. The Applicant also seeks to 
reallocate the approved uses within the DRI and the allowable development of the ±45 acres in 
order to permit the ±45 acres and an additional adjoining ±18 acres within the DRI (total ±63 
acres) to be developed with retail uses and to permit the above mentioned ±48-acre parcel 
designated for retail development to be developed instead with industrial and/or office uses. The 
Applicant has filed a NOPC to the DRI to effectuate these changes, pursuant to Chapter 380.06 
of the Florida Statutes (See Appendix B: Beacon Lakes DRI Notice of Proposed Change). 
These changes require redesigation of the Parcels on the LUP map as filed in the CDMP 
amendment application among other covenant related changes further discussed below. The 
±48 acre parcel is located within the southwest portion of the DRI and thereby identified as the 
Southwest Parcel in both the NOPC and the CDMP amendment application while the ±63 acres 
is to the east of the DRI and is identified as the East Parcel. Pursuant to Chapter 380.06, Florida 
Statutes and Section 2-116.1(5) of the Miami-Dade County Code, the CDMP amendment 
application is being processed concurrently with the Beacon Lakes DRI NOPC. 
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Additionally, the ±45 acres proposed for inclusion within the DRI was part of the ±521-acre 

Parcel 296 addressed in Part C of Application No. 1 filed in the October 2012 Cycle CDMP 

Evaluation and Appraisal based applications to amend the CDMP. The application was 

approved by the Board in October 2013, which brought Parcel 296 inside the 2020 Urban 

Development Boundary, redesignated the Parcel 296 acreage from “Open Land” to “Restricted 

Industrial and Office”, and restricted the warehouse/ industrial development of the parcel to a 

maximum Floor Area Ratio (FAR) of 0.40. This FAR limitation seeks to ensure that the 

maximum development allowed on the ±521 acres would generate traffic impacts to the 

roadways that would cause the roadways to operate in violation of its adopted level of service 

standard.   

 

Application Site 

 

Location 

The application addresses two parcels identified as the Southwest Parcel, located on the north 
side of the SR-836 extension (Dolphin Expressway) at the northeast corner of NW 137 Avenue 
and NW 12 Street, and the East Parcel, located on the west side of the HEFT between 
theoretical NW 14 and NW 22 Streets. Both parcels are located approximately 1.25 miles apart 
and are within an area planned for primarily industrial development. (See Aerial Photo on page 
12.) 
 

Existing Land Use 

The Southwest Parcel and the northern ±18-acre portion of the East Parcel are currently vacant 
but have undergone clearing and other site preparation work while the remaining ±45 acres of 
the East Parcel is undeveloped. (See Aerial Photo on page 12 and Existing Land Use map on 
page 14). 
 
Land Use Plan Map Designation/Request 
The Southwest Parcel is currently designated “Business and Office” on the LUP map and the 
application seeks redesignation of the parcel to “Restricted Industrial and Office”. 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. Light industrial uses are 
also permitted in the Business and Office category within an approved Employment Center. 
Also allowed are telecommunication facilities such as cell towers and satellite 
telecommunication facilities.  
 
Under the current CDMP designation the southwest parcel may be developed with up to 
470,000 square feet of retail as approved through the DRI development program. Under the 
requested “Restricted Industrial and Office” designation the property could be developed with a 
maximum of 1,045,440 square feet of industrial uses. 
 
The East Parcel is currently designated “Restricted Industrial and Office” on the CDMP Adopted 
2020 and 2030 Land Use Plan (LUP) map and the application seeks redesignation of the parcel 
to “Business and Office”. The “Restricted Industrial and Office” primarily affects ‘wellfield 
protection areas’ designated in the Miami-Dade County Code (Chapter 24, Code of Miami-Dade 
County). Development in “Restricted Industrial and Office” areas should generally be limited to 
office uses, but certain business, warehousing and manufacturing uses may be permitted, 



May 2016 19 AMB Codina Beacon Lakes, LLC 
                                                                                    CDMP Amendment Application  

provided that the use employs best management practices, and the use does not involve the 
on-site use, handling, storage, manufacture or disposal of hazardous materials or waste as 
defined in Chapter 24 of the County Code. Provisions of the “Industrial and Office” category 
which allow and limit residential and business uses, TNDs and hotels also apply to the 
“Restricted Industrial and Office” category. Quarrying and environmentally compatible ancillary 
uses may also be approved in these areas. Furthermore, the intensity of development allowed 
on the southern ±45 acres East Parcel is limited by floor area ratio (FAR) of 0.40.  
 
The maximum development that could be developed on the East Parcel under its current 
“Restricted Industrial and Office” designation is 1,177,688 square feet of warehouse/industrial 
development. Under the requested “Business and Office” designation the East Parcel could be 
developed with a maximum of 1,097712 square feet of retail uses. However, the related Notice 
of Proposed Change to the Beacon Lakes DRI that is being processed separately but 
concurrently with the CDMP application proposes if approved would limit development on the 
parcel to 495,000 square feet of retail.   
 
Proffered CDMP Declaration of Restrictions (Covenant) 
The Southwest Parcel is currently is currently prohibited by covenant from being residentially 
developed and the Applicant requests release of this covenant. The Applicant has proffered a 
separate covenant with the application that would prohibit residential development on the East 
Parcel should the redesignation to “Business and Office” be approved. The proffered covenant 
is included as Appendix C herein.   
 
Zoning  
The Southwest Parcel is currently zoned BU-2 (Special Business District). The East Parcel is 
zoned IU-1 (Light Manufacturing District) on the ±18 acres that is within the DRI and GU (Interim 
District) on the ±45 acres that is located adjacent to the DRI (see Zoning Map on page 13). The 
BU-2 zoning district permits all uses from BU-1 and the following uses: automobile parking lots 
and garages, commuter colleges and universities and hospitals. The GU zoning district (Interim 
District) permits for all properties that are inside the Urban Development Boundary, as shown on 
the Land Use Plan Map of the Comprehensive Development Master Plan, to be determined 
depending on the character of the neighborhood. The IU-1 (Industry Light) zoning allows for the 
following permitted uses: residential uses as a watchman’s or caretaker’s quarters, adult 
entertainment, adult day care center, aircraft hangars and repair shops, aircraft assembling, 
animal hospitals within soundproof, armories, auditoriums and auto painting and body work, and 
automobile self-service gas-stations. 
 
Zoning History 
Miami-Dade County zoning districts and zoning code regulations were established in 1938. The 
Southwest Parcel and the northern ±18 acres of the East were zoned to IU-1 in May 2002 
through Board of County Commissioners adopted Resolution Z-11-02 that also approved the 
Beacon Lakes DRI. In 2008, the Board of County Commissioners approved Resolution Z-20-08 
Resolution Z-21-08 rezoned the Southwest Parcel and modified the DRI development program 
to reduce the industrial square footage from 6,600,000 square feet to 5,300,000 square feet and 
increase the commercial use from 75,000 square feet to 495,000 square feet, and increase the 
office use from 150,000 to 175,000 square feet.  
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Adjacent Land Use and Zoning 
 
Existing Land Uses 
The Southwest Parcel is adjacent to lands to the north and east include vacant parcels and 
industrially developed parcels. To the west is a Florida Power and Light (FPL) easement (±290 
feet wide) and lands further west developed with the Rinker cement plant. South of the 
Southwest Parcel, beyond SR-836 and NW 12 Street, are single family residences within the 
Superior Homes Estates residential subdivision designated “Low Density Residential” (2.5 to 6 
dwelling units per acre).  
 
The East Parcel, which is approximately 1.25 miles east of the Southwest Parcel, is abutted by 
predominantly vacant land to the west and north, and lands to the northwest are developed with 
warehouses. To the east beyond the HEFT are the Dolphin Mall and industrial uses, and to the 
south is the SR-836 and HEFT interchange.  
 
Land Use Plan Map Designations 
The lands abutting and adjacent to the Southwest Parcel on the east, north, and the FPL 
easement immediately to the west are designated Restricted Industrial and Office on the LUP 
map.  Beyond the FPL easement are lands located outside the Urban Development Boundary 
that are designated “Open Lands” on the LUP map. To the south is the single family 
neighborhood designated “Low Density Residential” (2.5 to 6 dwelling units per gross acre).  
 
The lands abutting the East Parcel on the north and east are designated on the LUP map as 
“Restricted Industrial and Office”. Lands to the south designated “Transportation” and 
“Restricted Industrial and Office”, and lands to the east beyond the HEFT are within the City of 
Sweetwater and are depicted on the LUP map as “Business and Office”, “Restricted Industrial 
and Office”, and   “Industrial and Office”.   
 
Zoning 
The properties adjacent to the Southwest Parcel are zoned BU-2 to the north and IU-1 further 
north, GU and IU-1 to the east, RU-1MA and RU-1Z on the residential properties to the south, 
and GU on the Rinker cement plant property to the west. The properties adjacent to the East 
Parcel are zoned IU-1 and BU-1A to the north and northwest, GU to the west and south, and C-
2, C-3 and I-1 on properties within the city of Sweetwater east of the HEFT.    
 
Supply and Demand Analysis  
 
The Analysis Area for the application site (MSAs 3.1, 3.2, and 6.1) contained 6,805.00 acres of 
in-use industrial uses in 2016 and an additional 2,730.80 acres of vacant land zoned or 
designated for industrial uses. The annual average absorption rate for the 2015-2030 period is 
115.81 acres per year. At the projected rate of absorption, reflecting the past rate of industrial 
uses, the study area will deplete its supply of commercially zoned land beyond the year 2030 
(see “Projected Absorption of Land for Industrial Uses” table below). If the proposed application 
is approved it will decrease the supply of Industrial land by approximately 15 acres. This will 
have a negligible impact on the projected depletion year.  
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Projected Absorption of Land for Industrial Uses 
Indicated Year of Depletion and Related Data Analysis Area 

Analysis    
Area 
MSA 

Vacant 
Industrial 

Land 2016 
(Acres) 

 
Industrial 
Acres in 

Use 2016 

Annual 
Absorption Rate 

2015-2030 
(Acres) 

 
Projected 
Year of 

Depletion 

3.1 1,362.90 1,038.20 16.87 2030+ 

3.2 1,367.90 5,754.60 98.52 2030+ 

6.1 0.0 12.20  0.42 2016 

Total 2,730.80 6,805.00 115.81 2030+ 
Source:  Miami-Dade County, Regulatory and Economic Resources Department 
Planning Division, Planning Research & Economic Analysis Section, May 2016 

 
 
Commercial Land 
 
The Analysis Area for the application site (MSAs 3.1, 3.2, and 6.1) contained 2,945.70 acres of 
in-use commercial uses in 2016 and an additional 482.6 acres of vacant land zoned or 
designated for commercial uses. The annual average absorption rate for the 2015-2030 period 
is 32.70 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 beyond the 
year 2030 (see “Projected Absorption of Land for Commercial Uses” table below). If the subject 
application is approved, the supply of Commercial land will increase by approximately 15 acres. 
This change will have a negligible impact on the projected depletion year. 
 

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

Analysis    
Area 

 
 

 
Vacant 

Commercial  
Land 2016 

(Acres) 

Commercial 
Acres in 

Use 2016 

Annual 
Absorption 

Rate 
2015-2030 

(Acres) 

Projected 
Year of 

Depletion 

  
Total Commercial Acres 
per Thousand Persons 

  

  

  2020 2030 

3.1   211.1    934.1   12.48 2030+  4.8 4.6 

3.2  246.8 1,490.80 520.80 2030+  10.3 8.8 

6.1   24.7   520.80 6.76  2019  2.8 2.7 

Total  482.6 2,945.70 32.70   2030+  5.7 5.3 
Source:  Miami-Dade County, Department Regulatory and Economic Resources, Planning Division, Planning Research & Economic 
Analysis Section, July 2016 

 
 
 
 
 
 
 
 
 
 
 
 
 



May 2016 22 AMB Codina Beacon Lakes, LLC 
                                                                                    CDMP Amendment Application  

Environmental Analysis  
 
The following information pertains to the environmental conditions of the application site. All 
YES entries are further described below. 
 

Environmental Conditions – Southwest Parcel: 
Flood Protection 
 Federal Flood Zone AH   
 Stormwater Management Permit South Florida Water Management District   
 County Flood Criteria, National  7.75 feet 
 Geodetic Vertical Datum (NGVD) 
 

 
Biological Conditions 
 Wetlands Permit Required No 
 Native Wetland Communities No 
 Specimen Trees Undetermined 
 Endangered Species Habitat Undetermined 
 Natural Forest Community No 
    
Other Considerations 
 Within Wellfield Protection Area Yes - Northwest Wellfield  
 Contaminated Site No 
   
 
Environmental Conditions – East Parcel: 
Flood Protection 
 Federal Flood Zone AH   
 Stormwater Management Permit South Florida Water Management District  
 County Flood Criteria, National  7.5 feet 
 Geodetic Vertical Datum (NGVD) 

 
Biological Conditions 
 Wetlands Permit Required Yes 
 Native Wetland Communities Yes 
 Specimen Trees Undetermined 
 Endangered Species Habitat Undetermined   
 Natural Forest Community No 
    
Other Considerations 
 Within Wellfield Protection Area Yes – Northwest Wellfield 
 Contaminated Site Yes 
 
 
Wellfield Protection 
The site is located within the Northwest Wellfield protection area.  The Board of County 
Commissioners approved a wellfield protection ordinance for this wellfield.  This ordinance 
provides for stringent wellfield protection measures that restrict activities within the wellfield 
protection area. 
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The Southwest parcel is located within a general area subject to Environmental Quality Control 
Board Order No. 01-82, recorded in Official Records Book 20130 at Page 4521 of the Public 
Records of Miami-Dade County, Florida, as amended by Board No. 13-40, recorded in Official 
Records Book 28871 at Page 1915 of the Public Records of Miami-Dade County, Florida, and 
subsequently modified as approved by the Environmental Quality Control Board in December 
2015. Board Order No. 01-82 required the developers of the DRI to: 1) improve and maintain a 
two-mile length of the NW 25 Street Canal, 2) construct a hydrologic divide between the 
approved land uses and the Northwest Wellfield, 3) install and sample water quality monitoring 
wells to ensure that the NW 25 Street Canal functions properly as a hydrologic divide. The intent 
of the improvements to the NW 25 Street Canal was to redirect the flow of groundwater from the 
DRI site away from the Northwest Wellfield, and the purpose of the hydrologic divide was to 
keep the groundwater north of the canal separate from the groundwater south of the canal. Both 
the canal improvements and the hydrologic divide were completed in 2003 according to the 
specifications. Monitoring of the hydrologic divide has demonstrated that it is functioning as 
intended. The subject properties could be considered for removal from the Northwest Wellfield 
Protection Area if it is conclusively demonstrated that the ¼ foot drawdown area for the 
Northwest Wellfield has been successfully retracted to exclude the properties. 
 
Section 24.43(5) of the Code prohibits the approval of any building permits, certificates of use 
and occupancy, municipal occupational licenses, platting actions or zoning actions for any non-
residential land use which generates, uses, handles, disposes of, discharges or stores 
hazardous materials on property located within the Northwest wellfield protection area. The 
Code further requires that approvals may only be issued if the property owner has submitted to 
DERM a properly executed covenant running with the land in favor of Miami-Dade County as 
required therein. The covenant also provides that hazardous materials or wastes shall not be 
used, disposed of, handled, discharged, generated or stored in the wellfield protection area. The 
aforementioned covenant was previously recorded for the Southwest parcel and the portion of 
the East parcel that is currently located within the DRI boundary. A covenant will be required for 
that portion of the East parcel that is proposed for inclusion in the DRI.  
 
Pollution Remediation 
The East parcel has records of current contamination issues under Valido/Busot/De la Vega 
(DERM file SW-1172). The site is a solid waste contaminated site.  Any construction, 
development, drainage, and dewatering at the subject site will also require DERM review and 
approval as it relates to environmental contamination issues. 
Any soil re-use resulting from material excavated from the subject property or material imported 
as fill for the subject property shall be subject to the Soil Re-Use Guidance for Miami-Dade 
County.  
 
Drainage and Flood Protection 
The parcels are located within the North Trail Basin where 28.6 percent of the total site area 
shall be set aside as lake, or 33.3 percent of the total site area shall be set aside as dry 
retention/detention area to satisfy the minimum requirement for flood protection and water 
management. DERM issued approval, Cut and Fill No. 382, for the Southwest parcel and 
portion of the East parcel, however, any modification of the site plan under the approved Cut 
and Fill, may require a re-submittal and re-approval by DERM Water Control Section.  
 
A DERM Class II permit may be required if the proposed drainage system contains an outfall or 
overflow system in, on, or upon any water body of Miami-Dade County. A DERM Class II Permit 
20080051 was issued for the southwest parcel and Class II Permit 20150062 for the portion of 
the east parcel that is currently located within the DRI, however, any modification of the site 
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plans under the approved Class II permits may require a new DERM Water Control Section 
approval. 
 
A DERM Class III permit is required for any planned work within a canal right-of-way for the 
Southwest Parcel. A DERM Class VI permit may be required for any installation of drainage 
systems in commercial or contaminated sites. 
 
The proposed parcels are determined to be in Zone AH in the FEMA Flood Insurance Rate 
Maps (FIRM). Any new development planned for the future will have to comply with the 
requirements of Chapter 11C of the Code for flood protection. 
 
The site shall be filled to a minimum elevation between 7.4 feet and 7.9 feet NGVD or County 
Flood Criteria. For construction of habitable structures within the subject application, the Lowest 
Floor Elevation requirement shall be the highest elevation in N.G.V.D of the following 
references: 

i) Average crown of road fronting the property, plus 8 inches for residential, or plus 4 
inches for commercial. 

ii) County Flood Criteria is between 7.4 feet and 7.9 N.G.V.D, plus 8 inches for 
residential, or plus 4 inches for commercial. 

iii) Elevation of the back of the sidewalk (if any) fronting the property, plus 8 inches for 
residential, or plus 4 inches for commercial. 

iv) The Base Flood Elevation of this area is found to be 8.0 feet NGVD (taken from the 
Flood Insurance Rate Maps (FIRM) for Miami Dade County). 

v) The stage generated by the retention on-site of the 100-year rainfall event according 
to stage-storage calculations. 

 
A Surface Water Management Permit by the South Florida Water Management District is 
required for this application. Other permits by the Environmental Resource Regulation Division 
may be required or combined with the above permit. 
 
Natural Resources 
Wetlands and tree resources as defined in Section 24-5 of the Code exist on the sites. The 
properties are located in the Transitional Northeast Everglades and East Turnpike Wetland 
Basins. A DERM Class IV Permit has been issued for the portions of the subject application that 
are currently located within the DRI boundary as described below:  

 Folios 30-3936-000-0012 and 30-3936-000-0022: Filling of the areas referenced in the 
application completed under Class IV Permit 2001-021. 

 Folios 30-3935-013-0010 and 30-3935-013-0020: Filling of the areas referenced in the 
application completed under Class IV Permit 2013-004. 

 
The portion of the East parcel that is proposed for addition to the DRI boundary contains 
wetland and tree resources. A Class IV permit will be required prior to any work in a wetland. 
Tree resources within wetlands are regulated through the Class IV process; trees outside of 
wetlands will require a tree permit. 
 
The subject sites contain prohibited species as listed in Section 24-49.9(1) of the Code including 
but not limited to Bishopwood (Bischofia javanica), Australian pine (Casuarina spp), and 
Brazilian pepper (Schinus terebinthifolius). Pursuant to Section 24-49.9 of the Code, which 
applies countywide including within municipalities, all prohibited plant species shall be removed 
prior to development. In addition, these areas shall be maintained to prevent the growth and 
accumulation of prohibited species. 
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Endangered Species 
The property is located within the United States Fish and Wildlife Service (USFWS) consultation 
area for the federally endangered Florida bonneted bat and the core foraging area for the 
federally threatened wood stork. The area addressed provides a combination of land and open 
water that is similar to other sites in Miami-Dade County where foraging and roosting by the 
Florida bonneted bat has been documented. Consultation with USFWS and any other 
necessary federal or state agencies is recommended before conducting any work or activities 
within the subject site. The federal government may require certain actions or protections on the 
property, and this may result in the need to modify the plans for the property. 
 
Wetlands in and adjacent to the areas proposed for re-designation are located within the Core 
Foraging Area for rookeries located along Tamiami Trail and the eastern portion of Water 
Conservation Area 3B.  These rookeries are occupied by woodstorks, a federally listed 
threatened species, as well as other wading bird species listed by the State of Florida as 
Threatened.  There may be other listed plant or animal species occurring in and/or utilizing 
these wetlands as well.  The Miami-Dade County CDMP affords a high standard of protection to 
wetlands that provide habitat for threatened or endangered species.  If wetlands impacts are 
proposed, detailed information on Threatened or Endangered species occurrence and/or 
utilization may be required to determine consistency with CDMP Policy CON-7A, which states, 
in part, that “…Habitats critical to endangered or threatened species shall not be destroyed.” In 
addition, Policy CON-9B states that “…nesting, roosting and feeding habitats used by federal or 
State designated endangered or threatened species, shall be protected and buffered from 
surrounding development or activities and further degradation or destruction of such habitat 
shall not be authorized”.   
 
Mitigation banks are usually an option when developing mitigation proposals for projects 
involving wetland impacts that are otherwise acceptable under the evaluation factors in Section 
24-48.3 of the Code and allowable under all applicable laws, but that nevertheless result in 
adverse environmental impacts to wetlands.  It should be noted that there are no mitigation 
banks within Miami-Dade County that are located within the Core Foraging Areas (CFAs) for the 
wood stork rookeries that could be affected by the proposed application.   
 
Air Quality Management 
The Southwest parcel is in close proximity to the CEMEX cement plant and SQL Quarry which 
is a Title V major source of air emissions, as well as Tallowmasters, a meat rendering plant 
which may be a potential source of noxious odors and a potential nuisance source.  
 

Water and Sewer 

 
Water Supply 
Both the East and Southwest parcels are located within the Miami-Dade Water and Sewer 
Department (MDWASD) franchised water service area. The source for this water supply is 
Hialeah-Preston Water Treatment Plant, which is owned/operated by MDWASD.  This plant is 
presently producing water that meets Federal, State, and County drinking water standards. 
Currently, there is adequate treatment and water supply capacity for the proposed project 
consistent with Policy WS-2A(1) of the CDMP. 
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Water Treatment Plant Capacity 
The County’s adopted LOS standard for potable water treatment facilities requires that the 
regional water treatment system, consisting of MDWASD Hialeah Reverse Osmosis, Hialeah, 
Preston, and Alexander Orr District Treatment Plants, shall operate with a rated maximum daily 
capacity no less than two percent above the maximum daily flow for the preceding year and an 
average two percent above the average daily flow for the preceding five years.  The water must 
also meet all applicable federal, state, and county primary drinking water standards.   
 
The Miami-Dade Water and Sewer Department regional water treatment system capacity is the 
sum of the treatment capacity of the regional water treatment plants. The regional water 
treatment system can treat up to 449.74 million gallons per day (MGD) based on the rated 
treatment capacity. Pursuant to CDMP Objective WS-2, the regional water treatment system 
shall operate no less than two percent above the rated plant capacity. Therefore, the regional 
system shall not treat more than 440.75 MGD. The total available water treatment plant 
capacity, based on CDMP Objective WS-2, is 73.34 MGD. This is calculated using the available 
plant capacity (440.75 MGD), subtracting the maximum day flow (343.2 MGD) and subtracting 
the water that is reserved through development orders (24.21 MGD).  
 
Estimated Water Demand/Sewer Flow 
East Parcel: As noted in the “Estimated Water Demand/Sewer Flow for Proposed Development 
by Land Use Scenario” table below, the maximum water demand for the East parcel for 
Industrial development (Scenario 1) under the current CDMP Land Use designation, is 
estimated at 29,442 gallons per day (gpd). The maximum water demand/sewer flow for the 
proposed CDMP Land Use designation (Scenario 1) with acceptance of the proffered 
Declaration of Restrictions dated April 7, 2016, is estimated at 109,771 gpd. If development of 
the site is further limited as proposed in the concurrent Notice of Proposed Change (Scenario 
2), the maximum water demand/sewer flow is estimated at 49,500 gpd. This represents an 
increase of up to 20,058 gpd over the demand under the current CDMP land use designations 
for the East parcel. 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 (East Parcel) 

1 Industrial (Dry) 1,177,688 sq. ft. 
2.5 gpd/100 sq. 

ft. 
29,442 gpd 

Requested CDMP Designation (East Parcel) 

1 Retail 1,097,712 sq. ft. 10gpd/100 sq.ft. 109,771 gpd 

2 Retail 495,000 sq. ft. 10gpd/100 sq.ft. 49,500 gpd 

Source: Miami-Dade Water and Sewer Department; Department of Regulatory and Economic Resources, Planning 
Division; May 2016 
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Southwest Parcel: As noted in the “Estimated Water Demand/Sewer Flow for Proposed 
Development by Land Use Scenario” table below, the maximum water demand/sewer flow for 
the Southwest parcel for business development (Scenario 1) under the current CDMP Land Use 
designations with the limitations in the approved DRI development program, is estimated at 
47,000 gallons per day (gpd). The maximum water demand/sewer flow for the proposed CDMP 
Land Use designation (Scenario 1), is estimated at 26,136 gpd. This represents a decrease of 
up to 20,864 gpd over the demand under the current CDMP land use designations for the 
Southwest parcel. 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 (Southwest Parcel) 

1 Retail 470,000 sq. ft. 10gpd/100 sq.ft. 47,000 gpd 

Requested CDMP Designation (Southwest Parcel) 

1 Industrial (Dry) 1,045,440 sq. ft. 
2.5 gpd/100 sq. 

ft. 
26,136 gpd 

Source: Miami-Dade Water and Sewer Department; Department of Regulatory and Economic Resources, Planning 
Division; May 2016 

 
Water System Connectivity: 
East Parcel: The proposed land use would be required to connect to public water pursuant to 
Chapter 24 of the Code. This area will require 12-inch water main extensions to provide water 
service to the various parcels. Final points of connection and capacity approval to connect to the 
water system will be provided at the time the developer requests connection to the water 
infrastructure. 
At this time, there are planned projects abutting the northern boundary of the East Parcel of this 
application with WASD Agreement Nos. 22553 and 22778. A Water Supply Certification (WSC) 
will be required for future developments. Said certification will be issued at the time the applicant 
requests connection to the water system.   
 
Southwest Parcel: The proposed land use would be required to connect to public water 
pursuant to Chapter 24 of the Code. There are 12-inch water mains within this are to which the 
Developer may connect to extend new 12-inch water mains as required to serve the future 
developments. Final points of connection and capacity approval to connect to the water system 
will be provided at the time the developer requests connection to the water infrastructure. 
At this time, there are no planned projects (active agreements) in close proximity to the 
Southwest Parcel. A Water Supply Certification (WSC) will be required for future developments. 
Said certification will be issued at the time the applicant requests connection to the water 
system.   
 
Sewer Treatment Plant Capacity 
East Parcel: The subject application is within the MDWASD service area. The wastewater flows 
for this application will be transmitted to the Central District Wastewater Treatment Plan 
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(CDWWTP) for treatment and disposal. Currently, there is average wastewater treatment 
capacity for this application consistent with Policy WS-2A(2) of the CDMP.  
 
The proposed land use would be required to connect to the public sewer system pursuant to 
Chapter 24 of the Code. The subject parcel will require a public pump station. The nearest point 
of connection is an existing 12-inch sanitary sewer force main on NW 25 Street from which the 
developer may connect and extend a new sewer force main in a public right-of-way or easement 
as necessary to provide sewer service. Any proposed sewer extension inside the developer’s 
property shall be eight (8)-inch minimum. Please note that a 45 feet by 65 feet tract site for a 
public pump station must be dedicated by the developer along with furnishing an installing an 
emergency generator with building at the pump station site for the aforementioned proposed 
WASD public pump station.  
 
Final points of connection and capacity approval to connect to the sewer system will be 
provided on a one-to-one basis as the proposed developments request connection to the sewer 
system. Pursuant to Ordinance No. 13-73, the subject application is located within the Doral 
Basin which has a sanitary sewer special connection charge of $7.03 per gallon. WASD will 
collect this special connection charge from property owners. The special connection charge is 
for the expansion of the sewer facilities in the Doral Basin area.  
 
The sewer flow that will be generated by development in the East Parcel will be directed to 
pump stations 30-1221, 30-0187 and the Central District Wastewater Treatment Plant. The 
abovementioned pump stations and the Central District Wastewater Treatment Plant are owned 
and operated by MDWASD and are currently working within the mandated criteria set forth in 
the Consent Decree Case: N0. 1:12-cv-24400-FAM, effective Dec 6, 2013. 
 
The following Nominal Average Pump Operating Time (NAPOT) information for the pump 
station is based on the potential development, most critical flow, and current conditions of the 
sanitary pump station. At the time of final development orders, sewer capacity certification will 
be required. 
 

 
 
Southwest Parcel: The subject application is within the MDWASD service area. The wastewater 
flows for this application will be transmitted to the Central District Wastewater Treatment Plan 
(CDWWTP) for treatment and disposal. Currently, there is average wastewater treatment 
capacity for this application consistent with Policy WS-2A(2) of the CDMP.  
 
The proposed land use would be required to connect to the public sewer system pursuant to 
Chapter 24 of the Code. For the new development within this area, there is an 8-inch sanitary 
sewer gravity system along NW 14 Street to which the developer may connect to provide sewer 
service.  
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Final points of connection and capacity approval to connect to the sewer system will be 
provided on a one-to-one basis as the proposed developments request connection to the sewer 
system. Pursuant to Ordinance No. 13-73, the subject application is located within the Doral 
Basin which has a sanitary sewer special connection charge of $7.03 per gallon. WASD will 
collect this special connection charge from property owners. The special connection charge is 
for the expansion of the sewer facilities in the Doral Basin area.  
 
The sewer flow that will be generated by development in the Southwest Parcel will be directed 
to pump stations 30-1229, 30-001 and the Central District Wastewater Treatment Plant. The 
abovementioned pump stations and the Central District Wastewater Treatment Plant are owned 
and operated by MDWASD and are currently working within the mandated criteria set forth in 
the Consent Decree Case: N0. 1:12-cv-24400-FAM, effective Dec 6, 2013. 
 
The following Nominal Average Pump Operating Time (NAPOT) information for the pump 
station is based on the potential development, most critical flow, and current conditions of the 
sanitary pump station. At the time of final development orders, sewer capacity certification will 
be required. 
 

 
 
 
Solid Waste 
 
The Miami-Dade County Department of Solid Waste Management (DSWM) oversees the 
collection and disposal of solid waste generated in the County through direct operations, 
contractual arrangements, and regulation. In addition, the DSWM 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 adopted level of service (LOS) standard for the County Solid Waste Management System is 
as follows: to maintain sufficient waste disposal capacity to accommodate waste flows 
committed to the System through long term contracts or interlocal agreements with 
municipalities and private haulers, and anticipated uncommitted waste flows for a period of five 
years. As of FY 2015-16, the DSWM is in compliance with this standard; in other words, there is 
adequate disposal capacity to meet projected growth in demand, inclusive of the subject 
application, which is not anticipated to have a negative impact on disposal service.   
 
Application Impacts  
The application requests the redesignation of a ±48-acre parcel located within the existing 
Beacon Lakes DRI from “Business and Office” to “Restricted Industrial and Office”; the 
redesignation of a ±63-acre parcel from “Restricted Industrial and Office” to “Business and 
Office”; and the release of an existing CDMP Declaration of Restrictions prohibiting residential 
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development on the above-referenced ±48-acre parcel, and acceptance of a CDMP Declaration 
of Restrictions prohibiting residential development on the above-referenced ±63-acre parcel. 
 
Per Chapter 15 of Miami-Dade County Code (the Code), the SWMD does not actively compete 
for non-residential waste collection service such as commercial, business, office, and industrial 
services at this time. Waste collection services for this application will most likely be provided by 
a private waste hauler. The requested amendment will have no fiscal impact or any associated 
costs; therefore SWMD has no objection to the proposed changes. 
 
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 generally encompasses the area of the County north of SW 8 Street.  
 
Level of Service Standard 
CDMP Policy ROS-2A establishes the adopted minimum 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 156.45 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. 
 
Application Impacts  
The application is not anticipated to generate impacts to parks or to local recreation open space. 
The application proposes to redesignate the Southwest Parcel from “Business and Office” to 
“Restricted Industrial and Office” and to redesignate the East Parcel from “Restricted Industrial 
and Office” to “Business and Office”. While residential development is an allowed use on 
“Business and Office” designated properties, residential development is currently prohibited by 
covenant on the Southwest Parcel and the Applicant has proffered a new covenant that would 
prohibit residential development on the East Parcel. Therefore, there would be no impact to 
local recreation open space.  
 
Furthermore, the approved development program for the associated Beacon Lakes DRI does 
not include residential development and would need to be amended through a Notice of 
Proposed Change to the DRI to allow residential development within the DRI properties. The 
concurrent Notice of Proposed Change to the Beacon Lakes DRI does not include residential 
uses.   
 
Fire and Rescue Service 
 
The application area may be served by the Miami-Dade County Fire Rescue Stations identified 
in the table below.  A suspected fire within application area would be designated as a 
building dispatch assignment. A building dispatch assignment requires three (3) 
suppressions or engines, telesquirts or tankers, one (1) aerial, one (1) rescue and an 
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accompanying command vehicle. This assignment requires 20 firefighters and officers. The 
application site will be served by the following Miami-Dade County Fire Rescue Stations: 
 

Station Address Equipment Staff 

58 12700 SW 6 Street Rescue, Engine 7 

61 15155 SW 10 Street Rescue, Brush Fire Truck 5 

37 4200 SW 142 Avenue Rescue, Engine 7 

29 351 SW 107 Avenue Rescue, Aerial, Battalion 8 

9 7777 SW 117 Avenue Rescue, Engine 7 

48 8825 NW 18 Terrace Rescue, Engine 7 

 
Based on data retrieved during calendar year 2015, the average travel time to the vicinity 
of the application site was 7:45 minutes. 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 the vicinity of the proposed development complies with the 
performance objective of national industry and will improve substantially as a result of the 
construction of the Beacon Lakes Fire Rescue Station. However, because of traffic 
congestion, increased response times may result on NW 137 Avenue and NW 12 Street. 
 
Level of Service Standard for Fire Flow and Application Impacts 
CDMP 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 (MDFR). A minimum fire flow of 1,500 gallons per minute 
(gpm) is required for the “Office/Residential” CDMP designation. Presently, there are no fire flow 
deficiencies in the vicinity of the application site. 
 
Based on maximum development that would be allowed under the East Parcel’s current CDMP 
land use designation of “Restricted Industrial and Office,” the use is estimated to generate a 
total of 51 annual alarms. Under the proposed CDMP land use designation of “Business and 
Office”, this use would allow a potential development that is anticipated to generate 326 annual 
alarms. However, the DRI NOPC proposes to limit commercial development on the East Parcel 
and thereby the limited development is anticipated to generate 140 annual alarms. For the 
Southwest Parcel, based on maximum development that would be allowed under the Parcel’s 
CDMP land use designation of “Business and Office,” this use is estimated to generate a total of 
140 annual alarms. Under the proposed CDMP land use designation of “Restricted Industrial 
and Office” this use is estimated to generate a total of 46 annual alarms. 
 
Based on the development program proposed in the DRI NOPC the proposed additional 
785,761 square feet of industrial space within the DRI is expected to generate 35 additional fire 
and rescue calls annually. 
 
Planned Service Expansions 
In an effort to meet future service demand, MDFR seeks to construct a new fire station to 
mitigate the additional number of alarms. The Applicant has a commitment to providing a two-
acre parcel of land within the Beacon Lakes DRI to MDFR at no cost, as a condition of the DRI 
development order approved through Resolution Z-11-02. The Applicant is yet to fulfill this 
commitment and the MDFR intends to utilize the parcel of land to construct a new fire station 
in the vicinity of NW 127 Avenue and NW 17 Street. 
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Public Schools 
 
The applicant has proffered a covenant that would prohibit residential development on the 
application site, should the application be approved with acceptance of the covenant. Therefore, 
Miami-Dade County Public Schools would not be impacted by the application as proposed. 
 
Aviation 
 
The Planning Division of the Miami-Dade County Aviation Department (MDAD) reviewed the 
subject application for both land use and airspace restrictions due to its proximity to Miami 
International Airport. MDAD does not object to the proposed request provided that all uses 
comply with federal, state and local aviation regulations, including Chapter 33 of the Code, as 
it pertains to airport zoning. 
 
 
Roadways Analysis 
 
The Beacon Lakes Development of Regional Impact is an approved multi-use DRI consisting of 
5,300,000 sq. ft. of warehouse, 175,000 sq. ft. of office and 495,000 sq. ft. of retail uses on 
approximately 460+ acres.  The DRI area is generally bounded on the north by NW 25 Street, 
on the east by the Homestead Extension of the Florida Turnpike (HEFT), on the south by NW 
12 Street, and on the west by NW 137 Avenue.  The original DRI area was designated 
“Restricted Industrial and Office” on the Adopted 2020 and 2030 Land Use Plan (LUP) map and 
approved for 6,600,000 sq. ft. of warehouse, 150,000 sq. ft. of office and 75,000 sq. ft. of retail 
uses.  Amended in 2008, the DRI changed the land use designation of approximately 48+ acres 
(SW Parcel) from “Restricted Industrial and Office” to “Business and Office” and approved for 
495,000 sq. ft. of retail.  The current application proposes to change the DRI as follows: 

1) Change the designation of the SW Parcel (48-acre parcel) from “Business and Office” 
back to “Restricted Industrial and Office” on the Adopted 2020 and 2030 LUP map; 

2) Add approximately 45+ acres (East Parcel) of adjacent land located south of theoretical 
NW 22 Street and west of the HEFT to the DRI area; 

3) Change the designation of the East Parcel (48+ acres) plus an additional 18 acres of 
land inside the DRI area for a total of ±63 acres, from “Restricted Industrial and Office” to 
“Business and Office” on the LUP map; and 

4) Release of an existing Declaration of Restrictions recorded in Official Records Book 
27747, Page 3899 of the Public Records of Miami-Dade County, Florida and accept a 
proposed new Declaration of Restrictions prohibiting residential uses on the East parcel.  

 
Existing Conditions 
Access to the DRI area is provided on the north by NW 25 Street, on the east by the Homestead 
Extension of the Florida Turnpike (HEFT) via interchanges at NW 41 Street and NW 12 Street, 
on the south by NW 12 Street, and on the west by NW 137 Avenue. NW 127 Avenue also 
provides access to the site at NW 25 Street on the north and at NW 12 Street from the south. 
NW 25 Street from the HEFT to NW 127 Avenue, NW 12 Street from the HEFT to NW 137 
Avenue, NW 127 Avenue from NW 12 Street to NW 25 Street, and NW 137 Avenue from NW 
12 Street to NW 17 Street are all four-lane divided facilities.  The HEFT is an eight-lane 
expressway and the SR 836 Extension from the HEFT to NW 137 Avenue is a four-lane 
expressway.  
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The ‘Southwest Parcel’ is located south of NW 14 Street and north of NW 12 Street and 
between NW 137 Avenue and NW 132 Avenue.  Primary access to this parcel is provided on 
the west by NW 137 Avenue, a four-lane divided roadway between NW 12 Street and NW 17 
Street; on the north by NW 14 Street, a two-lane divided roadway from NW 137 Avenue to NW 
132 Avenue; and on the east by NW 132 Avenue, a two-lane undivided roadway from NW 17 
Street south to approximately NW 12 Street.  NW 137 Avenue provides direct connection to NW 
12 Street and to SR 836 Expressway Extension and further south to SW 8 Street. SR 
836/Dolphin Expressway is a major east-west expressway which provides connectivity to NW 
107 Avenue, NW 87 Avenue and SR 826/Palmetto Expressway, a major north-south 
expressway that provides connectivity to other areas in the County.  
 
The ‘East Parcel’ is located generally south of theoretical NW 22 Street and west of the HEFT.  
Currently there is no direct vehicular access to this parcel.  
 
Future Conditions 
The applicant in its NOPC and CDMP Amendment Transportation Analysis Beacon Lakes DRI 
report dated April 7, 2016, states that the applicant is proposing to build a new four-lane divided 
roadway (NW 117 Place from NW 25 Street south to theoretical NW 14 Street and NW 14 
Street from NW 117 Place to NW 122 Avenue) along the east side of the East Parcel to provide 
direct access to this parcel. 
 
The roadway segment of NW 122 Avenue between NW 25 Street and NW 41 Street, a new two-
lane roadway facility, was part of the original Beacon Lakes DRI conditions.  The subject project 
is listed as a private sector improvement in the 2017 TIP and as a Priority II (2021-2025) project 
in the 2040 LRTP.  
 
Two other transportation projects located within close proximity to the East Parcel are: 1) the 
Dolphin Park and Ride/Transit Terminal Facility (Dolphin Station); and 2) the Dolphin Truck 
Travel Center (TTC). The Dolphin Station project was advanced to a Priority I project in the 
County’s 2040 Long Range Transportation Plan (LRTP) by MPO Resolution 20-14 adopted on 
October 23, 2014, with funding for 2015-2020; and is listed in the County’s 2017 Transportation 
Improvement Program (TIP) with funding for design/build and construction for 2016/17, 2017/18, 
and 2018/19. The Dolphin TTC is listed in the 2040 LRTP as a Freight Set-Aside Project with 
Priority III funding (2026-2030) and also as an illustrative project with Priority IV funding (2031-
2040). The Florida’s Turnpike Enterprise is currently preparing a Project Development and 
Environment (PD&E) study for the planned Dolphin Truck Travel Center (TTC) to be built on a 
35-acre FDOT parcel located south of the East Parcel.  The TTC, a planned overnight truck 
parking facility, is expected to be open and in operation in 2019.  As part of this project, a 
segment of NW 122 Avenue will be constructed to connect NW 25 Street to the TTC and south 
to NW 12 Street. Both the Dolphin Station and the Dolphin TTC, as well as the Beacon Lakes 
application site are depicted in the Map series section.  
 
It should be pointed out that the roadway segment of NW 25 Street between NW 127 Avenue 
and NW 129 Avenue is still missing. However, the County’s adopted 2017 TIP lists the subject 
roadway segment, NW 25 Street (south side) between NW 127 Avenue and NW 132 Place, as 
a private sector improvement for Beacon Lakes Phase 2, as 2 of 4 lanes divided.  
 
Transportation Analysis  
The County’s Instructions for Preparing Applications Requesting Amendments to the Miami-
Dade County Comprehensive Development Master Plan 2016-2017 Amendment Cycle report 
(Instructions Report) requires that applicants of any Standard CDMP amendment application 
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shall submit a traffic impact analysis (TIA) report in support of the application. The TIA report 
shall be prepared by a professional engineer registered in the State of Florida and conducted 
using a professional methodology accepted by the Department. The TIA must include among 
other things the following: a study area (area of influence); existing roadway conditions; future 
roadway conditions, a short-term and a long-term traffic level of service analyses; background 
traffic; list of roadway capacity improvements listed in the most recently adopted Transportation 
Improvement Program (TIP) and in Priorities I through IV of the adopted 2040 Long Range 
Transportation Plan (LRTP) Cost Feasible Plan; trip generation using the ITE Trip Generation 
manual; trip distribution using the Miami-Dade 2040 Long Range Transportation Plan 
Directional Distribution Report. The short-term and long-term traffic level of service analyses 
must be performed using the most current State and County traffic counts.  Future long-term 
conditions analysis shall be performed for the project’s buildout year, CDMP long term planning 
horizon (Year 2030), or the County’s LRTP planning horizon (Year 2040). The TIA must identify 
the need for new facilities or expansion of existing facilities, if necessary to mitigate the impacts, 
a mitigation analysis, and maps/exhibits. 
  
Applicant’s Traffic Study 
The applicant submitted a Transportation Analysis (TA) report prepared by Cathy Sweetapple & 
Associates entitled NOPC and CDMP Amendment Transportation Analysis, Beacon Lakes DRI, 
dated April 7, 2016 and received by the Department on April 11, 2016. A copy of the Executive 
Summary for the Transportation Analysis (TA) is included in Appendix D.  The complete 
Transportation Analysis report is available online at the Department’s website at: 
http://www.miamidade.gov/planning/cdmp-special-amendments.asp. The TA addresses the 
impacts that the Beacon Lakes application will have on the roadways adjacent to and in the 
vicinity of the application site, and includes a Short Tem (2021) and a Long Term (2040) traffic 
conditions analyses. The Short Term analysis was conducted using the methodology 
established by Miami-Dade County for currency analysis.  The Long Term analysis (Future 
conditions) was performed with and without the Amendment Application development program’s 
impacts. 
  
Study Area: The study area includes the major arterial and collector roadways extending on the 
north to SR 27/Okeechobee Road, on the east to SR 826/Palmetto Expressway, on the south to 
SR 976/SW 40 Street/Bird Road, and on the west to SR 997/Krome Avenue. 
 
Conclusions: The transportation analysis concludes that all first directly accessed traffic count 
stations on the roadways adjacent to the amendment application area have been found to 
operate at acceptable levels of service during the PM peak hour period for the year 2021 (Short 
Term Concurrency Analysis), and the Long Term (Year 2040) analysis determined that 
adequate roadway capacity will be available to manage the future growth in background traffic, 
the traffic from approved developments, and the traffic impacts of the unbuilt portion of the 
currently approved DRI development program and the additional 785,761 sq. ft. of warehouse 
use that would be added to the Beacon Lakes DRI.        
 
County Staff Comments 
County Staff of the Department of Regulatory and Economic Resources, Planning Division and 
Plat Division, and the Transportation and Public Works Department, Traffic Engineering Division 
reviewed the subject TA report and have the following comments and issues:  
 

1. Consider the impacts of both the planned Dolphin Truck Travel Center and 
programmed Miami-Dade Transit multi-modal facility, Dolphin Station.  Also, consider 

http://www.miamidade.gov/planning/cdmp-special-amendments.asp
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the planned enhancements by MDX to the SR 836 Expressway Extension to provide 
a full directional interchange at the HEFT. 

2. Incorporate heavy vehicle percentages in the projections along the existing and 
proposed roadways within the DRI to account for the high amount of heavy vehicles 
expected to traverse the area.  

3. Consider the development of NW 122 Avenue south of the DRI site to NW 12 Street. 

4. Substantiate the use of the weighted average rate versus the fitted curve equation 
for each land use trip generation. 

5. Clarify the trip generation calculations shown on Table A and B on page iv of the 
Introduction and Executive Summary.  

6. Explain the usefulness of exchange rates shown on Tables 2A and 2B on page 7 
and Tables 2A and 2B on page 6 of Attachment 6 for calculating future land use 
trips. 

7. Revise the trip internalization calculations since unconstrained internal person trips 
capture rates trip origins are not available for the retail and industrial uses. The ITE 
Trip Generation Handbook, 3rd Edition, recommends that “if the mixed-use 
development site contains a land use for which unconstrained internal capture rates 
are not provided in Tables 6.1 and 6.2, the analyst should either (1) assume no 
internal capture for trips to and from that land use or (2) establish an internal capture 
rate through the conduct of intercept surveys at a proxy mixed-use development site 
with the same land use codes.”  Substituting the industrial/warehouse rate for office 
is not acceptable. 

8. It is unclear where the County recommended procedure emanated from for the 
warehouse trip estimates as indicated in Attachment 6. 

9. The Short Term Traffic Analysis should be performed for the year 2019 and include 
any background traffic and traffic for other committed development in the area (i.e. 
MDT Multi-modal facility, Dolphin Truck Travel Center, etc.). Also, include a new 
column to show the existing LOS without the project impacts for each traffic count 
station analyzed in Table 4B, The Traffic Concurrency Capacity Analysis.   

10. The PM Peak Hour Trip Generation for the “unbuilt” and “relocated” land uses is 
determined using an external trip rate calculation.  Use the ITE’s Trip Generation 9th 
edition Manual to provide the trip generation associated with the current and 
proposed DRI development programs. Internal trip capture for mixed-use 
development should be determined using the guidelines of the ITE Trip Generation 
User’s Guide and Handbook, 9th edition.  

11. The approved 2008 Beacon Lakes DRI development Program approved was 
estimated to generate approximately 3,782 PM Peak Hour Trips; however, Table C 
on page iv of the Introduction and Executive Summary shows the trips for the 
approved DRI development program re-calculated to 3,255 PM Peak Hour 
Trips.  The “unbuilt” and “relocated” uses shown in Table F on page v, indicates that 
this scenario will generate a total of 3,042 PM Peak Hour Trips. Please also provide 
the trips for the “Built” portion of the approved development program and revise this 
information accordingly. 
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12. Update Table 3A, Programmed Transportation Improvements from TIP 2016, using 
the recently adopted 2017 TIP; and revise Table 3B to list only roadway capacity 
improvements listed in the 2040 LRTP Cost Feasible Plan. 

13. Revise Table 3A and Table 3B to include only roadway capacity improvements; do 
not include the planned SR 836 Southwest Extension project because this project is 
not part of the 2040 LRTP Cost Feasible Plan and is not consistent with the CDMP.  

14. The TA report mentions MDT’s future transit plans for Dolphin Station, but apart from 
Figure 2A depicting existing MDT bus routes, there is no mention of the lack of 
existing transit service to the Beacon Lakes DRI.  The application itself states that 
MDT transit service to the Southwest Parcel is limited (page 5).  Revise this 
information accordingly.  

 
County staff met with the applicant’s representatives and transportation consultant and will 
continue to work with them to address the transportation issues raised above prior to the Board 
of County Commissioners’ transmittal hearing on July 21, 2016. 
 
 
County’s Concurrency Analysis 
 
0.40 FAR Limitation:  Application No. 1 Part C (Parcel 296) of the “Staff Applications October 
2012 Cycle EAR-Based Applications to Amend the Comprehensive Development Master Plan” 
sought to amend the Adopted Land Use Plan maps to re-designate approximately 521 gross 
acres of land, including two lakes, from “Open Land” to “Restricted Industrial and Office” and 
inclusion within the Urban Development Boundary.  The 521 gross-acre application was 
bordered on the north by NW 25 Street, on the east by SR 821/Homestead Extension of 
Florida’s Turnpike (HEFT), on the south by NW 12 Street, and on the west by NW 132 Avenue.  
The long-term traffic impact analysis performed to evaluate the adequacy of the future roadway 
infrastructure to handle the application’s traffic impacts and to meet the adopted roadway LOS 
standards through the year 2035 showed that some roadway segments within the study area 
(impact area) were projected to operate at LOS E and F in violation of the adopted LOS 
standards applicable to those roadway segments.  One way of mitigating the application’s traffic 
impacts is to recommend the widening of the failing roadway segments to provide for additional 
capacity and to meet their adopted LOS standards; however, the County is not the owner or the 
developer of the application area.  Another way to address the issue was to limit development in 
the area to a specific threshold in order to reduce the impact on the roadways found to exceed 
the 5.0% maximum service volumes and in violation of their adopted LOS standards. Consistent 
with the foregoing, the application area is subject to intensity restriction as expressed by FAR.  
Therefore, it was determined that the maximum allowed intensity in the application area--
bounded on the north by NW 25 Street, on the east by the HEFT, on the south by NW 12 Street, 
and on the west by NW 132 Avenue--under the requested “Restricted Industrial and Office” land 
use designation should be limited to a FAR of 0.40. 
 
The 45+ gross-acre parcel (East Parcel) which is requested to be added to the existing Beacon 
Lakes DRI and to be re-designated to “Business and Office” on the LUP map is located within 
the  area subject to 0.40 FAR intensity restriction.  A maximum of 785,761 sq. ft. of warehousing 
could be developed on the 45+ gross-acre parcel.  This development would generate 
approximately 223 PM peak hour trips of adjacent street traffic.  A retail development of 
approximately 55,000 sq. ft. would generate approximately 401 PM peak hour trips of adjacent 
street traffic.  However, proper application of pass-by trips requires that the following check for a 
reasonableness or “common sense” check, involving a comparison of the number of pass-by 
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trips assuring that they do not exceed 10 percent of the adjacent street traffic volume during the 
peak hour. 

ITE pass-by reduction for PM peak hour trips to be generated by the 55,000 sq. ft. of retail use 
equals 46 percent of the total external trips (401) or 184 trips.  The adjacent street two-way PM 
peak-hour traffic volume on NW 25 Street from NW 117 Avenue to NW 127 Avenue is 1,774 PM 
trips; the 10% of the adjacent street PM peak hour traffic volume is 174 trips.  Because the 
calculated pass-by trips (184) exceed 10% of the adjacent street traffic (174), the number of 
external trips (401) is reduced by 174 (pass-by trips) for a net external trip of 227 PM peak hour 
trips, and the directional split re-applied.       
 
Trip Generation:  Three development scenarios were analyzed for traffic impacts under both the 
current and requested CDMP land use designations.  Under the existing CDMP land use 
designations, Scenarios 1 and 2 assumes the application area site developed with the currently 
approved DRI development program (5,300,000 sq. ft. industrial uses, 495,000 sq. ft. retail 
uses, and 175,000 sq. ft. office uses).  Scenario 3 considers only the unbuilt portion of the 
currently approved DRI development program (2,669,874 sq. ft. industrial use, 476,348 sq. ft. of 
office and TV studios for Telemundo), 495,000 sq. ft. retail uses, and 18,785 sq. ft. office uses). 
 
Under the requested CDMP land use changes (re-designation to “Restricted Industrial and 
Office” and to “Business and Office”), Scenario 1 analyzes the impact of the application 
assuming the application area developed with the proposed DRI development program 
(6,085,761 sq. ft. of warehouse use, 495,000 sq. ft. retail space, and 175,000 sq. ft. office uses).  
Scenario 2 analyzes the impact of the application assuming the application area developed with 
the proposed development program (6,085,761 sq. ft. of warehouse use, 495,000 sq. ft. of retail 
use, and 175,000 sq. ft. of office space) plus the additional 55,000 sq. ft. of retail use that could 
be developed on the 45+ gross-acres as explained in the FAR Limitation subsection above.  
And Scenario 3 analyses the impact of the unbuilt portion of the currently approved DRI 
development program plus the proposed additional 785,761 sq. ft. of warehouse use. 
 
If the Application were approved as requested and the application area developed as analyzed, 
Scenario 1 would generate 3,681PM peak hour trips, or 251 more PM peak hour trips than the 
currently approved development program; Scenario 2 would generate 3,796 PM peak hour trips, 
or 366 more PM peak hour trips than the currently approved development program; and 
Scenario 3 would generate 3,262 PM peak hour trips, or 251 more PM peak hour trips than the 
unbuilt portion of the currently approved development program of the existing DRI.  A summary 
of the estimated peak hour trip generation for each of the development scenarios analyzed is 
provided in the “Estimated Peak Hour Trip Generation By Current and Requested CDMP Land 
Use Designations” table below. 
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Estimated Peak Hour Trip Generation 
By Current and Requested CDMP Land Use Designations 

Beacon 
Lakes 

Application 

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 

Scenario 1 “Restricted Industrial and Office” and 
“Business and Office” 

5,300,000 sq. ft. industrial uses; 
495,000 sq. ft. retail uses; 

175,000 sq. ft. office uses1 / 
 

3,430 

“Business and Office” and 
“Restricted Industrial and Office” 

6,085,761 sq. ft. warehouse; 
495,000 sq. ft. retail uses; 

175,000 sq. ft. office uses3 / 
 

3,6813 

 
 
 
 
 
 

+ 251 

Scenario 2 “Restricted Industrial and Office” and 
“Business and Office” 

5,300,000 sq. ft. industrial uses; 
495,000 sq. ft. retail uses; 

175,000 office uses1 / 
 

3,430 

“Business and Office” and 
“Restricted Industrial and Office” 

6,085,761 sq. ft. warehouse; 
550,000 sq. ft. retail uses; 

175,000 sq. ft. office uses4 / 
 

3,796 

 
 
 
 
 
 

+ 366 

Scenario 3 “Restricted Industrial and Office” and 
“Business and Office” 

2,669,874 sq. ft. industrial uses; 
476,348 sq. ft. (Telemundo); 

495,000 sq. ft. retail uses; 
18,785 sq. ft. office uses2 / 

 
3,011 

“Business and Office” and 
“Restricted Industrial and Office”   

3,455,635 sq. ft. warehouse;  
476,348 sq. ft. (Telemundo); 
495,000 sq. ft. retail uses; 
18,785 sq. ft. office uses5 / 

 
3,262 

 
 
 
 
 
 
 

+ 251 
Source:  Institute of Transportation Engineers, Trip Generation, 9th Edition, 2012, compiled by Miami-Dade County Department of 

Regulatory and Economic Resources, May 2016. 
Notes:  1 Scenarios 1 and 2 under the current CDMP designation assumes the application area developed with the approved DRI 

development program (5,300,000 sq. ft. industrial uses, 495,000 sq. ft. retail uses, and 175,000 sq. ft. office space). 
            2 Scenario 3 under the current CDMP designation use consider only the unbuilt portion of the approved DRI development 

program (2,669,874 sq. ft. industrial use; 476,348 sq. ft. (Telemundo TV Office and studios), 495,000 sq. ft. retail uses; and 
18,785 sq. ft. office space(. 

            3 Scenario 1 under the requested CDMP Amendment Application assumes the application area developed with the proposed 
development program (6,085,761 sq. ft. warehouse; 495,000 sq. ft. retail uses; and 175,000 sq. ft. office space). 

           4 Scenario 2 under the requested CDMP Amendment Application assumes the application area developed with the proposed 
development program plus the additional 55,000 sq. ft. of retail space allowed by the 0.40 FAR intensity limitation 
(6,085,761 sq. ft. warehouse, 550,000 sq. ft. retail uses; and 175,000 sq. ft. office space). 

            5 Scenario 3 under the requested CDMP Amendment Application considers only the unbuilt portion of the currently approved 
DRI development program plus the additional 785,761 sq. ft. of warehouse use proposed by the applicant. 

 

 
Traffic Concurrency Evaluation 
An evaluation of peak-period traffic concurrency conditions as of May 2016, which considers 
reserved trips from approved development not yet constructed, programmed roadway capacity 
improvements funded for construction in the first three years of the County’s adopted 2017 
Transportation Improvement Program (TIP), and the PM peak hour trips estimated to be 
generated by the application under the requested CDMP Amendment Application, determined 
that all roadways––adjacent to and in the vicinity of the application site––that were analyzed 
have available capacity to handle the additional traffic impacts that would be generated by the 
application, if approved, and are projected to operate at acceptable levels of service. See 
“Traffic Impact Analysis on Roadways Adjacent and in the Vicinity of the Amendment Area” 
table below. 
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Traffic Impact Analysis on Roadways Adjacent and in the Vicinity of the Amendment Area  
  Roadway Lanes, Existing and Concurrency PM Peak Period Operating Level of Service (LOS)   

Sta. 
Num. 

Roadway Location/Link 
Num. 
Lanes 

Adopted 
LOS Std.1 

Peak Hour 
Cap.2 

Peak 
Hour 
Vol. 

Existing 
LOS 

Approved 
D.O’s 
Trips 

Total Trips 
With D.O’s 

Trips 

Conc. 
LOS 
w/o 

Amend. 

Amendment 
Peak Hour 

Trips 

Total Trips 
With 

Amend. 

Concurrency 
LOS with 
Amend. 

Scenario 1 Full DRI - (6,085,761 sq. ft. warehouse; 495,000 sq. ft. retail uses; and 175,000 sq. ft. office space) 

8718 NW 137 Ave. NW 17 St. to NW 12 St.  4 DV D 2,920 722 C 0 722 C 75 797 C 

2509 NW/SW 137 Ave. NW 6 St. to SW 8 St. 6 DV D 5,250 4,140 C 0 4,140 C 413 4,553 C 

8209 NW/SW 127 Ave NW 12 St. to SW 8 St. 4 DV D 2,920 1,620 D 0 1,620 D 629 2,249 D 

2269* HEFT NW 74 St. to NW 41 St. 8/10 LA D 16,840 10,796 C/C 0 10,796 C 615 11,411 C 

2526* HEFT  NW 41 St. to SR 836 8/10 LA D 16,840 10,145 B/B 0 10,145 B 230 10,375 C 

8692 NW 25 St. NW 127 Ave. to NW 117 Ave. 4 DV D 3,580 1,774 C 0 1,774 C 1,331 3,105 C 

9408** NW 25 St. NW 117 Ave. to NW 107 Ave. 4 DV D 2,580 1,445 C 363 1,808 C 716 2,524 C 

2238/ 
2239 

SR 836 SW 137 Ave. to HEFT 6 LA D 10,060 1,998 B 0 1,998 B 230 2,228 B 

2242 SR 836 HEFT to NW 107 Ave.  6 LA D 10,060 5,477 B 0 5,477 B 387 5,864 B 

8244 NW 12 Street NW 137 Ave. to NW 127 Ave. 4 DV D 3,580 1,305 C 0 1,305 C 399 1,704 C 

8245 NW 12 Street NW 127 Ave. to NW 117 Ave. 4 DV D 3,580 1,999 C 0 1,999 C 386 2,385 C 

Source:  Compiled by the Miami-Dade County Department of Regulatory and Economic Resources, Miami-Dade County Transportation and Public Works, and Florida Department of Transportation, May 2016. 
Notes:    DV= Divided Roadway; UD=Undivided Roadway; LA=limited access facility  
            ** 2015 counts, all other counts are year 2014 
             *For concurrency: HEFT is scheduled for widening between: SR 836/Dolphin Expressway to NW 106 Street from 6 to 10 lanes including express lanes and is listed in the 2017 Transportation Improvement 

Program (TIP) with funding for project design/build for years 2016-2017 and 2018-2019.   
1 County adopted roadway level of service standard applicable to the roadway segment: LOS C (80% Capacity); LOS D (90% capacity). 
2  Peak hour period (PHP) volumes are calculated in accordance with CDMP Policy TC-1B using the average of the two highest consecutive hours of traffic volume. 
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Traffic Impact Analysis on Roadways Adjacent and in the Vicinity of the Amendment Area  

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

Sta. 
Num. 

Roadway Location/Link 
Num. 
Lanes 

Adopted 
LOS Std.1 

Peak Hour 
Cap.2 

Peak 
Hour 
Vol. 

Existing 
LOS 

Approved 
D.O’s 
Trips 

Total Trips 
With D.O’s 

Trips 

Conc. 
LOS 
w/o 

Amend. 

Amendment 
Peak Hour 

Trips 

Total Trips 
With 

Amend. 

Concurrency 
LOS with 
Amend. 

Scenario 2 - 4.0 FAR intensity limitation (6,085,761 sq. ft. warehouse, 550,000 sq. ft. retail uses; and 175,000 sq. ft. office space). 

8718 NW 137 Ave. NW 17 St. to NW 12 St.  4 DV D 2,920 722 C 0 722 C 77 799 C 

2509 NW/SW 137 Ave. NW 6 St. to SW 8 St. 6 DV D 5,250 4,140 C 0 4,140 C 425 4,565 C 

8209 NW/SW 127 Ave NW 12 St. to SW 8 St. 4 DV D 2,920 1,620 D 0 1,620 D 648 2,268 D 

2269* HEFT NW 74 St. to NW 41 St. 8/10 LA D 16,840 10,796 C/C 0 10,796 C 634 11,430 C 

2526* HEFT NW 41 St. to SR 836 8/10 LA D 16,840 10,145 B/B 0 10,145 B 238 10,383 C 

8692 NW 25 St. NW 127 Ave. to NW 117 Ave. 4 DV D 3,580 1,774 C 0 1,774 C 1,373 3,147 C 

9408** NW 25 St. NW 117 Ave. to NW 107 Ave. 4 DV D 2,580 1,445 C 363 1,808 C 739 2,547 C 

2238/ 
2239 

SR 836 SW 137 Ave. to HEFT 6 LA D 10,060 1,998 B 0 1,998 B 237 2,235 B 

2242 SR 836 HEFT to NW 107 Ave.  6 LA D 10,060 5,477 B 0 5,477 B 399 5,876 B 

8244 NW 12 Street NW 137 Ave. to NW 127 Ave. 4 DV D 3,580 1,305 C 0 1,305 C 411 1,716 C 

8245 NW 12 Street NW 127 Ave. to NW 117 Ave. 4 DV D 3,580 1,999 C 0 1,999 C 399 2,398 C 

Source:  Compiled by the Miami-Dade County Department of Regulatory and Economic Resources, Miami-Dade County Transportation and Public Works, and Florida Department of Transportation, May 2016. 
Notes:    DV= Divided Roadway; UD=Undivided Roadway; LA=limited access facility   
** 2015 counts, all other counts are year 2014. 
             *For concurrency: HEFT is scheduled for widening between: SR 836/Dolphin Expressway to NW 106 Street from 6 to 10 lanes including express lanes and is listed in the 2017 Transportation Improvement 

Program (TIP) with funding for project design/build for years 2016-2017 and 2018-2019.    
1 County adopted roadway level of service standard applicable to the roadway segment: LOS C (80% Capacity); D (90% capacity).  
2  Peak hour period (PHP) volumes are calculated in accordance with CDMP Policy TC-1B using the average of the two highest consecutive hours of traffic volume. 
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Traffic Impact Analysis on Roadways Adjacent and in the Vicinity of the Amendment Area  

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

Sta. 
Num. 

Roadway Location/Link 
Num. 
Lanes 

Adopted 
LOS 
Std.1 

Peak 
Hour 
Cap.2 

Peak 
Hour Vol. 

Existing 
LOS 

Approved 
D.O’s 
Trips 

Total Trips 
With D.O’s 

Trips 

Conc. 
LOS w/o 
Amend. 

Amendment 
Peak Hour 

Trips 

Total Trips 
With 

Amend. 

Concurren
cy LOS 

with 
Amend. 

Scenario 3 - Unbuilt portion of the currently approved DRI development program plus the additional 785,761 sq. ft. of warehouse use proposed by the applicant.3 

 
8718 NW 137 Ave. NW 17 St. to NW 12 St.  4 DV D 2,920 722 C 0 722 C 66 788 C 
2509 NW/SW 137 Ave. NW 6 St. to SW 8 St. 6 DV D 5,250 4,140 C 0 4,140 C 365 4,505 C 
8209 NW/SW 127 Ave NW 12 St. to SW 8 St. 4 DV D 2,920 1,620 D 0 1,620 D 557 2,177 D 
2269* HEFT NW 74 St. to NW 41 St. 8/10 LA D 16,840 16,840 C/C 0 10,796 C 545 11,341 C 
2526* HEFT  NW 41 St. to SR 836 8/10 LA D 16,840 16,840 B/B 0 10,145 B 204 10,349 C 
8692 NW 25 St. NW 127 Ave. to NW 117 Ave. 4 DV D 3,580 1,774 C 0 1,774 C 1,180 2,954 C 
9408** NW 25 St. NW 117 Ave. to NW 107 Ave. 4 DV D 2,580 1,445 C 363 1,808 C 635 2,443 C 
2238/ 
2239 

SR 836 SW 137 Ave. to HEFT 6 LA D 10,060 1,998 B 0 1,998 B 204 2,202 B 

2242 SR 836 HEFT to NW 107 Ave.  6 LA D 10,060 5,477 B 0 5,477 B 343 5,820 B 
8244 NW 12 Street NW 137 Ave. to NW 127 Ave. 4 DV D 3,580 1,305 C 0 1,305 C 354 1,659 C 
8245 NW 12 Street NW 127 Ave. to NW 117 Ave. 4 DV D 3,580 1,999 C 0 1,999 C 342 2,341 C 
Source:  Compiled by the Miami-Dade County Department of Regulatory and Economic Resources, Miami-Dade County Transportation and Public Works, and Florida Department of Transportation, May 

2016. 
Notes:    DV= Divided Roadway; UD=Undivided Roadway; LA=limited access facility  
             ** 2015 counts, all other counts are year 2014 
             *For concurrency: HEFT is scheduled for widening between: SR 836/Dolphin Expressway to NW 106 Street from 6 to 10 lanes including express lanes and is listed in the 2017 Transportation 

Improvement Program (TIP) with funding for project design/build for years  2016-2017 and 2018-2019.    
1 County adopted roadway level of service standard applicable to the roadway segment: LOS C (80% Capacity); D (90% capacity). 
2 Peak hour period (PHP) volumes are calculated in accordance with CDMP Policy TC-1B using the average of the two highest consecutive hours of traffic volume. 
3 Scenario 3 consists of 3,455,635 sq. ft. warehouse, 476,348 sq. ft. (Telemundo TV station), 495,000 sq. ft. retail uses, and 18,785 sq. ft. office uses. 
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Future Programmed and Planned Roadway Improvements 
The MPO’s adopted 2017 Transportation Improvement Program lists the following roadway 
capacity improvement projects funded for construction in fiscal years 2015/2016 through-
2019/2020 within the Study Area (see table below). 
 

Programmed Road Capacity Improvements 
Fiscal Years 2015/2016 – 2019/2020 

Roadway  From  To  Type of Improvement  Fiscal Year  

Krome Ave./SR 
997 

SW 8 St. MP 2.754 Add lanes and 
reconstruct 

Under CST 

Krome Ave./SR 
997 

MP 2.754 MP 5.122 Add lanes and 
reconstruct 

Under CST 

Krome Ave./SR 
997 

MP 5.122 MP 8.151 Add lanes and 
reconstruct 

Under CST 

Krome Ave./SR 
997 

MP 8.151 MP 10.935 Add lanes and 
reconstruct 

Under CST 

Krome Ave./SR 
997 

MP 10.935 MP 14.032/S. of 
Okeechobee Rd. 

Add lanes and 
reconstruct 

Under CST 

Krome Ave./SR 
997 

SW 8 Street SW 88 Street Add lanes and 
reconstruct 

Under CST 

HEFT SR 836 NW 106 St. From 6 to 10 lanes 
including express 
lanes 

2016/2017 & 
2018/2019 

HEFT NW 106 St. I-75 From 6 to 10 lanes 
including express 
lanes 

2017/2018   

SW 107 Ave. SW 3 St. W. Flagler St. Add lanes 2016/2017 

SW 107 Ave. SW 3 St. SW 1100 block Add lanes 2016/2017 

NW 97 Ave. NW 70 St. NW 58 St. New 4 lane roadway 2016-2017 

NW 97 Ave. NW 58 St. NW 52 St. Widen to 4 lanes 2016-2017 

NW 87 Ave. NW 74 St. NW 103 St. New 2 lane road 
construction 

2016/2017 

SR 826 and I-75 Flagler Street 
to NW 154 St. 

I-75 from SR 826 to 
NW 170 St. 

Add special use lane Under CST 

SR 826/SR 836 
Interchange 

NW 25 Street 
NW 87 Ave. 

SW 8 St. 
SW 57 Ave. 

Interchange 
modification and add 
lanes 

Under CST 

SR 826 NW 57 Ave. NW 117 Ave. Mainline widening Under CST 
NW 74 St.  HEFT SR 826 New 6 lanes 2016/2017 
Source: 2017 Transportation Improvement Program, Miami-Dade County Metropolitan Planning Organization, May 19, 2016.  

 
The MPO’s adopted 2040 Miami-Dade Long Range Transportation Plan (LRTP), Cost Feasible 
Plan, lists the following roadway capacity improvement projects funded for construction within 
the Study Area in the next 24 years (see table below). 
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Application Impact 
Three development scenarios were analyzed for traffic impacts under both the current and 
requested CDMP land use designations.  Under the existing CDMP land use designations, 
Scenarios 1 and 2 assumes the application area site developed with the currently approved DRI 

Planned Roadway Capacity Improvements 
Fiscal Years 2016/2017 through 2039/2040 

Roadway  From  To  Type of Improvement  Priority  

Krome Avenue/SR 
997 

MP 2.754 MP 5.122 Add 2 lanes and reconstruct UC 

Krome Avenue/SR 
997 

MP 5.122 MP 8.151 Add 2 lanes and reconstruct UC 

Krome Avenue/SR 
997 

MP 8.151 MP 10.935 Add 2 lanes and reconstruct UC 

Krome Avenue/SR 
997 

MP 10.953 MP 14.184 US 
27/Okeechobee 

Add 2 lanes and reconstruct UC 

Krome Avenue/SR 
997 

SW 8 St. SW 88 St.  Add 2 lanes and reconstruct UC 

SW 157 Ave. SW 8 St. SW 24 St. Add 2 lanes and reconstruct IV 
SW 137 Ave. SW 8 St. SW 24 St. Add 2 lanes and reconstruct IV 
NW 122 Ave. NW 41 St. NW 12 St. New 3 lane road 

construction 
II 

HEFT NW 106 St. I-75 Add lanes and reconstruct I 
HEFT* SR 836 NW 106 St. Add lanes and reconstruct I 
HEFT SW 40 St. SR 836 Add lanes and reconstruct I 
NW 117 Ave. NW 41 St. NW 25 St. New 2 lane road II 
NW 107 Ave. NW 41 St. NW 25 St. Add 2 lanes and reconstruct II 
SW 107 Ave. W. Flagler St. SW 3 St. Add lanes I 
SW 107 Ave SW 1100 block SW 3 St. Add lanes I 
NW 97 Ave. NW 58 St. NW 70 St. Add 2 lanes and reconstruct I 
NW 97 Ave. NW 70 St. NW 74 St. New 4 lane road 

construction 
I 

NW 87 Ave. NW 74 St. NW 103 St. New 2 lane road 
construction 

I 

SR 836/Dolphin 
Expressway 

SR 821/HEFT SR 826/Palmetto 
Expy. 

Two new managed lanes 
within the ROW of SR 836 

III 

SR 826/Palmetto 
and I-75 

Flagler 
NW 170 St. 

NW 154 St. 
SR 826/Palmetto 

Managed lanes UC 

SR 826/Palmetto SR 836/Dolphin NW 103 St. Add 4 special use lanes UC 
NW 74 St. HEFT SR 826/Palmetto Add 2 lanes and reconstruct I 
NW 25 Street NW 89 Court HEFT Capacity improvements II 
NW 12 Street NW 107 Ave. SR 826/Palmetto 

Expy.  
Widening II 

SW 24 Street SW 117 Ave. SW 107 Ave. Add 2 lanes and reconstruct II 
SW 24 Street SW 107 Ave. SW 87 Ave. Add 2 lanes and reconstruct II 
SW 42 St. SW 162 Ave. SW 157 Ave. Add 2 lanes and reconstruct IV 
SW 40 St. SW 167 Ave. SW 157 Ave. New 2 lane construction IV 
US 27/Okeechobee SR 826/Palmetto Krome Ave./SR 997 Operational/capacity 

improvements with grade 
separated intersections 

IV 

Source: Miami-Dade 2040 Long Range Transportation Plan, Metropolitan Planning Organization for the Miami  
              Urbanized Area, October 23, 2014.  
Notes: UC means under construction; Priority I – Project improvements to be funded by 2020; Priority II – Project  
            improvements to be funded between 2021 and 2025; Priority III – Project improvements to be funded 
             between 2026 and 2030; and Priority IV – Projects to be funded between 2031 and 2040. 
             *Project limit was modified with its northern terminus changing from NW 74 Street to NW 106 Street by the 
             MPO Governing Board with MPO Resolution No. 07-15 adopted on May 21, 2015. 
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development program (5,300,000 sq. ft. industrial uses, 495,000 sq. ft. retail uses, and 175,000 
sq. ft. office uses).  Scenario 3 considers only the unbuilt portion of the currently approved DRI 
development program (2,669,874 sq. ft. industrial use, 476,348 sq. ft. of office and TV studios 
for Telemundo), 495,000 sq. ft. retail uses, and 18,785 sq. ft. office uses). 
 
Under the requested CDMP land use changes (re-designation to “Restricted Industrial and 
Office” and to “Business and Office”), Scenario 1 analyzes the impact of the application 
assuming the application area developed with the proposed DRI development program 
(6,085,761 sq. ft. of warehouse use, 495,000 sq. ft. retail space, and 175,000 sq. ft. office uses).  
Scenario 2 analyzes the impact of the application assuming the application area developed with 
the proposed development program (6,085,761 sq. ft. of warehouse use, 495,000 sq. ft. of retail 
use, and 175,000 sq. ft. of office space) plus the additional 55,000 sq. ft. of retail use that 
County staff determined that could be developed on the 45+ gross-acres as explained in the 
FAR Limitation subsection above.  And Scenario 3 analyses the impact of the unbuilt portion of 
the currently approved DRI development program plus the proposed additional 785,761 sq. ft. of 
warehouse use. 
 
If the Application were approved as requested and the application area developed as analyzed, 
Scenario 1 would generate 3,681PM peak hour trips, or 251 more PM peak hour trips than the 
currently approved development program; Scenario 2 would generate 3,796 PM peak hour trips, 
or 366 more PM peak hour trips than the currently approved development program; and 
Scenario 3 would generate 3,262 PM peak hour trips, or 251 more PM peak hour trips than the 
unbuilt portion of the currently approved development program of the existing DRI. See the 
“Estimated Peak Hour Trip Generation By Current and Requested CDMP Land Use 
Designations” table above. Also, the concurrency analysis shows that adequate roadway 
capacity is available to handle the additional traffic volume that will be generated by this 
application. 
 
Transit Service 
 
No direct County transit service is currently provided to the application area by the Department 
of Transportation and Public Works (DTPW). Currently, transit service is provided to the Dolphin 
Mall located over one mile east of the application area. It should be noted that the Homestead 
Extension of Florida's Turnpike (HEFT) which runs adjacent to the eastern portion of the DRI, 
presents a physical barrier that hampers accessibility from the west to existing transit services 
at Dolphin Mall. The Metrobus services to the Dolphin Mall are provided by Routes 7, 36, 71, 
137 (West Dade Connection), 238 (East-West Connection), and 338 (Weekend Express). The 
distance (in miles) from the “Southwest” and “East Parcels” to the current Metrobus stop at 
Dolphin Mall and to the planned Dolphin Station and the existing frequencies are shown in the 
“Metrobus Route Service” table below. The City of Sweetwater also provides a trolley service to 
the Dolphin Mall with an average headway of 1.5 hours. 
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Existing Metrobus Route Service Summary 

Routes 

Service Headways (in minutes) 
Proximity to 

Bus Stop 
(miles) – 

from 
“Southwest 

Parcel” 

Proximity to 
Bus Stop 
(miles) – 

from “East 
Parcel” 

Proximity to 
the planned 

Dolphin 
Station 

(miles) – 
from 

“Southwest 
Parcel” 

Proximity to 
the planned 

Dolphin 
Station (miles) 
– from “East 

Parcel” 

Type of 
Service 

Peak 
(AM/PM) 

Off-Peak 
(middays) 

Evenings 
(after 8 pm) 

Saturday Sunday 

7 30 40 30 40 40 3 1.1 1.8 0.3 L 

36 60 60 24 n/a n/a 3 1.1 1.8 0.3 L 

71 30 60 45 60 60 3 1.1 1.8 0.3 L 

137 (West Dade 
Connection 

30 45 60 40 45 3 1.1 1.8 0.3 L 

238 (East West) 40 60 n/a n/a n/a 3 1.1 1.8 0.3 L 

338 (Weekend 
Express) 

n/a n/a n/a 60 60 3 1.1 1.8 0.3 E 

Source: 2015 Transit Development Plan, Miami-Dade Transit (December 2015 Line Up), April 2016. 
Notes: L means Metrobus Local route service; F means Metrobus feeder service to Metrorail; E means Express or Limited-Stop Metrobus service. 

 
Future Conditions  
DTPW's 2015 Transit Development Plan proposes a new transit center (Dolphin Station) on lands located immediately to the south 
and east of the DRI, located at the northwest corner of the intersection of the HEFT and SR 836 Extension, which are currently 
owned by the Florida Department of Transportation (FDOT). DTPW has partnered with the Miami-Dade Expressway Authority 
(MDX), to develop plans for a proposed park-and-ride/transit terminal facility to support the new SR 836 Express Bus Project and will 
serve as a terminus for several local bus routes currently serving Dolphin Mall and nearby cities of Sweetwater and Doral. The 
Dolphin Station project is listed in the County’s 2017 TIP with funding for design/build and construction for FY 2016/17-2018/19. The 
table below lists existing and future Metrobus routes that will serve the planned Dolphin Station.
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Dolphin Station 
Route Bus Service 

Type 
Notes 

7* Local Existing local bus service 
36* Local Existing local bus service 
71* Local Existing local bus service 
137* Local MAX to be converted to Enhanced Bus Service 
238* Local Existing local bus service 
338 Weekend Express* Express Existing local bus service 
SR 836 Express – Line C** Express Tamiami Station (SW 8 Street and SW 147 Avenue) 

to Downtown Intermodal Center via SR 836 and 
Dolphin Station 

HEFT South** Express Express from SW 244 Street (Florida City), 
intermediate stops at SW 152 Street, Kendall Drive 
and FIU 

HEFT North** Express Express from Broward County, stops at FIU, 
Okeechobee Road, and NW 186 Street   

Flagler BRT** Express, Limited 
Stop, Local 

Bus Rapid Transit Service from FIU to downtown 
Miami 

NW 7th St. EBS** Enhanced Bus Enhanced Bus Service to Downtown Miami 
Source: 2015 Transit Development Plan, Miami-Dade Transit (December 2015 Line Up), April 2016. 
Notes 
* Existing MDT bus route 
**Future MDT bus route 

 
The relocation of the approved 495,000 sq. ft. shopping center to the eastern portion of the DRI 
presents a unique opportunity to provide direct roadway access via theoretical NW 122nd 
Avenue to DTPW's Dolphin Station. In addition, the Dolphin Truck and Travel Center (Dolphin 
TTC) is also being studied by FDOT and would be located immediately to the north of the 
Dolphin Station. A roadway connection between the subject site and theoretical NW 122nd 
Avenue could serve a dual purpose in providing access for motorists to the Dolphin Station as 
well as providing access for trucks in need of accessing the Dolphin TTC. DTPW has been 
coordinating closely with the applicant to ensure the Beacon Lakes DRI is well connected to the 
Dolphin Station. 
 
Applicant’s Proposed Roadway Improvements 
As noted in the applicant's Transportation Analysis (TA), construction of NW 122nd Avenue as a 
new 2-lane roadway is listed as a Priority II project in the Metropolitan Planning Organizations' 
2040 LRTP. Figures 1A, 1B and 1E of the applicant's TA report illustrate construction of a 
proposed north-south frontage roadway (NW 117th Place) along the eastern portion of the site 
to theoretical NW 14 Street as well as construction of a portion of NW 14th Street to connect to 
theoretical NW 122nd Avenue. Property immediately to the west of the "East Parcel" is owned 
by FDOT. As such, DTPW encourages the applicant to work closely with FDOT in order to 
execute a Memorandum of Understanding for construction of the proposed roadway connection 
along NW 117th Place and NW 14th Street connecting to theoretical NW 122 Avenue. 
 
DTPW has no objections to the application so long as the following condition and Figure 1B of 
the applicant’s Transportation Analysis is incorporated into the new Declaration of Restrictions.  
The applicant must construct a roadway connection between theoretical NW 117th Place and 
theoretical NW 122nd Avenue (as illustrated in Figure 1B of the applicant’s TA report), subject to 
approval by the FDOT to ensure that the proposed commercial and industrial development is 
well connected to the proposed Dolphin Station. 
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Application Impacts in the Traffic Analysis Zone  
A preliminary analysis was performed in the Traffic Analysis Zones (TAZ) where the application 
was requested. In TAZ 844 where the application is sought, if granted, the expected incremental 
transit impacts generated by the proposed modifications to the existing DRI are minimal and can 
be handled by the existing transit service in the area.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



May 2016 48 AMB Codina Beacon Lakes, LLC 
                                                                                    CDMP Amendment Application  

 
Consistency Review with CDMP Goals, Objectives, Policies, Concepts and Guidelines 
 
The proposed application will further 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 2030 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-1A. High intensity, well-designed urban centers shall be facilitated by Miami-Dade 

County at locations having high countywide multimodal accessibility.   
 
LU-1B. Major centers of activity, industrial complexes, regional shopping centers, large-scale 

office centers, and other concentrations of significant employment shall be the 
structuring elements of the metropolitan area and shall be sited on the basis of 
metropolitan-scale considerations at locations with good countywide, multi-modal 
accessibility.   

 
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-1G. Business developments shall preferably be placed in clusters or nodes in the vicinity 

of major roadway intersections, and not in continuous strips or as isolated spots, with 
the exception of small neighborhood nodes. Business developments shall be 
designed to relate to adjacent development, and large uses should be planned and 
designed to serve as an anchor for adjoining smaller businesses or the adjacent 
business district. Granting of commercial or other non-residential zoning by the 
County is not necessarily warranted on a given property by virtue of nearby or 
adjacent roadway construction or expansion, or by its location at the intersection of 
two roadways.  

 
LU-1O: Miami-Dade shall seek to prevent discontinuous, scattered development at the urban 

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

 
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 
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accompanying “Interpretation of the Land Use Plan Map”. The Director of the 
Department of Regulatory and Economic Resources shall be the principal 
administrative interpreter of the CDMP.    

 
LU-7A. Through its various planning, regulatory and development activities, Miami-Dade 

County shall encourage development of a wide variety of residential and non-
residential land uses and activities in nodes around rapid transit stations to promote 
mobility, produce short trips, minimize transfers, attract transit ridership and 
promote travel patterns on the transit line that are balanced directionally and 
temporally to promote transit operational and financial efficiencies. Land uses that 
may be approved around transit stations shall include housing, shopping, and 
offices in moderate to high densities and intensities, complemented by compatible 
entertainment, cultural uses and human services in varying mixes. The particular 
uses that are approved in a given station area should, a) respect the character of 
the nearby community, b) strive to serve the needs of the community for housing 
and services, and c) promote a balance in the range of existing and planned land 
uses along the subject transit line. Rapid transit station sites and their vicinity shall 
be developed as “urban centers” as provided in this plan element under the heading 
Urban Centers.   

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

stations and bus routes shall not cause an increase in walking distances from nearby 
areas to the transit services and shall, wherever practical, be done by establishing 
blocks of walkable scale that form an interconnected network of streets, maximizing 
connectivity with existing streets and promoting a comfortable and attractive 
environment for pedestrians of all ages and abilities.   

 
LU-8B. Distribution of neighborhood or community-serving retail sales uses and personal 

and professional offices throughout the urban area shall reflect the spatial distribution 
of the residential population, among other salient social, economic and physical 
considerations.  

 
LU-8E. Applications requesting amendments to the CDMP Land Use Plan map shall be 

evaluated for consistency with the Goals, Objectives and Policies of all Elements, 
other timely issues, and in particular the extent to which the proposal, is approved 
would: 

i) Satisfy a deficiency in the Plan map to accommodate projected population or 
economic growth of the County;  

ii) Enhance or impede provision of services at or above adopted LOS Standards; 

iii) Be compatible with abutting and nearby land uses and protect the character of 
established neighborhoods; and 

iv) Enhance or degrade environmental or historical resources, features or systems 
of County significance; and  

v) If located in a planned Urban Center, or within 1/4 mile of an existing or planned 
transit station, exclusive busway stop, transit center, or standard or express bus 
stop served by peak period headways of 20 or fewer minutes, would be a use 
that promotes transit ridership and pedestrianism as indicated in the policies 
under Objective LU-7, herein.  
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LU-9T. The County shall consider provisions to allow horizontal mixed-use developments, 
defined as the horizontal integration of parcels with different primary uses within the 
same site or block, in appropriate future land use categories in the Urban 
Development Boundary.  

 
LU-10. Energy efficient development shall be accomplished through metropolitan land use 

patterns, site planning, landscaping, building, design, and development of multi-
modal transportation systems (Energy Efficiency / Conservation). 

 
LU-10A. Miami-Dade County shall facilitate contiguous urban development, infill, 

redevelopment of substandard or underdeveloped urban areas, moderate to high 
intensity activity centers, mass transit supportive development, and mixed-use 
projects to promote energy conservation. To facilitate and promote such development 
Miami-Dade County shall orient is public facilities and infrastructure planning efforts 
to minimize and reduce deficiencies and establish the service capacities needed to 
support such development.   
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APPENDIX D 
 

Applicant’s Traffic Impact Report  
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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 the Beacon Lakes DRI Application 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 Department of Solid Waste Management (DSWM) 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 
DSWM issues a periodic assessment of the County’s status in terms of ‘concurrency’; that is, the 
ability to maintain a minimum of five (5) years of waste disposal capacity system-wide.  As of FY 
2015-16, the DSWM is in compliance with this standard, which means  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, home chemical collection centers, and code enforcement.   
 
Waste Disposal Capacity and Service 
The cost of providing disposal capacity for Waste Collection Service Area (WCSA) customers, 
municipalities and private haulers is paid for by the system users. For FY 2015-16, the DSWM 
charges at a contract disposal rate of $66.27 per ton to DSWM Collections and to those private 
haulers and municipalities with long-term disposal agreements. The short-term disposal rate is 
$87.38 per ton in FY 2015-16. These rates adjust annually with the Consumer Price Index, South 
Region. In addition, the DSWM 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 is funded by a portion of the Utility Service Fee charged to all retail 
customers of the County’s Water and Sewer Department. 
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Water and Sewer 
 
The Miami-Dade County Water and Sewer Department (WASD) provides for the majority of water 
and sewer service needs throughout the county. The cost estimates provided herein are 
preliminary and final project costs will vary from these estimates. The final costs for the project 
and resulting feasibility will depend on 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 $1.3766 per 1,000 gallons for water and $1.7267 per 1,000 
gallons for sewer.  
 
The applicant requests to redesignate a ±63.0 gross acre parcel (the East Parcel), located partially 
(18 acres) within the existing Beacon Lakes DRI, from "Restricted Industrial and Office" to 
"Business and Office," which would allow the East Parcel to be developed at a maximum of 
1,097,712 square feet (sq. ft.) of retail uses. If the East Parcel is developed at maximum 
development, the water connection charges is estimated at $152,582; the water service line and 
meter connection fees would cost $1,300; the sewer connection charges are estimated at 
$614,719; and the annual operating and maintenance costs would total $124,338. In addition, 
there is a Doral Basin sanitary sewer construction charge estimated at $771,692.  
 
The Notice of Proposed Change Application restricts development on the East Parcel to 495,000 
sq. ft. of retail. If the East Parcel is developed with 495,000 sq. ft. of retail uses, the water 
connection charges are estimated at $68,805; the water service line and meter connection fees 
would cost $1,300; the sewer connection charges would be $277,200; and the annual operating 
and maintenance costs would total $56,069. The Doral Basin sanitary sewer construction charge 
is estimated at $347,985.   
 
In addition, the estimated cost of installing the required 9,000 linear feet of 12-inch water main to 
connect the proposed development on the East Parcel to the County’s regional water system is 
estimated at $1,620,000. The estimated cost of installing the required 4,000 linear feet of 8-inch 
sanitary gravity sewer main to connect to the County’s regional sewer system is estimated at 
$620,000. The estimated cost of installing the required 3,500 linear feet of sanitary sewer force 
main to connect to the County’s regional sewer system is estimated at $630,000. The installation 
of a Public Pump Station is also required on the East Parcel at an estimated cost of $750,000. 
The total potential cost for connecting the proposed development on the East Parcel to the 
regional water and sewer system including engineering fees (10%) and contingency fees (15%) 
is estimated at $4,579,300. 
 
The applicant further requests to redesignate a ±48.0 gross acre parcel (the Southwest Parcel), 
located within the existing Beacon Lakes DRI, from "Business and Office" to "Restricted Industrial 
and Office,” which would allow the Southwest Parcel to be developed at a maximum of 1,045,440 
sq. ft. of industrial uses. If the Southwest Parcel is developed at maximum development, the water 
connection charges/impact fees is estimated at $36,329; the water service line and meter 
connection fees would cost $1,300; the sewer connection charges/impact fees would be 
$146,362; and the annual operating and maintenance costs would total $29,604. The Doral Basin 
sanitary sewer construction charge is estimated at $183,736.  
 
The estimated cost of installing the required 3,500 linear feet of 12-inch water main to connect 
the proposed development on the Southwest Parcel to the County’s regional water system is 
estimated at $630,000. The estimated cost of installing the required 5,000 linear feet of 8-inch 
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sanitary gravity sewer main to connect to the County’s regional sewer system is estimated at 
$775,000. The total potential cost for connecting the proposed development on the Southwest 
Parcel to the regional water and sewer system including engineering fees (10%) and contingency 
fees (15%) is estimated at $1,777,325. 
 

Drainage and Flood Protection 
 
The subject parcels are located within the North Trail Basin where 28.6 percent of the total site 
area shall be set aside as lake, or 33.3 percent of the total site area shall be set aside as dry 
retention/detention area to satisfy the minimum requirement for flood protection and water 
management. DERM issued approval, Cut and Fill No. 382, for the southwest parcel and portion 
of the east parcel, however, any modification of the site plan under the approved Cut and Fill, 
may require a re-submittal and re-approval by DERM Water Control Section.  
 
A DERM Class II permit may be required if the proposed drainage system contains an outfall or 
overflow system in, on, or upon any water body of Miami-Dade County. A DERM Class II Permit 
20080051 was issued for the southwest parcel and Class II Permit 20150062 for portion of the 
east parcel, however, any modification of the site plans under the approved Class II permits may 
require a new DERM Water Control Section approval. A DERM Class III permit is required for any 
planned work within a canal right-of-way for the Southwest Parcel. A DERM Class VI permit may 
be required for any installation of drainage systems in commercial or contaminated sites. 
 

Public Schools 
 
The applicant has proffered a covenant that would prohibit residential development on the 
application site, should the application be approved with acceptance of the covenant. Therefore, 
Miami-Dade County Public Schools would not be impacted by the application as proposed.   

 
Fire Rescue 

 
The Miami-Dade County Fire and Rescue (MDFR) indicates that fire and rescue services in the 
vicinity of the application site is not adequate. In an effort to meet future service demand, MDFR 
seeks to construct a new fire station to mitigate the additional number of alarms. In Resolution Z-
11-02, adopted by the Board of County Commissioners in May 2002, the applicant pledged, as 
stated in Paragraph 28, to dedicate and deed by Warrantee Deed at no cost, a two-acre parcel of 
land within the Beacon Lakes Development DRI to MDFR. Fire Rescue intends to utilize the 
parcel to construct a new fire rescue station in the vicinity of NW 127 Avenue and NW 17 Street.  
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APPENDIX F 
 

Photos of Application Site and Surroundings 
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SOUTHWEST PARCEL 
 

Application site at the intersection of NW 137 Avenue and NW 12 Street

  
 
 

Application site along NW 12 Street 
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Rinker Cement Plant located west of NW 137 Avenue 
North of NW 12 Street 

 
 

 

 
EAST PARCEL 

 
Telemundo site Within Application Site 

Located north of NW 25 Street 
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Application site 
West of the HEFT South of NW 25 Street 
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