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2021 Out-of-Cycle
Revised and Replaced  2021 CDMP20210004 

APPLICATION SUMMARY

RECOMMENDATIONS
Staff: ADOPT WITH ACCEPTANCE OF THE 

PROFFERED DECLARATION OF RESTRICTIONS
(July 2021)

North Central Community Council (8): NO QUORUM (July 12, 2021)

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

ADOPT WITH ACCEPTANCE OF THE 
PROFFERED DECLARATION OF 
RESTRICTIONS, REVISED TO INCLUDE THE 
APPLICANT’S STATED COMMITMENT TO 

Applicant/Representative: Morgan Group Development, LLC/Tracy R. 
Slavens, Esq., Vanessa Madrid, Esq.

Location: Southeast corner of NW 6 Avenue and NW 159 
Street

Total Acreage: ± 7.05 acres

Current Land Use Plan Map Designation: “Low Density Residential” (2.5 to 6 dwelling units 
per gross acre)” 

Requested Land Use Plan Map Designation Redesignate the application site:

1. From:  “Low Density Residential” (2.5 to
6 dwelling units per gross acre)

To:  “Medium Density Residential” (13
to 25 dwelling units per gross 
acre)

2. Add the 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

Amendment Type: Small-Scale (Being Processed Concurrently with 
Zoning Application No. Z2021000083) 

Existing Zoning District/Site Condition: EU-S (Estate Use, Suburban Single-Family 
25,000 sq. ft. gross)/ 13,836 Sq. Ft. Religious 
facility

Application No. CDMP20210004
Morgan Group Development, LLC 
Commission District 2 Community Council 8

EXHIBIT 2 
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2021 Out-of-Cycle
Revised  2021 CDMP20210004 

IMPROVE THE CANAL ON THE EASTERN 
PORTION OF THE APPLICATION SITE, AND 
WITH THE RECOMMENDATION THAT THE
BOARD OF COUNTY COMMISSIONERS TAKE 
FINAL ACTION ON THE PROPOSED 
AMENDMENT AFTER THE FLOODING AND 
TRAFFIC STUDIES OF THE BISCAYNE 
GARDENS AREA DUE OCTOBER 2021, 
PURSUANT TO RESOLUTION NO. R-668-21, ARE 
COMPLETED (July 26, 2021) 

Final Action of Board of County
Commissioners:

TO BE DETERMINED (September 22, 2021)
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Staff recommends to ADOPT WITH ACCEPTANCE OF THE PROFFERED DECLARATION 
OF RESTRICTIONS the proposed small-scale amendment to the Comprehensive Development 
Master Plan (CDMP) Adopted 2030 and 2040 Land Use Plan (LUP) map to re-designate the 
±7.05-acre application site from “Low Density Residential” (2.5 to 6 dwelling units per gross 
acre) to “Medium Density Residential” (13 to 25 dwelling units per gross acre) for the following 
reasons:

Principal Reasons for Recommendation:

1. The application proposes the redevelopment of the site with residential development
consistent with Land Use Element Policies LU-7F and LU-7I and other CDMP policies that
require the County to encourage higher density development at or near existing or future
transit stations, such as the Golden Glades Multimodal Transportation Facility. The
application site is located approximately ¼ mile southeast of the Golden Glades Multimodal
Transportation Facility, a Transit Center as depicted on Figure 1: Future Mass Transit
System 2030 and Figure 3: Premium Transit Corridors 2030 of the CDMP Transportation
Element. Transit Centers are such facilities as Metrobus terminals and/or rapid transit
stations where several bus route and/or multiple transit modes converge. The Golden
Glades Multimodal Transportation Facility is served by several Metrobus routes, Broward
County Transit service, Greyhound, and the Tri-Rail. The Golden Glades Transit Center is
also depicted on the CDMP LUP map as a ‘Community Urban Center’ and as part of an
‘Existing Rapid Transit Corridor’. Furthermore, CDMP Transportation Element Policy TE-1D
identifies the Golden Glades Transit Center as an area where the County will pursue the
development of an intermodal facility which is under construction and anticipated to be
completed in the summer of 2022. The proposed development on the application site would
be supportive of the transit infrastructure at the Golden Glades and be consistent with
CDMP policies that require the County to encourage higher density development at or near
existing or future transit stations, such as the Golden Glades Transit Center.

2. The application proposes the redevelopment of the application site at a higher density than
currently allowed consistent with Objective LU-1, Policies LU-1C, and LU-10A of the CDMP
Land Use Element and consistent with the site’s location within the County’s Urban Infill
Area where infill and redevelopment is promoted. These provisions of the CDMP require the
County to give priority to infill development and redevelopment of substandard or
underdeveloped environmentally suitable urban areas contiguous to existing urban
development, where urban services and facilities have the capacities to accommodate
additional demand. In addition, the application site is within and area generally east of the
Golden Glades that is transitioning from a predominantly low-density residential community
to higher density residential. In recent years, CDMP and Zoning approvals in the area have
trended towards higher density development generally consistent with the CDMP Land Use
Element objectives and policies for infill and redevelopment. As discussed in Principal
Reason No. 4(ii) below, existing public facilities have adequate capacities to accommodate
the impacts that would be generated by development on the subject property if the
application is approved.

The applicant requests a CDMP land use designation change from “Low Density 
Residential” (2.5 to 6 dwelling units per gross acre) for the application site to “Medium 
Density Residential” (13 to 25 dwelling units per acre). Under the current land use 
designation, the site could be developed with a maximum of 42 single-family detached 
residential units and with up to a maximum of 176 multi-family residential units under the 
requested “Medium Density Residential” designation. Furthermore, the applicant has 
proffered a Declaration of Restrictions (covenant) committing to set aside 10% of the total 
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residential units for workforce housing and limiting the site to maximum of 236 residential 
units. It should be noted that with the provision of workforce housing, the development 
would be eligible for a higher density under the CDMP’s 25% Density Bonus for Workforce 
Housing program (see Background of Staff Analysis section on page 10). * 

3. The proposed development of workforce housing on the application site is generally
consistent with the provision of CDMP Land Use Element Policy LU-8A, Mass Transit
Subelement Policy MT-5D, and Housing Element Objective HO-6. These policies and
objective require the County to promote increased workforce and affordable housing
development opportunities within proximity to areas served by mass transit. As outlined in
Principal Reason No. 2 above, the applicant has proffered a covenant committing 10% of
the total units as workforce housing units and limiting the development on the site to a
maximum 236 residential units. Workforce housing units shall be developed in accordance
with the County’s Workforce Housing Development Program of Chapter 33, Article XIIA,
Miami-Dade County Code of Ordinances (see “Declaration of Restrictions” section on page
11). 

4. 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 Land Use Plan (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, (v)
impacts to systems important to the County and facilities of countywide significance and (vi)
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 Population or Economic Growth: Approval of the application,
with acceptance of the proffered Declaration of Restrictions, could accommodate
projected population growth. The application site is located in Minor Statistical Area
(MSA) 2.1, which is estimated to have a capacity for about 14,557 dwelling units, with
about 98 percent of these units intended as multi-family. The annual average
residential demand in this Analysis Area is projected to increase from 449 units per
year in the 2021-2025 period to 666 units in the 2035-2040 period. The depletion of
single-family residential units is projected to occur in 2021, for multi-family beyond
2040, and for both single-family and multi-family units beyond 2040. Given the
existing capacity in the Analysis Area, this application, if approved, will decrease the
supply of single-family units by approximately 42 to 61 dwelling units, and increase
the supply of multifamily by approximately 176 to 236 additional units. This will not
significantly change the depletion year for single-family units and would extend the
depletion year of multifamily units by less than a year. However, the applicant
proffered a Declaration of Restrictions committing 10% of the residential units for
workforce housing, as discussed in Principal Reason No. 2 above, addressing the
need for more affordable housing within the area (see “Supply and Demand Analysis”
on page 13).

ii. Public Facilities and Service: Approval of the application with acceptance of the
proffered covenant would be consistent with the CDMP Capital Improvements
Element Objective CIE-3 that requires CDMP land use decisions not to cause a
violation in the adopted level of service standards for public facilities and services.

* When calculating residential density for developments that provide workforce housing, allowable density is based on gross
acreage including the area up to the centerline of adjoining streets or road right of ways.
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Except for roadways, the impacts that would be generated from the maximum 
development of 236 multifamily residential dwelling units on the site, if the application 
is approved, would not cause a violation in the level of service standards for public 
services and facilities. 

iii. Compatibility: The proposed development of the site, if the requested “Medium
Density Residential” designation is approved with acceptance of the proffered
Declaration of Restrictions, would be generally compatible with the existing uses and
land use designations of the abutting and adjacent properties. The application
proposes development generally consistent with the trend of development in the
vicinity of the application site. In recent years, CDMP and Zoning approvals in the
area have trended towards allowing higher density development generally consistent
with the CDMP Land Use Element objectives and policies for infill and redevelopment.
As a result, this area is transitioning from predominately single-family residential
housing to higher density residential with office, institutional and commercial uses
fronting major roadway arterials such as NW 2 Avenue. (see “Adjacent Existing Land
Uses” section on page 12; “Adjacent Land Use Plan Map Designations” section on
page 12; table on “Adjacent Land Use and Zoning Application” section on page 13
and map on Appendices page 31).

iv. Environmental and Historic Resources: The subject application, if approved, would
not impact any historic or archaeological resources but could impact environmental
resources on the site. The subject property may contain specimen-sized trees (trunk
diameter 18 inches or greater). Section 24-49.2(II) of the Code requires these
specimen-sized trees to be preserved, where reasonably possible.

v. Important County Systems: The application if approved, and the site developed with
236 residential units as proposed, could impact the drainage system and surface
water quality in the area. The east side of the application site is encumbered by 20
feet of an existing 40-foot-wide canal and canal maintenance easement. Pursuant to
Section 24-48.1(1)(c) of the Code, a DERM Class III permit will be required if any
future development proposes work within the canal easement. Additionally, the
applicant proposes a lake of approximately ± 0.57 acres which will be used for
stormwater management purposes.  Pursuant to Section 24-48.1(1)(b) of the Code, a
DERM Class II permit is required for the construction, installation and/or alteration of
any outfall or overflow system discharging into any water body of Miami-Dade County.
Moreover, a signed and sealed analysis of stormwater management needs, and
flooding issues shall be provided for review and approval (see Environmental
Conditions section on page 17).

vi. Transit Ridership and Pedestrianism: The application if approved, and the site
developed with residential uses, could support transit ridership and pedestrianism.
The application site is located approximately ¼ mile to the southeast of the Golden
Glades Multimodal Transportation Facility (discussed in Principal Reason No. 1
above). The closest bus stop is directly adjacent to the west of the application site
along NW 6 Avenue and is served by Metrobus Route 105 (Route E) that provides
service to the Golden Glades Multimodal Transportation Facility at 30-minute AM/PM
peak service headways; 45-minute off-peak headways, and 60-minute weekend
headways (see Transit section on page 34). Additionally, the application proposes
residential development that exceeds the minimum 15 units per acre density required
to support mass transit in accordance with CDMP Land Use Element Policy LU-7F.
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STAFF ANALYSIS
Background

This CDMP application was filed as an “Out-of-Cycle” application and is being processed 
concurrently with a separate zoning application (Z2021000083/Evangel Church International, 
Inc.), pursuant to Section 2-116.1(5)(d)(e) of the Code of Miami-Dade County. The concurrent 
applications are to permit redevelopment of the application site, which is currently developed 
with a religious facility, with 236 multi-family residential units including workforce housing units,
as discussed below (see CDMP Applications Adopted with Higher Residential Density in the
Vicinity of the application Site map on Appendices page 31). 

The Department of Regulatory and Economic Resources issued a CDMP Letter of Interpretation 
dated May 11, 2021 (CL2021000007) addressing the allowable density on the application site
when applying the Workforce Housing provisions of the CDMP. The letter outlined “dwelling 
units per gross residential acre” is the basic unit for measurement of residential density in the 
CDMP and that when calculating density for the development of workforce housing the 
application site and up to the centerline of the adjoining streets or road rights-of-way comprise 
the total gross acreage. Accordingly, the May 2021 letter confirmed that if the application site
were to be redesignated to “Medium Density Residential”, as requested in the application, then 
it could be developed under the 25% Density Bonus for Workforce Housing CDMP provision 
with a maximum of 254 dwelling units at a density of 31.25 units per gross acre (±8.14 gross 
acres). (see Appendix D: CDMP Letter of Interpretation (May 11, 2021) on Appendices page 
35).

The application site is located in the Biscayne Gardens area that has been subject to multiple 
CDMP LUP map amendments in the last two years, resulting in a general pattern of 
development that has trended the area toward higher densities. The community has expressed 
concerns regarding the impact of the intensification on traffic and flooding. In response, the
Board of County Commissioners is scheduled to consider a resolution that would require a 
traffic impact study that analyzes the impacts of proposed and potential developments on the 
roadway network, and an engineering study identifying short- and long-term solutions to the 
flooding issues in the area. 

Application Site 

Location
The application site is ±7.05 acres and is located at the southeast corner of the intersection of 
NW 6 Avenue and NW 159 Street, in unincorporated Miami-Dade County (see “Aerial Photo” on 
page 5). The application site is within the County’s Urban Infill Area (UIA), where infill 
development and redevelopment are prioritized. 

Existing Land Use
The application site is currently developed with a 13,836 square feet religious facility (Evangel 
Church International) built in 1972. (See “Existing Land Use” map on page 7; and Appendix M:
Photos of Site and Surroundings on Appendices page 83).

Land Use Plan Map Designation
The CDMP Adopted 2030 and 2040 Land Use Plan (LUP) map designates the application site 
as “Low Density Residential” (see “CDMP Land Use” map on page 8), CDMP land use 
category, which allows residential densities between 2.5 and 6 dwelling units per gross acre. 
This density category is generally characterized by single-family housing such as single-family 
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detached, cluster, and townhouses. It could include low-rise apartments with extensive 
surrounding open space or a mixture of housing types provided that the maximum gross density 
is not exceeded. Under its current “Low Density Residential” land use designation, the 
application site could be developed with 42 single-family detached residential units. It should be 
noted that the Density Bonus Programs for Affordable/Workforce Housing of the CDMP Land 
Use Element (page I-32) provides for residential development on the site to receive an increase 
in density and total number of units, based on gross acreage that includes previously dedicated
road rights-of-way, if the development includes affordable or workforce housing units. The 
applicant has expressed the intent to set aside residential units for workforce housing as 
discussed below. 

The applicant requests a CDMP land use designation change for the application site to “Medium
Density Residential” (see “Proposed CDMP Land Use” map on page 9). This land use category
allows densities ranging from 13 to 25 dwelling units per gross acre while the typical housing 
structures permitted in this category include townhouses and low-rise and medium-rise
apartments. Under the requested “Medium Density Residential” designation, the site could be 
developed with up to a maximum of 176 multi-family residential units or if developed with 
workforce housing units as proposed, under the 25% Density Bonus for Workforce Housing
program, could be developed with up to a maximum of 254 multifamily units. However, the 
applicant has proffered a Declaration of Restrictions that commits 10% of the total units as
workforce housing units and limits the development on the site to a maximum 236 residential
units.  

The actual densities or intensities of development approvable on the site may be significantly 
lower than the maximum, where necessary, to conform to an overriding Plan policy, or to ensure 
compatibility of the proposed development with its surrounding land uses. Therefore, the total 
permissible development may be significantly less than the maximum allowed under the CDMP. 

Declaration of Restrictions
As noted above, the Applicant has proffered a Declaration of Restrictions (covenant) committing 
to set aside ten percent (10%) of the dwelling units for workforce housing in accordance with 
Section 33-193.7.1 of the County Code and the CDMP Workforce Housing provisions that allow
for an increase in density of up to 25% (density bonus) if residential units are set aside for
workforce housing, and. The covenant also limits the maximum number of residential units on 
the application site to two hundred thirty-six (236) and commits to providing notice to all 
prospective owners or tenants regarding the site’s proximity to the County’s Golden Glades 
Trash and Recycling Center that is within the general vicinity of the site.

Zoning 
The application site is currently zoned EU-S (Estate Use, Suburban Single-Family 25,000
square feet gross). See “Zoning” map on page 6.  

This application is being processed concurrently with Zoning application Z2021000083,
pursuant to Section 2-116.1(5)(e) of the Code of Miami-Dade County. Zoning application 
Z2021000083 seeks a district boundary change from EU-S to RU-4 (High Density Apartment 
House District); the deletion of an existing declaration of restrictions; and an Unusual Use to
permit a lake excavation on the application site. The zoning application proposes to develop the 
application site with 236 multi-family residential units, consistent with the proffered CDMP 
covenant. The zoning project includes amenities internal to the site for residents including a
swimming pool, a dog park, a two-story Clubhouse area, and a lake for stormwater purposes.  
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Zoning History
Miami-Dade County zoning districts and zoning code regulations were first created in 1938, and 
the County’s first zoning records indicate that the application site was originally zoned RU-2
(Two Family Residential, 7,500 net square feet). The site was platted as part of the “Biscayne
Gardens Section B” subdivision in 1939, as recorded in Plat Book 40, Page 49, of the public 
records of Miami-Dade County. In 1970 pursuant to Resolution No. 4ZAB-197-70 the Zoning 
Appeal Board 4 approved the construction of a church and a Sunday school on the three 
northwesterly lots of the application site. Between the year 1968 and 1972 the area (including 
the application site) underwent two zoning district boundary changes, from RU-2 (Two Family 
Residential, 7,500 net square feet) to RU-1(Single-Family Residential, 7,500 net square feet)
adopted by the Board of County Commissioners (BCC) through Resolution No. Z-215-68, and 
from RU-1 to EU-S (Estate use, suburban Single-Family 25,000 square feet/gross acre), 
adopted by the BCC through Resolution No. Z-29-72. During the year 1972 through year 2000
the application site was subject to multiple zoning applications, including Non-Use variances, 
Special exceptions to expand the religious facility, and Modification of previous resolutions. In 
2004 pursuant to Resolution Z-21-04, the Board of County Commissioners approved with 
conditions a special exception to expand the religious facility to the east and south of the 
property, along with the modification of Condition #3 of Resolution 4-ZAB-197-70 subsequently 
modified by Resolution 4-ZAB-219-81 in 1981 which required development of the property in 
accordance with a modified site plan.

Adjacent Land Use and Zoning

Adjacent Existing Land Uses
The area adjacent to the north and northeast across NW 159 Street consists of two vacant lots 
and a lot under construction with a religious facility. Further north and northeast beyond NW 161 
Street are a four-story medical complex including Planned Parenthood, three-story office 
complexes, and a daycare facility. Adjacent to the east of the site are single family residences 
and vacant single family lots and townhouses, low rise multifamily residences offices, and
vacant parcels fronting NW 2 Avenue. It is also noted that further east beyond NW 2 Avenue is
the County owned Golden Glades Trash and Recycling Center.  To the south across NW 157
Street, is the First Alliance Church of Miami and single-family homes. To the west across NW 6 
Avenue is the I-95 Expressway, and to the northwest is the Golden Glades Interchange and 
Multimodal Transportation Facility (see “Existing Land Use” map on page 7 and Appendix M:
Photos of Site and Surroundings on Appendices page 83). 

It should be noted that the single-family residences adjacent the application site to the east are 
part of a recent CDMP LUP amendment (CDMP20200002) approval pursuant to Ordinance No. 
20-131 adopted by the BCC on December 17, 2020.

Adjacent Land Use Plan Map Designations
The properties adjacent to the north, northeast and east application site are designated 
“Medium-High Density Residential (25 to 60 dwelling units per gross acre)” and “Low Density 
Residential (2.5 to 6 dwelling units per gross acre)” on the CDMP LUP map. Properties further
east fronting NW 2 Avenue are designated Office/Residential. Properties adjacent to the south
across NW 157 Street are designated “Low Density Residential”. To the West of the application 
site, the I-95 Expressway and the Golden Glades Interchange and Multimodal Transportation
Facility to the northwest are designated “Transportation” on the Adopted 2030 and 2040 Land 
Use Plan (LUP) map (see “CDMP Land Use” map on page 8).
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Adjacent Zoning
The property adjacent immediately to the north across NW 159 Street is zoned RU-3M
(Minimum Apartment House, 12.9 units per net acre).  Properties adjacent to the northeast
across NW 159 Street and properties abutting to the east as well as properties adjacent to the 
south across SW 157 Street are zoned EU-S (Estate Use, Suburban Single-Family 25,000 
square feet gross) and RU-1. Properties further northeast beyond NW 161 Street are zoned BU-
3, RU-3 and RU-4. To the west the I-95 Expressway has no zoning designation while the 
Golden Glades Multimodal Transportation Facility is zoned IU-1 (see “Zoning” map on page
6). 

Adjacent Land Use and Zoning Applications
The following table lists the CDMP land use amendment applications and zoning applications
located in close proximity to the application site that have been approved or are being 
processed, and the number of residential units approved (see map on Appendices page 31): 

CDMP
Cycle

CDMP Land Use 
Application No.

Recorded 
Covenant

Ord. 
No. Status No. of 

Units
Zoning 

Process No. Status
No. 
of

Units
Oct. 
2018 CDMP20180016 Yes 19-32 Adopted 100 Z2019000038

In 
Process 100

Oct. 
2019 CDMP20180017 Yes 19-33 Adopted 426 Z2020000043

In 
Process 5881

2020
Exp. CDMP20200006 Yes 20-129 Adopted 66 Z2021000020

In 
Process 66

Jan. 
2020 CDMP20200001 Yes 20-130 Adopted 225 -- -- --
Jan. 
2021 CDMP20200002 Yes 20-131 Adopted 160 -- -- --

Total 977 -- Total 754
Source: Department of Regulatory and Economic Resources, Planning Division - June 2021
1 The applicant received a 25% density bonus for committing to set aside 20% of the residential units for workforce housing. 

Supply and Demand Analysis

The capacity of the LUP map to accommodate population or economic growth is generally 
expressed in acres of vacant land zoned or designated for residential and non-residential 
development. In the context of this CDMP amendment application, land capacity is analyzed at
the localized or Minor Statistical Area (MSA) level.

Residential
The combined vacant land for single-family and multi-family residential development in the 
Analysis Area (Minor Statistical Area 2.1) in 2021 was estimated to have a capacity for about 
14,557 dwelling units, with about 98 percent of these units intended as multi-family.  The annual 
average residential demand in this Analysis Area is projected to go from 449 units in the 2021-
2025 period to 666 units in the 2035 – 2040 period.  An analysis of the residential capacity by 
type of dwelling units shows the depletion of single-family to take place in 2021 and multi-family 
type beyond the year 2040 (see table below).
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Residential Land Supply/Demand Analysis
2021 to 2040: Application CDMP20210004 (MSA 2.1)

ANALYSIS DONE SEPARATELY FOR 
EACH TYPE, I.E. NO SHIFTING OF 
DEMAND BETWEEN SINGLE & MULTI-
FAMILY TYPE

STRUCTURE TYPE

SINGLE-FAMILY MULTIFAMILY BOTH TYPES
CAPACITY IN 2021 298 14,259 14,557
DEMAND 2020-2025 173 276 449
CAPACITY IN 2025 0 13,155 12,761
DEMAND 2025-2030 250 400 650
CAPACITY IN 2030
DEMAND 2030-2035
CAPACITY IN 2035
DEMAND 2035-2040
CAPACITY IN 2040

0
261

0 
256

0

11,155
418

9,065
410

7,015

9,511
679

6,116
666

2,786
DEPLETION YEAR 2021 2040+ 2040+
Residential capacity is expressed in terms of housing units. 
Housing demand is an annual average figure based on population projections.
Source:  Miami-Dade Department of Regulatory and Economic Resources, Planning Division, Planning 
Research and Economic Analysis Section, May 2021. 

The applicant is requesting a change from “Low Density Residential” to “Medium Density 
Residential” for a total of approximately 8.14 gross acres. If the proposed application is 
approved, it will decrease the supply of single-family type units by about 42 to 61 dwelling units 
and increase the supply of multi-family units from approximately 176 to a maximum 236
additional units if workforce units are developed in accordance with the applicant’s proffered
covenant. This will have an insignificant effect on the depletion year for single-family units and
extend the depletion year of multi-family type units by less than a year.

Applicant’s Economic Analysis Report
The applicant submitted an “Economic Analysis” report dated April 5, 2021 performed by Miami
Economic Associates, Inc. (MEAI) and submitted in support of the application.   

The report indicates that 10 percent of the units in the proposed development will be set aside 
for workforce-income households for a period of 30 years, the 2020 AMI of $59,100 was used in 
the report.  The 2021 AMI value for Miami-Dade County is $61,000.  Table 1 below shows the 
rent limits for Miami-Dade County confirming that the proposed initial rates of studios at $1,400, 
1-bedroom units at $1,700 and 2-bedroom units at $2,100 would still be affordable, and more 
so, at approximately 80% of the 2021 AMI or above. However, in the current environment of 
rapidly appreciating rents, only 24 of 236 units would be preserved as affordable in this income 
range for the next 30 years.

Table 1: Florida Housing Finance Corporation 2021 Rent Limits

County (Metro) Percentage 
Category

Rent Limit by Number of Bedrooms in Unit
0 1 2 3 4 5

20% 316 339 407 470 524 578
25% 395 424 508 587 655 723
28% 443 474 569 658 734 810
30% 474 508 610 705 786 868

Miami-Dade County 33% 522 559 671 775 865 954
(Miami-Miami Beach- Kendall
HMFA;

35% 553 593 712 822 917 1,012
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County (Metro) Percentage 
Category

Rent Limit by Number of Bedrooms in Unit
0 1 2 3 4 5

Miami-Fort Lauderdale- 40% 633 678 814 940 1,049 1,157
West Palm Beach MSA) 45% 712 763 915 1,058 1,180 1,302
Median: 61,000 50% 791 848 1,017 1,175 1,311 1,446

60% 949 1,017 1,221 1,410 1,573 1,736
70% 1,107 1,187 1,424 1,645 1,835 2,025
80% 1,266 1,357 1,628 1,881 2,098 2,315
120% 1,899 2,035 2,442 2,821 3,147 3,472
140% 2,215 2,374 2,849 3,291 3,671 4,051

The applicant observes that Objective HO-2 of the Housing Element of the CDMP calls for 
special attention directed to affordable units for extremely low, very low, low, and moderate-
income households, including workforce housing. This application addresses the moderate and 
workforce-income households. Table 2 below illustrates the needs within Minor Statistical Area
(MSA) 2.1, where the application site is located, with respect to housing affordability.  The target 
population of this application, moderate or workforce-income households, have a total cost-
burden rate (more than 30% of income spent on housing) of 23.8% in the MSA.  Of these,
22.1% are cost burdened and 1.8% are severely cost-burdened (more than 50% of income 
spent on housing). However, for households at income levels below 80%, including extremely
low, very low- and low-income households, the total cost-burden rate is 81.5% with 30.2% cost 
burdened and 51.4% severely cost burdened. While there is value in preserving affordability at 
moderate and workforce income levels in the current environment, the greatest need in this 
MSA for affordable housing is among households below the low-income threshold of 80% of 
AMI. 

Table 2: HOUSEHOLD INCOME BY GROSS RENT AS A PERCENTAGE OF HOUSEHOLD INCOME IN 2019

Total Renter Households:
MSA 2.1

28,005 -
Less than $19,999: 32.8% of AMI (Extremely Low Income) 6,645 100%

Cost Burdened 310 4.7%
Severely Cost Burdened 4,614 69.4%

Total Combined: 4,924 74.1%
$20,000 to $34,999: 32.8% to 57.4% of AMI (Very-Low Income) 6,735 100%

Cost Burdened 2,423 36.0%
Severely Cost Burdened 3,916 58.1%

Total Combined: 6,339 94.1%
$35,000 to $49,999: 59.2% to 82.0% of AMI (Low Income) 4,945 100%

Cost Burdened 2,792 56.5%
Severely Cost Burdened 885 17.9%

Total Combined: 3,677 74.4%
$50,000 to $74,999: 82.0% to 122.9% of AMI (Moderate Income) 4,847 100%

Cost Burdened 1,682 34.7%
Severely Cost Burdened 170 3.5%

Total Combined: 1,852 38.2%
$75,000 to $99,999: 122.9% to 163.9% of AMI 1,994 100%

Cost Burdened 280 14.0%
Severely Cost Burdened - 0.0%

Total Combined: 280 14.0%
$100,000 or more: Greater than 163.9% of AMI 2,839 100%
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Total Renter Households:
MSA 2.1

28,005 -
Cost Burdened 176 6.2%
Severely Cost Burdened - 0.0%

Total Combined: 176 6.2%
Less than $49,999: 82.0% of AMI (Extremely, Very and Low 
Income) 18,325 100%

Cost Burdened 5,525 30.2%
Severely Cost Burdened 9,415 51.4%

Total Combined: 14,940 81.5%
Greater than or equal to $50,000 9,680 100%

Cost Burdened 2,138 22.1%
Severely Cost Burdened 170 1.8%

Total Combined: 2,308 23.8%
Note: HUD defines income levels as a percentage of the Area Median Family Income (HAMFI) (2021 = $61,000) with 30% 
of HAMFI defined as Extremely Low, 50% as Very Low, and 80% as Low Income.

Capacity determination on vacant parcels allowing mixed use: The applicant’s Economic 
Analysis accurately reports that staff assigns full capacity to residential uses in mixed use
parcels.  This is done because there is no certainty of what the mix will be to accurately assess 
its potential impact.  For example, on any vacant parcel permitting residential and/or commercial 
uses, the potential capacity remains for development as 100% residential use or 100% 
commercial use.  Until a specific plan is approved and developed for the vacant site, the 
capacity for development of either use at 100% remains possible and therefore included in the
calculation of capacity for each use individually. This is especially the case in the post Covid-19
era of decline in office/commercial space demand and a repurposing of retail space.

The Economic Analysis further asserts that some of the vacant land is in areas with high land 
values and that” the development of units affordable to moderate and workforce income
households would be precluded.”  Staff believes that this is a possibility, but developers can 
change that outcome.  It will be up to developers to responsibly allow for the inclusion of 
workforce housing units by altering their expectations without sacrificing profitability. 

Access to the Golden Glades Park and Ride: The Economic Analysis indicates that the 
proposed development “is located across the Golden Glades Interchange from the Golden 
Glades Park and Ride Terminal. There are several bus routes that operate along North Miami 
Beach Boulevard in the vicinity of the Subject Property.” A query of the Miami-Dade Transit 
application indicated that, though there is a bus operating on NW 6th Avenue with a stop at 
159th Street, the only streets proximate to the site that cross the I-95 Expressway are 167th 
Street and 151st Street. Therefore, to access regional transit at the Golden Glades Terminal, 
the minimum travel time would be approximately thirty minutes or more depending on the time 
of day and traffic conditions.

Economic Benefit: The Economic Analysis indicates that the proposed development, at a cost 
of $37 million, will support the creation of 555 direct, indirect, and induced workers during the 
construction phase.  Staff analysis by REMI1 indicates that the construction employment would 
be much lower. According to the model, the project would generate 151 direct temporary 
construction jobs, 99 indirect temporary jobs in sectors supporting construction, and 132 
induced temporary jobs, resulting from the expenditures by the additional temporary 
employment.  Total temporary employment created during the construction phase would be 382 
jobs with total earnings of $22.0 million.  
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Fiscal Benefit: The consultant presents the fiscal benefits to the county from the proposed 
development in terms of millions in permits and impact fees and incremental property values, 
without indicating the necessary expenses that will be borne by the County because of the
construction and additional population in the area.  

Environmental Conditions

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

Flood Protection
FEMA Flood Zone AE
Stormwater Management Permit DERM Surface Water Management General Permit 
County Flood Criterion 5.5 feet
(National Geodetic Vertical Datum)

Biological Conditions
Wetlands Permit Required No
Native Wetland Communities No
Specimen Trees Yes

. Endangered Species Habitat No 
Natural Forest Community No

Other Considerations
Within Wellfield Protection Area No
Contaminated Site No

Natural Resources
Development of the subject parcels associated with this land use amendment may affect tree 
resources. This approval is not an authorization to remove and/or relocate tree resources that 
are subject to the tree preservation and protection provisions of the Code without a Miami-Dade
County Tree Permit.  

The future property owners of the parcels associated with this land use amendment will be 
required to remove all prohibited species listed in Section 24-49.9 of the Code that exist within 
the subject property prior to development or redevelopment.  Any developed parcels shall be 
maintained to prevent the growth or accumulation of prohibited species, in accordance with 
Section 24-49.9 of the Code.  

Endangered Species 
The subject property and adjacent properties are not located within a federally designated
critical habitat area. DERM is not aware of any documented threatened or endangered species
on this or adjacent properties.

Drainage and Flood Protection
The eastern side of the property is encumbered by 20 feet of an existing 40-foot-wide canal and 
canal maintenance easement as described in the Public Records of Miami-Dade County Deed 
Book 2970 on Pages 505 to 508, Deed Book 2960 on Page 102, and Official Record Book 586 
on Page 497. Pursuant to Section 24-48.1(1)(c) of the Code, a DERM Class III permit will be 
required if any future development proposes work within the canal easement. 
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Page 7 of the Concurrent Zoning (Z2021000083) Letter of Intent mentions that a proposed lake 
of approximately ± 0.57 acres will be used for stormwater management purposes.  Pursuant to 
Section 24-48.1(1)(b) of the Code, a DERM Class II permit is required for the construction, 
installation and/or alteration of any outfall or overflow system discharging into any water body of 
Miami-Dade County. 

Any new development or redevelopment involving 2 acres or more of impervious area shall 
require a DERM Surface Water Management General Permit (SWMGP) for the construction and 
operation of the required surface water management system. This permit shall be obtained prior 
to any future development order approval.

Any construction activities that require dewatering will need a Class V permit, pursuant to
Section 24-48.1(1)(e) of the Code. Class V permits are required for any dewatering of 
groundwater, surface water or water which has entered an underground facility, excavation, or 
trench. 

For compliance with Miami-Dade County stormwater disposal requirements, all stormwater shall 
be retained on-site utilizing a properly designed seepage or infiltration drainage system. The 
proposed drainage system will require a "paving and drainage" review.

Site grading and development plans shall comply with the requirements of Chapter 11C of the 
Code, as well as with all state and federal criteria, and shall not cause flooding of adjacent 
properties. 

Water Management 
The proposed amendment may lead to development that would reduce permeable areas.  
DERM will evaluate future development orders to ensure that the overall development will not
create adverse impacts to the Stormwater Management Level of Service Standard contained in 
Policy 5A of the Conservation, Aquifer Recharge and Drainage Element.

A signed and sealed analysis of stormwater management needs and flooding issues to 
demonstrate that there will be no adverse off-site impacts, how the integrity of the regional canal 
systems will be maintained, and the identification of the stormwater management infrastructure
needed for the proposed land use, shall be provided for review and approval. The analysis shall 
also show that the post-project conditions are the same or better than the pre-project conditions 
for managing stormwater, water quantity, and water quality Levels of Service.

Water and Sewer

Potable Water Supply
The application site is located within the North Miami Beach franchised water service area. 
Based on development that would be allowed under the requested land use and the current 
land use, connection to the public water supply system would be required pursuant to Chapter
24 of the Code. 

The source of potable water for this area is the Hialeah Preston Water Treatment Plant, which is 
owned and operated by MDWASD. This plant has sufficient capacity to provide current water 
demand and is presently producing water that meets federal, state, and County drinking water 
standards.
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There is a WASD Agreement in close proximity to the application site.  WASD Agreement No. 
31153, located at the northeast corner of the intersection of NW 6th Avenue and NW 159th Street 
is for new construction of 588 apartment units.

Water Demand/Sewer Flow Analysis
As noted in the “Estimated Water Demand/Sewer Flow for Proposed Development by Land Use 
Scenario” table below, the maximum water demand under the current CDMP Land Use 
designation of “Low Density Residential” is estimated to be 10,065 gallons per day (gpd), as 
shown under Scenario 2. The maximum water demand under the requested CDMP Land Use 
Designation of Medium Density Residential would be 31,860 gpd, as shown under Scenario 4,
which represents a potential increase of approximately 21,795 gpd for water and sewer service.

Estimated Water Demand/Sewer Flow
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 Designation – “Low Density Residential”
1 SF Detached 42 units 210 gpd/unit 8,820 gpd

OR
2 SF Attached 61 units 165 gpd/unit 10,065 gpd

Requested CDMP Designation – “Medium Density Residential”
3 Multi Family 176 units 135 gpd/unit 23,760 gpd

OR
4 Multi Family 236 units 135 gpd/unit 31,860 gpd

Source: Miami-Dade Water and Sewer Department; Department of Regulatory and Economic Resources, 
              Planning Division; May 2021

Sewer Treatment Plant Capacity
MDWASD has released the sewer service area for Application CDMP20210004 to the City of 
North Miami. Based on the requested land use and development that would be allowed under 
this land use amendment, connection to the public sanitary sewer system would be required 
pursuant to Chapter 24 of the Code. 

The sewer flow from this area is directed to the North District Wastewater Treatment Plant. This 
facility is operated by MDWASD and is currently working within the mandated criteria set forth in 
the USEPA/FDEP Consent Decree (Case: N0. 1:12-cv-24400-FAM). The North District 
Wastewater Treatment Plant has sufficient capacity to treat current discharge. Any future 
construction within the development area must comply with the requirements mandated by the 
aforementioned Consent Decree.  

Provisions shall be taken to assure that the Utility having jurisdiction over the sanitary sewer 
pump stations bring and/or maintain all pump stations into compliance with the Nominal Annual 
Operating Time (NAPOT). Also, the utility shall take provisions to assure that the sanitary sewer 
collection system is properly updated/improved to accommodate and/or replace the gravity 
pipes for all future expansions or increases in the sewer capacity. 
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Sewer System Connectivity
There is an existing 8-inch sanitary sewer force main located approximately 1,450 feet east 
of the project site, at the intersection of NW 159th Street and NW 2nd Avenue.  A new
minimum 8-inch sanitary force main can be connected at this point and extended westerly 
along NW 159th Street to provide sewer service to the proposed development. The City of 
North Miami also has sewer infrastructure located within approximately 450 feet of the 
subject site and has indicated that sewer is available for connection.  A private sewage 
pump station will be required.

Solid Waste

The Miami-Dade County Department of Solid Waste Management (DSWM) oversees the proper 
collection and disposal of solid waste generated in the County through direct operations,
contractual arrangements, and regulations. In addition, the Department directs the countywide 
effort to comply with State regulations concerning recycling, household chemical waste 
management and the closure and maintenance of solid waste sites no longer in use.

Level of Service Standard
CDMP Policy SW-2A establishes the adopted Level of Service (LOS) standard for the County’s 
Solid Waste Management System. This CDMP policy requires the County to maintain sufficient 
waste disposal capacity to accommodate waste flows committed to the System through long-
term contracts or interlocal agreements with municipalities and private waste haulers, and 
anticipated uncommitted waste flows, for a period of five years. The DSWM assesses the solid 
waste capacity on a system-wide basis since it is not practical or necessary to make a 
determination concerning the adequacy of solid waste disposal capacity relative to individual 
applications. As of FY 2020-2021, the DSWM is in compliance with this standard, meaning that
there is adequate disposal capacity to meet projected growth in demand, and the application is 
not anticipated to have a negative impact on disposal service.

Application Impacts 
The property is currently occupied by a 13,836 square foot house of worship/religious facility 
and the application requests redesignation of the site from “Low Density Residential” to
“Medium Density Residential.” The applicant seeks to develop the property with between 176
and 236 multi-family units. Adoption of this amendment will likely result in development as a
multi-family establishment as defined in Chapter 15 of the Code of Miami Dade County. The 
DSWM does not actively compete for commercial or multi-family waste collection service at this 
time. Waste collection and recycling services would, therefore, most likely be provided by a 
private hauler. The DSWM has no objection to the proposed change.

Parks

The Miami-Dade County Parks, Recreation and Open Space (PROS) 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 from the County Line to SW 8 Street.

Level of Service Standard
CDMP Policy ROS-2A establishes the adopted minimum Level of Service (LOS) standard for 
the provision of recreation open space in the Miami-Dade County. This CDMP policy requires 
the County to provide a minimum of 2.75 acres of local recreation open space per 1,000 
permanent residents in the unincorporated areas of the County and a County-provided, or an 
annexed or incorporated, local recreation open space of five acres or larger within a three-mile 
distance from residential development. The acreage/population measure of the LOS standard is
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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 244.12 acres of parkland, when measured by the 
County’s concurrency LOS standard of 2.75 acres of local recreation open space per 1,000 
permanent residents.

The “County Local Parks” table below lists the parks within a 3-mile radius of the application 
site; Oak Grove Park is the only park larger than the required minimum provision of five (5) 
acres of local recreational open space.

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

Park Name Acreage Classification
Sierra Park 1.95 Neighborhood Park
Biscayne Gardens Park 3.53 Neighborhood Park
Jeb Estates Park 1.61 Mini-Park
Gratigny Plateau Park 0.97 Mini-Park
North Shorecrest Park 0.29 Mini-Park
Oak Grove Park 21.85 Community Park

Source: Miami-Dade County Parks, Recreation and Open Space Department, June 2021.

Application Impacts
The existing “Low Density Residential” designation would generate a maximum of 42 single-
family detached residential units and an anticipated population of 141, or a maximum of 61
single-family attached residential units and an anticipated population of 205. The concurrency
analysis for this scenario results in an impact of 0.39 acres and 0.56 acres respectively, based 
on the minimum Level of Service standard for the provision of local recreational open space in 
the Recreational and Open Space Element.

The proposed “Medium Density Residential” designation would generate a maximum of 176
multi-family residential units and an anticipated population of 276. The proposed project with the 
workforce housing density bonus would be limited to a maximum of 236 multi-family residential 
units, as restricted by the proffered covenant, and an anticipated population of 371. The 
concurrency analysis for these scenarios results in impacts of 0.76 acres and 1.02 acres 
respectively, based on the minimum Level of Service standard for the provision of local 
recreational open space in the Recreational and Open Space Element.

Recommendation: 
PROS recommend that the proposed development provide neighborhood access, in the form of 
non-motorized, pedestrian connections to in connection with the proposed Memorial Trail, the 
proposed Gold Coast Trail, and Objective ROS-8. PROS recommends the applicant include 
private recreation open space within the development. PROS also recommends adding shade 
trees along walking paths and private and public sidewalks to provide a more shaded and 
walkable area per our Great Streets Vision laid out in the Miami-Dade County Open Spaces
Master Plan (OSMP). PROS also highly encourages that the applicant include bicycle racks for 
all development users in highly visible areas to promote non-motorized connectivity.

Based on the findings, PROS has no objections to this application.
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Fire and Rescue Service

The fire station currently serving the Property is Miami-Dade Fire Rescue (MDFR) Station No. 
32 (Uleta) located at 358 NE 168 Street. The station is equipped with a Rescue and Engine 
totaling seven (7) firefighter/paramedics, 24 hours a day, seven days a week. The average 
travel time to incidents in the vicinity of the application site is estimated at approximately 5:45
minutes. Performance objectives of national industry standards require the assembly of 15-17 
firefighters on-scene within 8 minutes at 90% of all incidents. Presently, travel time to incidents 
in the vicinity of the application site complies with the performance objective of national industry 
standards.

The MDFR Department has determined that the current CDMP designation (Low Density 
Residential) would allow development that could generate 18 annual alarms. The proposed
CDMP designation (Medium Density Residential), and in accordance with the proffered 
Declaration of Restrictions limiting development to a total of 236 residential units, would allow a 
proposed development that could generate 70 annual alarms. The 70 annual alarms will result 
in a moderate impact to existing fire rescue service. Presently, fire and rescue services in the 
vicinity of the subject property is adequate.

Based on the current call volume for Station No. 32 along with other stations within proximity of
the Property, all stations combined can mitigate the additional number of alarms. Additional 
stations include Station No. 19 (North Miami East) located at 650 NW 131 Street and Station 
No. 38 (Golden Glades) located at 575 NW 199 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. The required fire flow for the proposed CDMP 
designation “Medium Density Residential” shall be 1,500 gallons per minute (GPM). Fire 
hydrants shall be spaced a minimum of 300’ from each other and shall deliver not less than 500 
GPM. Presently, there are no fire flow deficiencies in the vicinity of the application. The Miami-
Dade Fire Rescue Department has no objection to Application No. CDMP20210004.

Police

Current data of police staffing, population, and crimes/calls for service by the Miami-Dade Police
Department (MDPD) was examined to project possible increase in calls for service. The MDPD 
determined that existing staffing should accommodate any slight increase in the volume of calls 
for service, and that should demand for police services increase beyond current levels, 
additional sworn personnel, support staff, and equipment may be required. The MDPD will
further review and comment on development of the site during the permitting process. The 
MDPD encourages the applicant to: utilize licensed and insured uniform security personnel to
patrol the property once the development is completed and operational; install and maintain 
video surveillance cameras throughout the property with electronic archiving capabilities of at
least 30 days. 

Public Schools

Level of Service Standard
The adopted Level of Service (LOS) standard for all public schools in Miami-Dade County is 
100% utilization of Florida Inventory of School Houses (FISH) capacity with relocatable 
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classrooms (CDMP Policy EDU-2A).  This LOS standard, except for magnet schools, shall be 
applicable in each public school concurrency service area (CSA), defined as the public school 
attendance boundary established by Miami-Dade County Public Schools.

A planning level review, which is considered a preliminary school concurrency analysis, was 
conducted on this application based on the adopted LOS standard for public schools, the 
Interlocal Agreement (ILA) for Public Facility Planning between Miami-Dade County and Miami-
Dade County Public Schools, and current available capacity and school attendance boundaries. 
If capacity is not available at the school of impact, the developments impact can be shifted to 
one or more contiguous CSA that have available capacity, located either in whole in part within 
the same Geographic Area, as defined in CDMP Policy EDU-2C.

Section 7.5 of the ILA provides for “Public Schools Planning Level Review” (Schools Planning 
Level Review), of CDMP amendments containing residential units.  This type of review does not 
constitute a public school concurrency review and, therefore, no concurrency reservation is 
required. Section 7.5 further states that “…this section shall not be construed to obligate the 
County to deny or approve (or to preclude the County from approving or denying) an 
application.”  

Application Impact
This application was filed with a concurrent zoning application No. Z2021000083 and with the 
applicant’s proffered covenant limiting the residential development on the application site to 236 
multi-family residential units. This application, if approved, may increase the student population 
of the schools serving the application site by an additional 35 students. This number includes a 
reduction of 30.55% to account for charter and magnet schools (schools of choice). Of the 35 
students, 17 are expected to attend elementary schools, 8 are expected to attend middle
schools and 10 are expected to attend senior high schools. The students will be assigned to
those schools identified in the “Concurrency Service Area (CSA) Schools” table below. At this 
time, the schools have sufficient capacity available to serve the application.

Concurrency Service Area (CSA) Schools

Facility Name Net Available
Capacity

Seats
Required

Seats
Taken

LOS
Met Source Type

Biscayne Gardens 
Elementary

293 17 17 YES Current CSA

Thomas Jefferson 
Middle

200 8 8 YES Current CSA

North Miami Senior 656 10 10 YES Current CSA
Source: Miami-Dade County Public Schools, May 2021

Miami-Dade County Department of Regulatory and Economic Resources, June 2021.
Note:     CSA means Concurrency Service Area

Section 9 of the ILA discusses implementation of school concurrency, indicating the test for 
school concurrency is at the time of a final subdivision, site plan or functional equivalent, not at 
the time of CDMP amendment application for land use.  Miami-Dade County Public Schools is 
required to maintain the adopted LOS standard throughout the five-year planning period. In the 
event that there is not sufficient capacity at the time of final subdivision, site plan or functional 
equivalent, the ILA and the Educational Element of the CDMP describe a proportionate share 
mitigation process.
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Aviation

Miami-Dade County Aviation Department (MDAD) does not object to the proposed CDMP 
amendment provided that all uses comply with federal, state and local aviation regulations, 
including Chapter 33 of the Code of Miami-Dade County as it pertains to airport zoning. A
MDAD-issued Airspace/Land Use Letter of Determination is required for any permanent 
structure reaching or exceeding 179’ Above Ground Level (AGL), and a MDAD-issued 
Permissible Crane Height Determination is required for any construction crane reaching or 
exceeding 179’ AGL, MDAD advises that in accordance with the Code of Federal Regulation 
(CFR) Title 14 Part 77, the Federal Aviation administration (FAA) must study and issue 
determinations for any temporary and/or permanent structure on this property reaching or 
exceeding 179’ AGL. If this is the case, the applicant must e-file FAA Form 7460-1, available on 
the FAA’s website at: https://oceaa.faa.gov. MDAD advises that more airport resources, 
including an airport zoning checklist, are available on MDAD’s webpage, accessible at: 
http://www.miami-airport.com/planning_forms_maps.asp

Roadways

The application site is a ±7.05-acre property located on the southeast corner of NW 159 Street, 
and NW 6 Avenue in unincorporated Miami-Dade County. The subject application site is inside 
the County’s Urban Infill Area (UIA), the County’s designated Transportation Concurrency 
Exception Area (TCEA). The Concurrency Management Program in the Capital Improvement
Element (CIE) of the CDMP states that “A proposed development located within the Urban Infill 
Area will not be denied a concurrency approval for transportation facilities provided that the 
development is otherwise consistent with the adopted Comprehensive Development Master 
Plan…” (CIE page IX-17). There would be multiple accesses to the application site from NW 
159 Street in the north, NW 6 Avenue in the west, and NW 157 Street in the south. The major
roadways that would cater to the mobility needs of this project are shown below:

1. Florida’s Turnpike north of Golden Glades to Miami Gardens Drive is a six-lane 
expressway with a posted speed limit of 65 mph. 

2. I-95 from NW 151 Street to NW 173 Street is a ten-lane expressway of which eight are 
general purpose lanes and two are express lanes, it’s posted speed limit is 55 mph.

3. SR 826/Palmetto Expressway from NW 10 Avenue to Florida’s Turnpike is an eight-lane 
expressway with a posted speed limit of 55 mph.

4. NW 2 Avenue from NW 159 Street to NW 169 Street is a two-lane undivided roadway 
with posted speed limit of 35 mph. It has interchanges with I-95 and Palmetto 
Expressway. 

5. NW 6 Avenue from NW 151 Street to NW 161 Street is a two-lane undivided roadway 
with posted speed limit of 40 mph. 

6. Miami Avenue from Memorial Highway to North 167 Street is a two-lane divided roadway 
with posted speed limit of 30 mph. It has a bridge across Biscayne Canal thereby 
providing mobility connections to the south.

7. NE 2 Avenue from NE 167 Street to NE 151 Street is a two-lane undivided roadway with 
posted speed limit of 30 mph.

8. North 167 Street which is the eastern extension of Palmetto Expressway, from NW 2 
Avenue to NE 6 Avenue is a six-lane divided roadway with posted speed limit of 35 mph. 
It has interchanges with I-95 and SR 826/Palmetto Expressway. 

9. North 162 Street from NW 2 Avenue to NE 5 Avenue is a two-lane divided roadway with 
posted speed limit of 30 mph.

10. North 159 Street from NW 2 Avenue to NE 6 Avenue is a two-lane undivided roadway 
with posted speed limit of 35 mph.
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11. Memorial Highway, which is an extension of NW 2 Avenue, from North Miami Avenue to 
NE 142 Street is a two-lane undivided roadway with posted speed limit of 30 mph.

The project site is located near three major expressways, Florida Turnpike, Interstate 95, and
SR 826 which would provide connectivity to other regions within the County and outside the
County.

Traffic conditions are evaluated by the level of service (LOS), which is represented by one of the 
letters “A” through “F”, with A generally representing the most favorable driving conditions and F 
representing the least favorable.

Existing Traffic Conditions
Existing traffic conditions on major roadways adjacent to and in the vicinity of the application 
site, which are currently monitored by the State (Year 2019) and the County (Year 20191), are 
operating at acceptable levels of service. See “Traffic Impact Analysis on Roadways Serving the 
Amendment Site” table below.1

Trip Generation
The maximum development potential scenarios under each the existing and requested CDMP
Land Use Plan designations were analyzed for traffic impacts. Under the current CDMP land 
use designation of “Low Density Residential” (2.5 - 6 du/ac) the application site is assumed to
be developed with 42 single-family detached units. Under the requested CDMP land use 
designation of “Medium Density Residential” (13 - 25 du/ac) the application site could be
developed with 176 multi-family units or up to 254 multi-family units with the workforce housing 
density bonus, but the applicant has submitted a covenant to restrict the development potential 
to 236 multi-family units. The potential development of 42 single-family detached units under the 
current CDMP land use is expected to generate approximately 44 PM peak hour trips and under 
the requested CDMP land use designation the covenant restricted development potential of 236
multi-family units is expected to generate approximately 127 PM peak hour trips or 
approximately 83 more PM peak hour trips than the current CDMP designation. See “Estimated 
PM Peak Hour Trip Generation” table below.

Estimated PM Peak Hour Trip Generation
By Current and Requested CDMP Land Use Designations

Application
CDMP20210004

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

Land Use

Maximum
Development

Potential

Total Trips 
Generated

“Low Density Residential (2.5 -
6 du/ac)”

42 Single-Family
Detached Units1

44

“Medium Density 
Residential (13 - 25

du/ac)”

236 Multi-Family
Units2 

127 +83

Source:  Institute of Transportation Engineers, Trip Generation, 10th Edition, 2017; Miami-Dade County Department of Regulatory 
and Economic Resources.

Notes: 1 – ITE Land Use Code used for Single Family is 210.
      2 – ITE Land Use Code used for Multifamily is 220.

1 The 2020 counts were not used due to skewing of data because of COVID.
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Short Term Traffic Evaluation (Concurrency)
An evaluation of peak-period traffic concurrency conditions as of June 2021, which considers 
reserved trips from approved development not yet constructed, programmed roadway capacity
improvements listed in the first three years of the County’s adopted 2021 Transportation 

Improvement Program (TIP), and the PM peak hour trips estimated to be generated by the 
development scenarios assumed to be developed under the requested CDMP LUP map
designation, 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.  Also, the subject application site is inside the County’s Urban Infill
Area (UIA), the County’s designated Transportation Concurrency Exception Area (TCEA),
hence it is exempt from traffic concurrency. The “Traffic Impact Analysis of Roadways Serving 
the Amendment Site Under the Requested CDMP Designation” table below shows that all 
roadways analyzed are projected to operate at acceptable levels of service.  
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Application Impact
The maximum development potential scenarios under each the existing and requested CDMP 
Land Use Plan designations were analyzed for traffic impacts. Under the current CDMP land 
use designation of “Low Density Residential” the application site can be developed with 42
single-family detached units and under the requested CDMP land use designation of “Medium
Density Residential” the application site can be developed with 254 multi-family units, but the 
applicant has submitted a covenant to restrict the development potential to 236 multi-family 
units. The existing development potential of 42 single-family detached units is expected to 
generate approximately 44 PM peak hour trips and the proposed development potential of 236
multi-family units is expected to generate approximately 127 PM peak hour trips or 
approximately 83 more PM peak hour trips than the current development potential allowed in 
the CDMP.  

The concurrency analysis 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.  Also, the subject application site is inside 
the County’s Urban Infill Area (UIA), the County’s designated Transportation Concurrency 
Exception Area (TCEA), hence it is exempt from traffic concurrency.

Other Roadway Improvements

1. Golden Glades Interchange, an important entry point into Miami-Dade County is up for 
major ramp improvements and reconstruction in 2021. The project area consists of five 
major facilities including I-95 Expressway, Florida’s Turnpike, Palmetto Expressway, 
State Road 9 and US 441/NW 7 Avenue. The total capital cost for this project is 
approximately $1 billion.

2. Bridge Replacement on Miami Avenue north of NW 143 Street. The design is complete.
The total capital cost of this project is about $5 million.

Applicant’s Traffic Study
The applicant’s transportation consultant, Kimley Horn and Associates, Inc., prepared the
CDMP Amendment Traffic Impact Analysis, the final version is dated June 18, 2021. A copy of 
the Traffic Study’s Executive Summary is included in Appendix G: Traffic Impact Study,
Executive Summary on Appendices page 51. The complete traffic study is available online at 
the Department’s website at https://energov.miamidade.gov/. The Traffic Study analyzes the
existing, short-term, and long-term traffic impacts that the proposed project will have on the 
roadways adjacent to and in the vicinity of the application site. The property is currently 
occupied by a 13,836 sq. ft. church.

The trip generation analysis for the existing and proposed land use is shown in Table 1 of the 
traffic study. The trip generation for the existing development potential of 42 single family units
would be 38 PM peak hour trips. The trip generation for the proposed maximum development
potential of 254 multifamily units would be 94 PM peak hour trips. The trip generation for the 
proposed covenant restricted development potential of 236 multifamily units would be 87 PM
peak hour trips or approximately 49 more PM peak hour trips than the current CDMP 
designation. The traffic analysis has assumed a reduction of 13.4% for alternative modes such 
as transit, walking, and biking based on the US Census data, which is acceptable. See 
applicant’s Table 1 below for trip generation analysis.
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The site is located on Traffic Analysis Zone (TAZ) 175, the cardinal trip distribution for this TAZ 
was obtained from the MPO’s 2045 Cost Feasible Plan. The Miami-Dade TPO publishes trip 
distribution data for the years 2015 and 2045 for each TAZ within Miami-Dade County. The data 
used for trip distribution is the 2045 cardinal distribution. Using the cardinal distribution, the
project traffic was distributed on the surrounding roadway network. See the applicant’s Table 2
below for trip distribution analysis. 
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The applicant’s traffic study also included a 2045 Long Term analysis to determine the future 
long-term traffic impacts on the surrounding roadways. The 2045 traffic volumes were obtained 
from the Southeast Florida Regional Planning Model (SERPM8) and the project trips were 
added to the model volumes to determine the impact on the surrounding roadway segments.
Ten surrounding roadway segments impacted by this project traffic were analyzed to identify if 
these roadways had sufficient capacity to handle the additional traffic impacts. The long-term
analysis determined that two roadway segments are projected to operate below the County’s 
adopted level of service standards. 

1. I-95 south of NW 151 Street would operate at LOS ‘F’ but the adopted LOS is ‘E+50%’.
2. SR-826 east of North Miami Avenue would operate at LOS ‘F’ but the adopted LOS is 

‘E+20%’.

Both the roadway segments are projected to operate at LOS ‘F’ in 2045 even without impacts 
from this project. Also, the traffic impact from this project on both the roadway segments are 
insignificant as the percentage project traffic impact is only around 0.2% which is less than the 
allowable de-minimis impact of five percent. See the applicant’s Table 7 below for the 2045
Long Term analysis.

In summary the applicant’s traffic study assessed the impacts of the proposed CDMP 
amendment on the roadway segments surrounding the application site. The traffic analysis was 
prepared to identify existing, short-term concurrency (year 2023) and long-term (year 2045)
traffic impacts on the surrounding roadways. The results indicate that the impacted roadway 
segments are expected to operate at adopted levels of service or better for existing and for 
short-term traffic conditions. Two roadway segments, one on I-95 and the other on SR-826 are
projected to operate below the County’s adopted level of service standards for long term traffic 
conditions, but the project traffic impact would be insignificant on these roadways. Hence, staff 
find this project to be consistent with the traffic requirements of the CDMP and is in agreement 
with the findings of the applicant’s traffic analysis report.

37



Pa
ge

33

20
21

 O
ut

-o
f-C

yc
le

C
D

M
P2

02
10

00
4

38



Page 34

2021 Out-of-Cycle CDMP20210004

Transit

Existing Service
The application site is directly adjacent to a bus stop located on NW 6th Avenue and ±158 feet 
south of NW 159 Street that is served by Metrobus 105 and served by Metrobus Route 2 at a 
bus stop located approximately 0.6 miles (11-minute walk) along North Miami Avenue at NW 
158th Street. In addition, Metrobus Routes 22 and 246 serves the general area with bus stops
located approximately 0.95 miles away (20-minute walk) along NW 167th Street and ±127 feet 
east of NW 1st Avenue. The application area is also generally served by Metrobus Routes 77, 
95, 155, and 277 at the Golden Glades Multimodal Transportation Facility (GGMTF), located 
±0.23 linear miles away west of I-95 and ±1.2 miles via transit Route 105, and provides access 
to several Metrobus routes. The service frequency of these routes is shown in the “Metrobus 
Route Service Summary” table below.

Metrobus Route Service Summary

Route
Service Headways (in minutes) Type of 

ServicePeak
(AM/PM)

Off-Peak 
(middays)

Evenings 
(after 8 pm) Saturday Sunday

2 60 60 50 n/a n/a L/F
22 30 60 60 60 60 L/F
77 8 20 30 20 30 L/F

95 (Express 
Downtown) 5 n/a n/a n/a n/a E/F

105 (Route E) 30 45 30 60 60 L
155 (Biscayne 

Gardens 
Circulator)

30 30 n/a n/a n/a L

246 (Night 
Owl) n/a n/a 60 60 L/F

277 (NW 7
Avenue MAX) 24 n/a n/a n/a n/a E/F

Source: 2020 Transit Development Plan, Miami-Dade County Transportation and Public Works, Miami-Dade Transit
Division, (Dec. 2018 Line Up), June 2021.

Notes: L means Metrobus Local route service; F means Metrobus feeder service to Metrorail 
While the service above is in place, the operation of the system at the time of the review is scaled back to meet the 
current demands, due to COVID-19 pandemic.

The general application area is also served by several routes operated by Broward County 
Transit (BCT), and by the Golden Glades Tri-Rail station located ±1.4 miles away and west of 
SR 9 (±28-minute walk through the existing pedestrian network via NW 151 Street). 

Recent Service Improvements
According to the 2020 Transit Development Plan (TDP), Route 95 experienced a change in 
morning schedule with the 8:58 A.M. SB trip changed to 9:03 A.M. to make better connection 
with Broward County Transit.

Future Transportation/Transit Needs and Planned Improvements
The TDP identifies one unfunded Transit Operations project, the Beach Express North Bus 
Express Rapid Transit (BERT). This project is part of the SMART Plan. The proposed Express 
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bus service will extend from the GGMTF to the Earlington Heights Metrorail Station, the future 
Mount Sinai Transit Terminal, and the Miami Beach Convention Center. According to the TDP,
there are two funded capital projects:

The first project, the GGMTF, will consolidate existing bus transit services into a single 
facility adjacent to the Tri-Rail Station. Construction has begun and when completed, it 
will include a 5-story parking garage with 2,150 parking spaces, a 4,500 square foot 
transit hub, 10,450 square foot retail space, bicycle parking and lockers. Technological 
components for the GGMTF include features such as wi-fi, security access control 
system, CCTV real time signage, and ticket vending machines. The GGMTF is expected 
to be completed in Summer 2022 with the IT component to follow completion shortly 
thereafter. 

The second project is the Sunshine State Industrial Park Kiss-and-Ride / Transit 
Terminal Facility and Connector, which is approximately two miles away on the west 
side of GGMTF. DTPW, in coordination with the city of Miami Gardens and FDOT, 
proposed construction of a kiss-and-ride / transit terminal facility on the west side of the 
South Florida Rail Corridor (SFRC) just north of the Golden Glades Tri-Rail Station, with 
a connection via a fully covered and illuminated pedestrian/bicycle overpass over the 
CSX railway tracks. Metrobus as well as City of Miami Gardens trolleys would serve 
facility.

Long-Term Vision: Major Transit Projects
No major transit projects are being planned in the immediate vicinity of the subject site.

Application Impacts 
A preliminary analysis performed in the Traffic Analysis Zone (TAZ) 175 where the subject 
application is located, indicates that if the application is approved, the expected incremental 
transit impacts generated by the requested land use amendment are minimal and can be 
handled by the existing transit service in the area.

DTPW Comments/Recommendations

The Miami-Dade Transit Division, Department of Transportation and Public Works (DTPW) 
encourages the developer to support and enhance pedestrian and bicyclist connections to the 
bus stops; and to incorporate pedestrian accessibility into residential neighborhood design to 
enable safe pedestrian access to neighboring properties, adjacent transit stops, and planned 
future rapid transit stations. Upon DTPW’s review for mass transit concurrency, the application 
is found to meet the adopted mass transit level-of-service standard contained in CDMP Policy 
MT-1A. Therefore, DTPW has no objections to this application, but recommends that given the
affordable housing aspects of the application, and the proximity of this area to the GGMTF, the 
applicant should coordinate with DTPW, as the application advances, to adequately address 
infrastructure needs for transit-on-demand services.
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Consistency Review with CDMP Goals, Objectives, Policies, Concepts and Guidelines

The proposed application would 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-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-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-7F. Residential development around rail rapid transit stations should have a minimum 
density of 15 dwelling units per acre (15 du/ac) within 1/4 mile walking distance from 
the stations and 20 du/ac or higher within 700 feet of the station, and a minimum of 
10 du/ac between 1/4 and 1/2 mile walking distance from the station. Business and 
office development intensities around rail stations should produce at least 75 
employees per acre within 1/4 mile walking distance from the station, 100 employees 
per acre within 700 feet, and minimum of 50 employees per acre between 1/4 and
1/2 mile walking distance from the station. Where existing and planned urban 
services and facilities are adequate to accommodate this development as indicated 
by the minimum level-of-service standards and other policies adopted in this Plan, 
and where permitted by applicable federal and State laws and regulations, these 
densities and intensities shall be required in all subsequent development approvals. 

LU-7I. Miami-Dade County will continue to review development incentives to encourage 
higher density, mixed use and transit-oriented development at or near existing and 
future transit stations and corridors, and continue to update its land development 
regulations to remove impediments and promote transit-oriented development.

LU-8A. Miami-Dade County shall strive to accommodate residential development in 
suitable locations and densities which reflect such factors as recent trends in 
location and design of residential units; a variety of affordable housing options; 
projected availability of service and infrastructure capacity; proximity and 
accessibility to employment, commercial, cultural, community, and senior centers;
character of existing adjacent or surrounding neighborhoods; avoidance of natural 
resource degradation; maintenance of quality of life and creation of amenities. 
Density patterns should reflect the Guidelines for Urban Form contained in this 
Element.
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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, if 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.

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 its public facilities and infrastructure
planning efforts to minimize and reduce deficiencies and establish the service 
capacities needed to support such development.

MT-2 Coordinate the provision of efficient transit service and facilities with the location and 
intensity of designated future land use patterns as identified on the Land Use Plan 
Map, and the goal, objectives and policies of the Land Use Element.

MT-5D. The County shall promote increased affordable housing development opportunities 
within proximity to areas served by mass transit.

HO-6 Increase affordable housing opportunities for extremely low, very low, low, moderate-
income households, including workforce housing options, within reasonable proximity 
to places of employment, mass transit and necessary public services in existing 
urbanized areas.

HO-3I Encourage the development of residential housing units through infill and expansion 
of redevelopment opportunities in urbanized areas with existing infrastructure.

HO-8A. Ensure that growth management, housing design, and development alternatives 
form an integral part of a community of functional neighborhoods and town centers 
that promote community identity, and enhance the overall quality of life.

CIE-3. CDMP land use decisions will be made in the context of available fiscal resources
such that scheduling and providing capital facilities for new development will not 
degrade adopted service levels.
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CHD-2B. Encourage well-designed infill and redevelopment to reduce vehicle miles traveled, 
improve air quality, and support an outdoor environment that is suitable for safe 

 physical activity.
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Fiscal Impacts
On Infrastructure and Services

On October 23, 2001, the Board of County Commissioners adopted Ordinance No. 01-163 requiring 
the review procedures for amendments to the Comprehensive Development Master Plan (CDMP) 
to include a written evaluation of fiscal impacts for any proposed land use change. The following is 
a fiscal evaluation of Application No. CDMP20210004 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

The adopted level of service standard (LOS) for the County 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 
waste haulers, and anticipated uncommitted waste flows, for a period of five (5) years. As of FY 
2020-21, the DSWM is in compliance with this standard, meaning that there is adequate disposal 
capacity to meet projected growth in demand, inclusive of the applications reviewed here, which 
are not anticipated to have a negative impact on disposal service.

Fiscal Impact for Provision of Solid Waste Services - Concurrency
Since the DSWM assesses capacity on a system-wide basis, it is not practical or necessary to make 
determinations concerning the adequacy of solid waste disposal capacity on a case-by- case basis. 
Instead, the DSWM issues a periodic assessment of the County’s status in terms of ‘concurrency,’ 
the ability to maintain the adopted LOS system-wide.

Fiscal Impact – Waste Disposal Capacity and Service
The cost of providing disposal capacity for WCSA customers, municipalities and private haulers is 
paid for by System users. In FY 2020-21, the DSWM charges a contract disposal rate of $63.57 per 
ton while the non-contract disposal rate is $93.11 per ton.

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, remediation 
and long-term care are funded by a portion charged to all customers of the County’s Water and 
Sewer Department.

111



Appendices Page 68 

2021 Out-of-Cycle Application No. CDMP20210004 

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 
application site is within the City of North Miami Beach’s water service area and within WASD’s and 
the City of North Miami’s sewer service area. The sewer connection charge was calculated at a rate 
of $5.60 per gallon per day, and the sewer Annual Operations and Maintenance (O&M) cost was 
based on $2.5134 per 1,000 gallons. 

The applicant requests to redesignate the ±8.14/±7.05 gross/net acres application site from “Low 
Density Residential” to “Medium Density Residential” that would allow the application site to be 
developed with a maximum of 176 multifamily residential units OR with a maximum of 236
multifamily residential units. The applicant proposes to develop the site using the workforce housing 
provisions of the CDMP for which has proffered a declaration of restrictions limiting the maximum 
number of multifamily residential units to 236, where up to 254 multifamily units would otherwise be 
allowed. Since the application site is located within the City of North Miami Beach’s water service 
area, the water service line and meter connection fees would be handled by the City. If the site is 
developed with 176 multifamily residential units, the sewer connection charges is estimated at 
$133,056, and the annual operating and maintenance costs would total $21,797. If the site is 
developed with 236 multifamily residential units, the sewer connection charges is estimated at 
$178,416, and the annual operating and maintenance costs would total $29,228.

The estimated cost of installing the 1450 linear feet of 8-inch gravity sewer force main and total 
potential cost for connecting the proposed development to the regional water and sewer system 
including an engineering fee of 13% is estimated at $495,900. 

It should be noted that the applicant has requested a sewer service area release from WASD to the 
City of North Miami.  The City of North Miami has sewer infrastructure within approximately 450 feet 
of the subject site and has indicated that sewer is available for connection.  WASD is currently 
reviewing said request for a potential release of the sewer service area.  

Drainage and Flood Protection

The Miami-Dade County Division of Environmental and Resources Management (DERM) is 
responsible for the enforcement of current stormwater management and disposal regulations. 
These regulations require that all new development provide full on-site retention of the stormwater 
runoff generated by the development. The drainage systems serving new developments are not 
allowed to impact existing or proposed public stormwater disposal systems, or to impact adjacent 
properties. The County is not responsible for providing flood protection to private properties, 
although it is the County's responsibility to ensure and verify that said protection has been 
incorporated in the plans for each proposed development. The above noted determinations are 
predicated upon the provisions of Chapter 46, Section 4611.1 of the South Florida Building Code; 
Section 24-58.3(G) of the Code of Miami-Dade County, Florida; Chapter 40E-40 Florida 
Administrative Code, Basis of Review South Florida Water Management District (SFWMD); and 
Section D4 Part 2 of the Public Works Manual of Miami-Dade County. All these legal provisions 
emphasize the requirement for full on-site retention of stormwater as a post development condition 
for all proposed commercial, industrial, and residential subdivisions. 
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Additionally, DERM staff notes that new development, within the urbanized area of the County, is 
assessed a stormwater utility fee.  This fee commensurate with the percentage of impervious area 
of each parcel of land, and is assessed pursuant to the requirements of Section 24-61, Article IV, 
of the Code of Miami-Dade County. Finally, according to the same Code Section, the proceedings 
may only be utilized for the maintenance and improvement of public storm drainage systems. 

Based upon the above noted considerations, it is the opinion of DERM that Ordinance No. 01-163
will not change, reverse, or affect these factual requirements.

Public Schools

This application was filed with a concurrent zoning application No. Z2021000083 and with the 
applicant’s proffered covenant limiting the residential development on the application site to 236 
multi-family residential units. The Planning Level review for the requested CDMP land use 
designation of “Medium Density Residential” for this residential scenario (utilizing the student 
generation multipliers) results in an impact of 35 (thirty-five) students. Applicable schools have 
available capacity at this time; however, final determination of capacity will be made at the time of 
the final plat, site plan or functional equivalent. In accordance with Miami-Dade County’s Interlocal 
Agreement for Public Schools Facilities (ILA), the application complies with level of service 
standards at this time. 

The average cost for K-12 grade students amounts to $9,337 per student. Of the 35 students, 17
will attend elementary schools, 8 will attend middle schools students and 10 will attend senior high 
schools. The total annual operating cost for additional students residing in this development, if 
approved, would total $326,795.

Fire Rescue 

The current “Low Density Residential” designation would allow a residential development that could 
generate 18 annual alarms. The requested CDMP designation of “Medium Density Residential” with 
acceptance of the proffered declaration of restrictions limiting the residential development to 236 
multifamily units could generate 70 annual alarms. The 70 annual alarms will result in a moderate 
impact to existing fire rescue service. Presently, fire and rescue services in the vicinity of the subject 
property is adequate. Based on the current call volume for Station No. 32 along with other stations 
within proximity of the Property, all stations combined can mitigate the additional number of alarms. 
Additional stations include Station No. 19 (North Miami East) located at 650 NW 131 Street and 
Station No. 38 (Golden Glades) located at 575 NW 199 Street.

113



Appendices Page 70 

2021 Out-of-Cycle Application No. CDMP20210004 

THIS PAGE INTENTIONALLY LEFT BLANK

114



Appendices Page 71 

2021 Out-of-Cycle Application No. CDMP20210004 

  APPENDIX J
Letter from City of North Miami Regarding Water Availability (July 14, 2021)
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APPENDIX K 
Miami-Dade Water and Sewer Department - Sewer Release Letter

(June 9, 2021)
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APPENDIX L
 

Water and Sewer Availability: City of North Miami (March 24, 2021) 
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APPENDIX M
Photos of Site and Surroundings
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Application site, viewed from the south on NW 157 Street 

Western boundary of the application site, viewed from the north on NW 159 Street

129



Appendices Page 86 

2021 Out-of-Cycle Application No. CDMP20210004 

Southern boundary of the application site, viewed from NW 6 Avenue

Eastern boundary of the application site, viewed from the north on NW 159 Street
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Minutes of the Planning Advisory Board public hearing held July 26, 2021. A-15 
Revised Declaration of Restrictions, submitted on August 31, 2021 A-21 
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This instrument was prepared by:
Name:             Tracy R. Slavens, Esq.
Address: Holland & Knight LLP 
   701 Brickell Avenue, Suite 3300 
   Miami, Florida  33131 

  (Space reserved for Clerk)
_____________________________________________________________________________________

DECLARATION OF RESTRICTIONS

WHEREAS, the undersigned Evangel Church International Inc. (hereinafter referred to as the 
“Owner”) holds the fee simple title to the land in Miami-Dade County, Florida, described in Exhibit "A," 
attached hereto, and hereinafter called the "Property", which is supported by the Opinion of Title; and 

WHEREAS,  the  Owner  has  applied  for  an  amendment to  the  Miami-Dade  County
Comprehensive Development Master Plan (the “CDMP”) as an out-of-cycle 2021 CDMP amendment, and 
said amendment is identified as Application No. 20210004  (the “Application”); and

WHEREAS, the Application seeks to re-designate the Property from “Low Density” to “Medium 
Density Residential” on the CDMP adopted Land Use Plan (“LUP”) map.

NOW, THEREFORE, in order to assure the Miami-Dade County that the representations made by 
the owner during consideration of the Application will be abided by, the Owner freely, voluntarily and 
without duress makes the following Declaration of Restrictions covering and running with the Property: 

(1) Workforce Housing. Ten percent (10%) of the dwelling units on the Property shall be set aside 
for workforce housing in accordance with the CDMP and Section 33-193.7.1 of the Miami-Dade County 
Code of Ordinances. 

(2) Maximum Density. The maximum number of residential units on the Property shall be two 
hundred thirty-six (236), including the workforce housing density bonus in accordance with the CDMP and 
Section 33-193.7.1 of the Miami-Dade County Code of Ordinances. 

(3) Canal Maintenance.  In an effort to improve the existing canal and canal easements located within 
the east Property line and recorded in Deed Book 2960 at Page 102, Deed Book 2970 at Page 505, and 
Deed Book 2970 at Page 508 of the Public Records of Miami-Dade County, Florida (together, the canal 
and canal easements hereinafter referred to as the “Existing Canal”), the Owner shall apply for a Miami-
Dade County Division of Environmental Resources Management (DERM) Class III permit pursuant to 
Section 24-48.1(1)(c) of the Miami-Dade County Code of Ordinances (the “Permit”) prior to the issuance 
of a certificate of occupancy for the development on the Property for the purpose of debris removal and the 
clearing of plants, shrubs, and/or vegetation from the Existing Canal, as needed and as determined by 
DERM (the “Canal Improvements”). The Owner shall complete or cause the completion of the Canal 
Improvements within two (2) years from the Permit issuance date. Notwithstanding the foregoing, it is 
acknowledged that if DERM completes the necessary maintenance of the Existing Canal, including the 

RECEIVED 8-31-21
Planning Division 
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Canal Improvements, prior to the Owner's commencement of the required work for the Canal 
Improvements, then the Owner shall be relieved of its obligation hereunder. 

(4) Notification of Proximity to Solid Waste Facility. The Owners shall provide to each of their 
prospective lessees within each of their parcels with a written notification, acknowledgment, waiver, and 
release recognizing that the Property is located near the Miami-Dade County Golden Glades Trash and 
Recycling Center (“TRC”) located at 140 NW 160 Street within the lease agreement, which will be in 
substantially the same form as the  following notice (the “Notice”) in every contract for the least of any 
dwelling unit within the Property: 

THE SUBJECT PROPERTY IS LOCATED IN IMMEDIATE PROXIMITY TO THE 
MIAMI-DADE COUNTY GOLDEN GLADES TRASH AND RECYCLING CENTER 
(“TRC”) LOCATED AT 140 NW 160 STREET (THE “FACILITY”), WHICH IS USED 
IN CONNECTION WITH THE COUNTY’S SOLID WASTE MANAGEMENT AND 
DISPOSAL ACTIVITIES AND OPERATES 12 OR MORE HOURS PER DAY, 7 DAYS 
A WEEK. AS A RESULT, OCCUPANTS OF THE PROPERTY MAY BE AFFECTED 
BY ODORS, NOISE OR DUST EMANATING FROM THE TRC AND TRUCK 
TRAFFIC ENTERING AND EXITING THE FACILITY DURING OPERATING 
HOURS.  

THE LESSEE(S) AGREES BY SIGNING THE LEASE THAT HE/SHE/THEY  WILL 
NOT OBJECT TO THE PRESENCE OF THE GOLDEN GLADES TRC OR ITS 
OPERATIONS. THE LESSEE(S) AGREES THAT HE/SHE/THEY WAIVE(S) AND 
SHALL NOT RAISE ANY OBJECTION TO THE CONTINUED OPERATION OF THE 
FACILITY. FURTHER, THE LESSEE(S) WAIVE AND RELEASE MIAMI-DADE 
COUNTY FROM ANY AND ALL LIABILITY FOR ANY PAST, PRESENT OR 
FUTURE CLAIMS, AND THE LESSEE(S) HEREBY AGREE NOT TO FILE ANY 
CLAIM OR ACTION AGAINST MIAMI-DADE COUNTY OR ANY ENTITIES 
RELATED TO THE OPERATION OF THE FACILITY, PERTAINING TO OR 
ARISING OUT OF THE OPERATION OF THE FACILITY. THIS WAIVER AND 
RELEASE INCLUDES, BUT IS NOT LIMITED TO, BOTH NON-CONSTITUTIONAL 
AND CONSTITUTIONAL CLAIMS AND ACTIONS (INCLUDING, BUT NOT 
LIMITED TO, INVERSE CONDEMNATION, TAKINGS, AND NUISANCE), OF ANY 
KIND OR OTHER CONSTITUTIONAL OR NON-CONSTITUTIONAL CLAIMS OF 
ANY KIND OR NATURE WHATSOEVER. IN THE EVENT THAT ANY 
PARAGRAPH OR PORTION OF THIS NOTICE IS DETERMINED BY A COURT OF 
COMPETENT JURISDICTION TO BE INVALID, ILLEGAL OR UNENFORCEABLE, 
IT SHALL AFFECT NO OTHER PROVISION OF THIS NOTICE, AND THE 
REMAINDER OF THIS NOTICE SHALL BE VALID AND ENFORCEABLE.

MISCELLANEOUS

Covenant Running with the Land. This Declaration on the part of the Owner shall constitute a 
covenant running with the land and may be recorded, at Owner's expense, in the public records of Miami-
Dade County, Florida and shall remain in full force and effect and be binding upon the undersigned Owner, 
and their heirs, successors and assigns until such time as the same is modified or released. These restrictions 
during their lifetime shall be for the benefit of, and limitation upon, all present and future owners of the real 
property and for the benefit of Miami-Dade County and the public welfare. The Owner, and their heirs, 
successors and assigns, acknowledge that acceptance of this Declaration does not in any way obligate or 
provide a limitation on the County.
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Term. This Declaration is to run with the land and shall be binding on all parties and all persons 
claiming under it for a period of thirty (30) years from the date this Declaration is recorded after which time 
it shall be extended automatically for successive periods of ten (10) years each, unless an instrument signed 
by the, then, owner(s) of the Property has been recorded agreeing to change the covenant in whole, or in 
part, provided that the Declaration has first been modified or released by Miami-Dade County. 

Modification, Amendment, Release. This Declaration of Restrictions may be modified, amended 
or released as to the Property, or any portion thereof, by a written instrument executed by the then owner(s) 
of the property, including joinders of all mortgagees, provided that the same is also approved by the Board 
of County Commissioners of Miami-Dade County, Florida. Any such modification, amendment or release 
shall be subject to the provisions governing amendments to Comprehensive Plans, as set forth in Chapter 
163, Part II, Florida Statutes or successor legislation that may, from time to time, govern amendments to 
Comprehensive Plans (hereinafter “Chapter 163”). Such modification, amendment or release shall also be 
subject to the provisions governing amendments to the CDMP as set forth in Section 2-116.1 of the Code 
of Miami-Dade County, or successor regulations governing modifications to the CDMP. In the event that 
the property is incorporated within a new municipality or annexed into an existing municipality, and the 
successor municipality amends, modifies, or declines to adopt the provisions of Section 2-116.1 of the 
Miami-Dade County Code, then modifications, amendments or releases of this Declaration shall be subject 
to Chapter 163 and the provisions of such ordinances as may be adopted by such successor municipality 
for the adoption of amendments to its comprehensive plan; or, in the event that the successor municipality 
does not adopt such ordinances, subject to Chapter 163 and by the provisions for the adoption of zoning 
district boundary changes. It is provided, however, that in the event that the successor municipality approves 
a modification or deletion of this Declaration of Restrictions, such modification or deletion shall not be 
effective until approved by the Board of County Commissioners, in accordance with applicable procedures. 
Should this Declaration be so modified, amended, or released, the Director of the Department of Regulatory 
and Economic Resources or the executive officer of a successor department, or, in the absence of such 
Director or executive officer, by his or her assistant in charge of the office in his/her absence, shall execute 
a written instrument effectuating and acknowledging such modification, amendment, or release. 

Enforcement. Enforcement shall be by action against any parties or person violating, or attempting 
to violate, any covenants. The prevailing party in any action or suit pertaining to or arising out of this 
declaration shall be entitled to recover, in addition to costs and disbursements allowed by law, such sum as 
the Court may adjudge to be reasonable for the services of his attorney. This enforcement provision shall 
be in addition to any other remedies available at law, in equity or both.

County Inspections. As further part of this Declaration, it is hereby understood and agreed that 
any official inspector of Miami-Dade County, or its agents duly authorized, may have the privilege at any 
time during normal working hours of entering and inspecting the use of the premises to determine whether 
or not the requirements of the building and zoning regulations and the conditions herein agreed to are being 
complied with. 

Authorization for Miami-Dade County (or successor municipality) to Withhold Permits and 
Inspections. In the event the terms of this Declaration are not being complied with, in addition to any other 
remedies available, the County (or successor municipality) is hereby authorized to withhold any further 
permits, and refuse to make any inspections or grant any approvals, until such time as this declaration is 
complied with.   

Election of Remedies. All rights, remedies and privileges granted herein shall be deemed to be 
cumulative and the exercise of any one or more shall neither be deemed to constitute an election of 
remedies, nor shall it preclude the party exercising the same from exercising such other additional rights, 
remedies or privileges.
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Presumption of Compliance. Where construction has occurred on the Property or any portion 
thereof, pursuant to a lawful permit issued by the County (or successor municipality), and inspections made 
and approval of occupancy given by the County (or successor municipality), then such construction, 
inspection and approval shall create a rebuttable presumption that the buildings or structures thus 
constructed comply with the intent and spirit of this Declaration.

Severability. Invalidation of any one of these covenants, by judgment of Court, shall not affect any 
of the other provisions which shall remain in full force and effect. However, if any material portion is 
invalidated, the County shall be entitled to revoke any approval predicated upon the invalidated portion  

Recordation and Effective Date. This Declaration shall be filed of record in the public records of 
Miami-Dade County, Florida at the cost of the Owner following the approval of the Application by the 
Board of County Commissioners. This Declaration shall become effective immediately upon recordation. 
Notwithstanding the previous sentence, if any appeal is filed, and the disposition of such appeal results in 
the denial of the Application, in its entirety, then this Declaration shall be null and void and of no further 
effect. Upon the disposition of an appeal that results in the denial of the Application, in its entirety, and 
upon written request, the Director of the Department of Regulatory and Economic Resources or the 
executive officer of the successor of said department, or in the absence of such director or executive officer 
by his/her assistant in charge of the office in his/her absence, shall forthwith execute a written instrument, 
in recordable form, acknowledging that this Declaration is null and void and of no further effect.

Acceptance of Declaration. The Owner acknowledges that acceptance of this Declaration does 
not obligate the County in any manner, nor does it entitle the Owner to a favorable recommendation or 
approval of any application, zoning or otherwise, and the Board of County Commissioners retains its full 
power and authority to deny each such application in whole or in part and decline to accept any conveyance.

Owner. The term Owner shall include all heirs, assigns, and successors in interest.

[Execution Pages Follow] 
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Signed, witnessed, executed and acknowledged on this            day of                  , 2021. 

IN WITNESS WHEREOF, (Corporate name) 
has caused these presents to be signed in its name by its proper officials.

Witnesses:

Signature Evangel Church International, Inc.
Address:

Print Name 590 NW 159 Street
Miami, FL 33169

Signature
By  

Print Name (Board Member)

Print Name:   

[*Note: All others require attachment of
original corporate resolution of
authorization]

STATE OF COUNTY OF   

The foregoing instrument was acknowledged before me by means of physical presence [ ] or
online notarization [ ] by the of  Evangel 
International Church, Inc., a Florida not-for-profit corporation, on behalf of the corporation.  
He/She is personally known to me or has produced  , as 
identification.  

Witness my signature and official seal this day of , 2021, in the
County and State aforesaid.

Signature
Notary Public-State of   

Print Name
My Commission Expires:
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EXHIBIT “A”

LEGAL DESCRIPTION

Parcel 1:

Lots 449, 450 and 451, of “Biscayne Gardens Section “B”“, a subdivision according to the map or plat 
thereof, as recorded in Plat Book 40, Page 49, of the Public Records of Miami-Dade County, Florida, less 
the west 15.00 feet of Lot 449 and also less the external portion formed by a 25.00 foot radius curve concave 
to the southeast, tangent to the north line of said Lot 449 and tangent to a line lying 15.00 feet east of and 
parallel to the east line of said Lot 449 for road right-of-way.

Parcel 2:

Lots 454 and 482, less the west 15 feet of said Lot 482 and also less the external portion formed by a 25.00 
foot radius curve concave to the northeast, tangent to the north line of said Lot 482 and tangent to a line 
lying 15.00 feet east of and parallel to the east line of said Lot 482, of “Biscayne Gardens Section “B”“, a 
subdivision according to the map or plat thereof, as recorded in Plat Book 40, Page 49, of the Public Records 
of Miami-Dade County, Florida. 

Parcel 3:

Lots 479, 480, and 481, of “Biscayne Gardens Section “B”“, a subdivision according to the map or plat 
thereof, as recorded in Plat Book 40, Page 49, of the Public Records of Miami-Dade County, Florida.  

A-26

158




