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May 2023 Cycle                                                                        CDMP20230011 
Revised and Replaced November 2023 

APPLICATION SUMMARY 
 
Applicant/Representative:  TMC Naranja 66 Holdings, LLC / Javier L. Vasquez, 

Esq., Berger Singerman LLP  

Location: Between SW 252 Street and SW 256 Street, and 
between SW 142 Avenue and SW 144 Avenue  

Total Acreage: ±21.8 Gross Acres / ±20.0 Net Acres  

Current Land Use Plan Map Designation: “Agriculture”  

Requested Land Use Plan Map 
Designation and other CDMP Changes: 

1. Expand the Urban Development Boundary to 
include the Application Site 

2. Redesignate the application site on the Land Use 
Plan map 
From: “Agriculture”  
To: “Special District”   

3. Revise the CDMP Land Use Element “Special 
District” text to create the “Westend at Princeton” 
District 

4. 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: Standard (Being processed concurrently with Zoning 

Application No. Z2023000179) 

Existing Zoning District/Site Condition: AU (Agriculture) / Row crops 

 
RECOMMENDATIONS 
 
Staff Final Recommendation: ADOPT WITH CHANGE AND ACCEPTANCE OF THE 

PROFFERED DECLARATION OF RESTRICTIONS 
(November 2024) 
 

Staff Initial Recommendation: TRANSMIT WITH THE PROFFERED DECLARATION 
OF RESTRICTIONS (October 2023) 
 

Final Recommendations Report 
Application No. CDMP20230011 
TMC Naranja 66 Holdings, LLC 

Commission District 8       Community Council 14 
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Revised and Replaced November 2023 

Redland Community Council 14: BOARD CURRENTLY DOES NOT HAVE ENOUGH 
MEMBERS TO FORM QUORUM  

Planning Advisory Board  
Acting as the Local Planning Agency:  

TRANSMIT AND ADOPT WITH ACCEPTANCE OF THE 
PROFFERED DECLARATION OF RESTRICTIONS 
(November 6, 2023) 
 

Board of County Commissioners 
Transmittal Hearing:  

TRANSMIT WITH THE PROFFERED DECLARATION 
OF RESTRICTIONS (January 24, 2024) 
 

Final Action by the Board of County 
Commissioners: 

TO BE DETERMINED (December 2024) 
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Staff’s final recommendation is to ADOPT WITH CHANGE AND ACCEPTANCE OF THE 
PROFFERED DECLARATION OF RESTRICTIONS the proposed standard amendment to the 
Comprehensive Development Master Plan (CDMP) Land Use Element and Adopted 2030 and 
2040 Land Use Plan (LUP) map. The amendment seeks to expand the 2030 Urban Development 
Boundary to include the ±21.80-gross-acre application site; redesignate the application site from 
“Agriculture” to “Special District;” revise the CDMP Land Use Element “Special District” text to 
create the “Westend at Princeton” District; and 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. The staff recommendation on the application is based on the following 
reasons: 
 

1. Approval of the application with the recommended changes would support the County’s 
efforts to advance the implementation of the South Dade Transitway project, a Strategic 
Miami Area Rapid Transit (SMART) Plan corridor, while appropriately addressing a long-
standing issue of a parcel being bifurcated by the Urban Development Boundary (UDB). 
As noted in Staff’s Initial Recommendation report of May 2023, the application site is within 
½-mile of the Transitway, within the County’s Transportation Infrastructure Improvement 
District (TIID), and is part of a ±66.26-acre parcel bifurcated by the UDB (see Principal 
Reason No. 1 on page 4 below). The portion of the parcel (±17 acres) that is inside the 
UDB is also within the Princeton Community Urban Center and is planned for intensified 
transit supportive development within the Transitway corridor. The 20-mile Transitway has 
been planned for Bus Rapid Transit (BRT) service at a total estimated capital cost is $300 
million while the TIID, to date, has generated approximately $89,475,000.00 in funds for 
the six SMART Plan corridors. The application if approved would facilitate greater tax 
revenue generation from the site to the TIID and greater intensity of development 
proximate to and in further support the County’s decades long efforts at providing premium 
Transit service within the South Dade Transitway.  
 
The recommended changes to the application include adding language to Policy LU-8G(i) 
and (iii) that would together provide a narrow exception to the limitations on properties that 
may be considered for inclusion within the UDB and thereby allow the application site and 
other parcels bifurcated by the UDB and similarly located within the TIID and in an urban 
center to be considered for inclusion within the UDB (see Staff Recommended Changes 
on page 19 herein). This change addresses the policy direction from the Board of County 
Commissioners (Board) discussed at the January 24, 2024, CDMP public hearing when 
the application had its first (transmittal) public hearing before the Board.   
 

2. Upon review of the application, the State Land Planning Agency (SLPA) and the other 
state and regional reviewing agencies (Reviewing Agencies) provided only technical 
assistance comments on the application.  On January 24, 2024, the Board of County 
Commissioners (BCC) approved the transmittal of the application with the proffered 
Declaration of Restrictions (covenant) to the Florida Department of Commerce 
(FloridaCommerce as the SLPA) and the other Reviewing Agencies as required by FS 
163.3184 for their review and comments. No objections were raised against the 
application by any reviewing agency. However, FloridaCommerce, the South Florida 
Water Management District (SFWMD), and the South Florida Regional Planning Council 
(SFRPC) offered technical assistance comments that will not form the basis of any 
challenge to the application if it is ultimately adopted. The comments from the Reviewing 
Agencies are presented herein in “State and Regional Reviewing Agency Comments” on 
page 26.  
 

3. The basis for Staff’s Final Recommendation is outlined above and in the original analysis 
of the application included in the Initial Recommendation report, dated October 2023, as 
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updated herein. The Principal Reasons as published in the Initial Recommendations report 
are presented below followed by an update in italicized text where applicable. The full 
Initial Recommendations report and other documents related to the application may be 
accessed through the following link: 

 
https://energov.miamidade.gov/EnerGov_Prod/SelfService/#/plan/2846032a-
1d3d-4f2f-ad88-9d514cb84a61 

 
Principal Reasons for Recommendation stated in Initial Recommendation Report: 
 

1. The application site is within ½-mile of the South Dade Transitway, a Strategic Miami Area 
Rapid Transit (SMART) Plan corridor, and is a portion of a parcel that is both bifurcated 
by the UDB and partly in a zoned and CDMP designated Urban Center (the portion of the 
parcel inside the UDB), raising the question of how CDMP Land Use Element Policy LU-
8G that governs when and where to expand the UDB should be applied in this case. Strict 
implementation of Policy LU-8G dictates the application should be denied, given it does 
not demonstrate a need that warrants expansion of the UDB, the application site is in the 
Redland area south of Eureka Drive (SW 184 Street) where UDB expansion should not 
be considered [LU-8G(i)(d)], and the site is in an area designated “Agriculture” that is 
outside of an Urban Expansion Area [LU-8G(ii)(2)]. 
 
However, among other criteria, Policy LU-8G(iii)(c) gives priority to areas within one mile 
of a planned urban center or transit service station for inclusion in the UDB, when 
expansion is warranted. The ±21.80-acre application site is within 0.75 miles of a transit 
station, is contiguous to but outside the Princeton Community Urban Center and is part of 
a larger ±66.26-acre parcel that is partly within the Urban Center (±17 acres; see SMART 
Plan Corridor map on page 16 herein). Furthermore, the Board of County Commissioners 
(Board) endorsed the SMART Plan corridors in 2016 (Resolution No. R-523-16), 
established the Miami-Dade County Transportation Infrastructure Improvement District 
(TIID) in 2018 through Ordinance 18-8, and in 2019 established CDMP policies 
(Ordinance 19-07) for development of properties inside the UDB within ½-mile of the 
SMART Plan corridors (up to 1-mile for the EAST-West Corridor). Within the TIID, future 
ad valorem tax revenue increases are to help fund the SMART Plan rapid transit projects 
in combination with other local, state, and federal funding sources. Ordinance 18-8, among 
other things, also outlines that the implementation of the SMART Plan rapid transit corridor 
projects has countywide significance. Furthermore, on May 1, 2018, the Board adopted 
Resolution No. R-460-18 designating the unincorporated areas in the TIID as “Areas or 
Facilities of Countywide Significance”. The application site is within the TIID.  
 
The combination of factors discussed above make it appropriate to evaluate how CDMP 
Policy LU-8G governing when and where to expand the UDB should be applied in this 
case. These factors include 1) the site is within ½-mile of the South Dade Transitway 
SMART Plan corridor and in the TIID, and the countywide significance of implementing 
the SMART Plan corridor projects; 2) the site abuts the Princeton Community Urban 
Center and is a portion of a parcel that is partially in the urban center; and 3) the parcel is 
bifurcated by the UDB. Statement A.6 of the CDMP’s Statement of Legislative Intent 
contemplates instances where a choice between different priorities and provisions of the 
CDMP must be made for public health, safety and welfare. Accordingly, Statement A.6 
notes, in part, “[t]he Board recognizes that a particular application may bring into conflict 
and necessitate a choice between, different goals, priorities, objectives, and provisions of 
the CDMP.” The recommended transmittal of the application would allow time for this 
policy question to be explored and answered before final action is taken by the Board. 
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November 2024 Update: Consideration of the application with the recommended changes 
and its overall impacts to the area identifies that its approval would be beneficial to the 
TIID and SMART Plan corridor project implementation and it is therefore recommended 
for adoption.      
 

2. While the need for housing in the application area is for more affordable housing units, 
this application commits in a proffered Declaration of Restrictions (covenant) to the on-
site provision of workforce housing units in a transit-oriented location, generally consistent 
with Housing Element Objective HO-6 and Policy HO-6A and exceeding the minimum 
requirement of Land Use Element Policy LU-8H(n). As further detailed below, current 
market asking rent for residential units within the application area are below the upper 
thresholds of workforce housing rents. The applicant’s proffered covenant commits that a 
minimum 20% of the proposed dwelling units on the site shall be provided at rents 
affordable to individuals earning up to 140% of the Area Median Income (AMI). HO-6 and 
HO-6A require the County to increase affordable housing opportunities, including 
workforce housing options, within reasonable proximity to places of employment, mass 
transit, and necessary public services in existing urbanized areas.  In addition, Policy LU-
8H(n) requires UDB expansion requests for residential development to provide a minimum 
12.5% of the proposed residential units as workforce housing units. The application 
proffers the commitment of a minimum 20% of the units on the site as workforce housing 
units proximate to the Transitway having enhanced transit service, in keeping with the 
referenced CDMP objective and policies.  
 
It is noted that according to Costar (a global provider of information, analytics, and 
marketing services to the commercial property industry) the current average market asking 
rent for a 3-bedroom apartment within five miles of the application site is $1,531 per month. 
This asking rent is below the $1,652 that would be affordable to a family of four earning 
60 percent of AMI for a 3-bedroom apartment under the County’s Workforce Housing 
Development Program and well below the rent that would be affordable to households 
with incomes at 110 percent of AMI which equates to $2,952 per month.  
 

3. The applicant has committed in the proffered covenant to mitigate the impact of the 
proposed development on agriculture, as required by CDMP Land Use Element Policy 
LU-8H(q).  The covenant requires the applicant to: provide $8,750 per acre of farmable 
land within the site to mitigate the loss of agricultural land; buffer the development area of 
the application site from adjacent agricultural lands with 40 feet of landscaping; and protect 
adjacent agricultural properties from light spillage by committing not to install streets lights 
along the perimeter of the application site abutting AU zoned land and to provide for light 
shields or other equipment to minimize light spillage on adjacent property. The covenant 
also requires notice to all grantees of any home within the property that the site is adjacent 
to agricultural land and informing them of agricultural activities that may be lawfully 
conducted in the area.  
 

4. The application is generally not consistent with the criteria set forth in CDMP Land Use 
Element Policy LU-8E for evaluating Land Use Plan map amendment applications. Policy 
LU-8E requires LUP map amendment applications to consider factors such as: (i) the 
proposed amendment’s ability to “[s]atisfy a deficiency in the Plan map to accommodate 
projected population or economic growth of the County;” (ii) whether the proposed 
amendment would “[e]nhance or impede provision of [public] services [or facilities] at or 
above adopted LOS Standards;” (iii) whether the proposed amendment would “[b]e 
compatible with abutting and nearby land uses”; (iv) whether the proposed amendment 
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would “[e]nhance or degrade environmental or historical resources;” (v) whether the 
proposed amendment would “[e]nhance or degrade systems important to the County as a 
whole”; and (vi) whether the proposed amendment 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: The application does not 

demonstrate a need for expansion of the UDB, but as discussed in Principal Reason 
No. 1, raises the question of how the UDB expansion policy should be applied for the 
site. There is adequate land within the UDB to accommodate residential land needs 
for more than ten years. The application would add 630 dwelling units and 6,460 
square feet of retail space through a Special District. The Supply and Demand Analysis 
identifies that there is adequate land capacity to accommodate population growth 
beyond the year 2040, without expanding the UDB. This application, however, 
provides for housing within one-half mile of the South Dade Transitway SMART Plan 
corridor and would help to implement the County’s transit-oriented SMART Plan 
development policies. 
 

ii. Public Facilities and Services: The CDMP application is generally consistent with 
CDMP Policy LU-8D and Objectives CIE-3 and CIE-5 that require adequate public 
facilities and infrastructure be provided to support new and approved development. 
Policy LU-8D states in part, “the LUP map shall not be amended to provide for 
additional urban expansion unless traffic circulation, mass transit, water, sewer, solid 
waste, drainage and park and recreation facilities necessary to serve the area are 
included in the plan and the associated funding programs are demonstrated to be 
viable.” It is noted that the Miami-Dade Parks and Recreation Department 
recommends the applicant convey ±3.62 acres of land for local recreation open space 
to the County, in-lieu of park impact fee payment as there are no existing local parks 
meeting the ¼ - ½ mile Equity Access Criteria, as well as to provide connectivity to the 
South Dade Trail. 
 
November 2024 Update: The Parks and Recreation Department has subsequently 
accepted that the applicant will pay the park impact fee and has noted that position in 
the related concurrent zoning application.    
 

iii. Compatibility: The proposed development would be generally compatible with the 
abutting high density residential uses approved at the southeast edge of the 
Application Site. The proffered covenant includes a commitment to improve 
compatibility of the site with the agricultural land uses to the west and north, through 
buffering, lighting controls, and notifications for future residents. The proffered 
covenant states that future development would comply with the Urban Design Manual 
but requires additional detail outlining how the development would comply with the 
manual. 
 

iv.  Environmental and Historical Resources: Approval of the application would not impact 
historical or archaeological resources on the site. However, the site is located in the 
US Fish & Wildlife Service consultation area for federally endangered Florida 
bonneted bat. It must be noted that the applicant submitted wildlife surveys, but the 
Florida bonneted bat was not included. Therefore, new surveys will be required to 
include the bonneted bat, and based on the findings, mitigation measures, including 
wildlife best management practices, may be required. In addition, it was found that the 
site may contain tree resources which will require a permit for removal or relocation. 
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Furthermore, due to the history of agricultural use on the site, Phase 1 and Phase 2 
Environmental Site Assessments for contamination will be required. Finally, the 
applicant’s proffered covenant includes a condition for the submittal of a Stormwater 
Master Plan prior to the recordation of the Final Plat for the site, but the Miami-Dade 
County Division of Environmental Resources Management (DERM) notes the master 
plan must be submitted prior to earlier of approval of a zoning site plan or other DERM 
reviews and permits for the site.  

 
November 2024 Update: The Applicant committed in the proffered CDMP covenant to 
incorporate Best Management Practice to protect the bonneted bat. 
 

v.  Enhance or Degrade Countywide Systems: The impacts from the proposed 
development would not cause the Degradation of Countywide systems.  

 
vi. Transit Ridership and Pedestrianism: Approval of the application would support transit 

ridership and pedestrianism due to the proximity of the application site to the South 
Dade Transitway and to the SW 264 Street Transit Station. The site is 0.54-miles from 
the Princeton Circulator bus stop at SW 139 Avenue and US-1. It is also 0.73-miles 
from the South Dade Transitway Station at SW 264 Street and US-1.  

 
5. The application does not demonstrate full compliance with CDMP Land Use Element 

Policy LU-8H. Specifically, the application, in its current form, does not comply with 
subsections (e), (f), (g), (h), (i), (l), and (m), as outlined below.  A full assessment of the 
Policy LU-8H criteria is presented on page 27 herein.  

 
Policy LU-8H(e) requires that the project be served by utility water and sewer service 
and that adequate public facilities and infrastructure (including water, sewer, 
roadways, mass transit, solid waste, flood protection, parks, and schools) are available 
or, where not available, ensure the provision of such improvements through a 
recordable instrument in favor of the County. The applicant has not fully provided the 
necessary commitments to ensure compliance with this provision. With respect to 
parks, the applicant has not addressed the request to convey ±3.62 acres of land for 
local recreation open space in order to meet the ¼ - ½ mile Equity Access Criteria. 
 
November 2024 Update: The Parks and Recreation Department has subsequently 
accepted the applicant will pay the park impact fee and has noted that position in the 
related concurrent zoning application. 
 
Policy LU-8H(f) requires that the project provide for the non-residential needs of the 
future residents, such as retail, parks, and schools, or that the applicant demonstrate 
that such uses are within an acceptable distance of the subject site. Though the 
Applicant proposes 6,460 square feet of retail space to serve a development with 620 
dwelling units, additional data and analysis is needed to determine if there are 
adequate non-residential uses to serve the needs of future residents within an 
acceptable distance of the subject property. 
 
November 2024 Update: The applicant proposes 6,460 square feet of retail space to 
serve a development with 620 dwelling units. Staff deems that the proximity of the site 
to a transit station and a major commercial corridor would allow future residents to 
access non-residential needs through transit access, walking, bicycling, or short 
drives. 
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Policy LU-8H(g) requires that a jobs to housing ratio of a 1.5:1 be provided within five 
miles of the subject property, or on-site for future residents. The applicant has not 
provided evidence of a jobs to housing ratio of at least 1.5:1 within five miles of the 
site, or that the required jobs to housing ratio will be provided on site. The applicant’s 
Economic Report prepared by Miami Economic Associates, Inc., dated May 30, 2023, 
includes a needs analysis that lists major employers in the vicinity and makes several 
assumptions about their employees. The applicant does not provide adequate data 
and analysis regarding the jobs in the mandated five-mile radius area.  
 
November 2024 Update: While applicant’s analysis does not adequately assess the 
jobs to housing ratio criterion, the application’s support of the County’s efforts to 
advance the implementation of the South Dade Transitway project while appropriately 
addressing a long-standing issue of a parcel being bifurcated by the Urban 
Development Boundary (UDB) leads to a recommendation of approval. Additionally, 
the application site is within the County’s Transportation Infrastructure Improvement 
District (TIID) in further support the County’s decades long efforts at providing premium 
Transit service within the South Dade Transitway. 
 
Policy LU-8H(h) requires that the proposed development demonstrate compliance with 
the County’s Urban Design Manual or other document approved by action of the Board 
of County Commissioners. The proffered Declaration of Restrictions does state that 
development would utilize the design guidelines of the County’s Standard Urban 
Center District Regulations but does not provide details addressing how such 
development would utilize the regulations.  
 
November 2024 Update: The CDMP Declaration of Restrictions commits to utilize the 
design guidelines of the County’s Standard Urban Center District Regulations. In 
addition, the zoning site plan demonstrates full compliance with the Standard Urban 
Center District Regulations and the PCUC regulating plans. 
 
Policy LU-8H(i) requires that the proposed development incorporate bicycle and 
pedestrian accessibility throughout the development with connections to adjacent 
areas, where appropriate. Neither the proposed Special District text nor the proffered 
Declaration of Restrictions contain language demonstrating that bicycle and 
pedestrian accessibility will be incorporated throughout the development. Additionally, 
the concurrent zoning application plans do not demonstrate compliance with this 
requirement. 
 
November 2024 Update: Both the proposed Special District text and the Declaration 
of Restrictions demonstrate that the bicycle and pedestrian accessibility will be 
incorporated throughout the development. Additionally, the concurrent zoning 
application demonstrates compliance through provision of walkways and access 
points enabling biking or walking to area businesses and transit stops. 
 
Policy LU-8H(l) requires the proposed development to protect environmentally 
sensitive areas to the maximum extent feasible including consideration of impacts to 
threatened and endangered species. As noted previously, the applicant will need to 
conduct wildlife surveys to determine the usage of the Florida bonneted bat. Based on 
the findings, wildlife best management practices may need to be incorporated into the 
proposed development. 
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November 2024 Update: The applicant conducted wildlife surveys to determine the 
usage of the application site by the Florida bonneted bat. Based on the findings, the 
applicant committed to incorporate wildlife best management practices into the 
proposed development. 
 
Policy LU-8H(m) requires that the proposed development demonstrate a net positive 
fiscal impact to the County. The Applicant’s Economic Report includes a fiscal impact 
analysis that lists potential revenues to the County based on impact fees and property 
taxes, but only describes service costs anticipated from police services. It does not 
provide anticipated costs for other key County services, such as schools, roadway 
infrastructure, transit services, or other public expenses that can be expected from the 
addition of 630 dwelling units.  
 
November 2024 Update: The application site is within the County’s Transportation 
Infrastructure Improvement District (TIID) and supports the County’s decades long 
effort to provide premium Transit service within the South Dade Transitway. The 
planned for Bus Rapid Transit (BRT) service improvements to the South Dade 
Transitway have a total estimated capital cost is $300 million while the TIID, to date, 
has generated approximately $89,475,000.00 in funds for all six SMART Plan 
corridors. The application if approved would facilitate greater tax revenue generation 
from the site to the TIID, and greater intensity of development proximate to the South 
Dade Transitway supports the County’s efforts in providing premium Transit service 
on that line. Instead of a fiscal impact analysis and in light of the site’s location and its 
anticipated increase in contributions to the TIID, if the site is developed as proposed, 
it is appropriate to evaluate this application on the basis of its contribution to TIID and 
the County’s efforts to support transit within the South Dade Transitway. 
 

6. Approval of the application would not encourage the proliferation of urban sprawl. Section 
163.3177(6)(a)(9) of the Florida Statutes (F.S.) requires land use elements and 
amendments thereto to discourage urban sprawl. The statute provides 13 indicators that 
demonstrate that a plan amendment would not discourage the proliferation of urban sprawl 
(the more indicators the plan amendment meets), and 8 indicators that demonstrate that 
a plan amendment discourages the proliferation of urban sprawl. The Statute further 
provides that a Future Land Use Element or plan amendment shall be deemed to 
discourage the proliferation of urban sprawl if it incorporates a development pattern or 
urban form that achieves 4 or more of the 8 indicators provided for the discouragement of 
urban sprawl. 
 
Staff analyzed the 13 indicators that demonstrate that a plan amendment does not 
discourage the proliferation of urban sprawl and the eight indicators that demonstrate that 
a plan amendment affirmatively discourages the proliferation of urban sprawl. Staff’s 
findings indicate that the proposed amendment achieves six of the stated eight indicators 
for the discouragement of urban sprawl. The site facilitates efficient and cost-effective 
extension of public infrastructure and services given that it abuts the UDB and is adjacent 
to an urban center and the South Dade Transitway. The applicant commits to providing 
15% open space, not including the buffer areas, and to mitigate the loss of agriculture by 
incorporating measures to protect adjacent agricultural land. The proposed amendment 
provides housing within a half-mile of a SMART corridor and within a half-mile of a fixed-
route transit station and requires densities that promote transit-oriented development. 
Given that the application meets more than four of the eight indicators, the development 
proposed in the application would discourage urban sprawl as defined by Chapter 
163.3177(6)(a)(9)(a), F.S. 
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PROPOSED CDMP TEXT AMENDMENT 
 
The following presents proposed text changes to the CDMP Land Use Element. Single underlined 
words represent proposed additions, and words stricken through are proposed deletions 
contained in the application as transmitted to the state by the Board of County Commissioners. 
Double underlined words and double strikethrough words represent changes submitted or 
recommended after the transmittal of the application. Remaining unaltered words are those now 
in effect and that remain unchanged.    

1. Revise the CDMP Land Use Element “Special District” text to create the “Westend at 
Princeton” District 

Applicant’s proposed Special District text 
 
Westend at Princeton District  
 
The purpose of the Westend at Princeton District (the “Special District”) is to provide affordable 
residential, multi-family and townhome housing to meet the needs of the underserved 
Southwest Miami-Dade County region. A minimum of 15% of the gross area must be retained 
as open space.  
  
The land within Westend at Princeton may will be developed with limited to 43 residential 
townhomes and 587 multi-family units at a minimum density of 10 dwelling units/acre to 
prevent urban sprawl. The maximum residential density permitted is 45 29 units/acre. 
Westend at Princeton will have an FAR of 0.79 0.81. Westend at Princeton may will also 
include 6,460 square feet of retail space to serve the needs of the residential units. The 
minimum building setbacks from adjacent agricultural land shall be 40 feet and a landscape 
buffer must be provided. Westend at Princeton will incorporate bicycle and pedestrian 
accessibility throughout the development with connections to adjacent areas, where 
appropriate. Agricultural uses of the land within the Westend at Princeton may, but is not 
required to, continue until such time as an application for administrative sipe plan review for 
the property is filed construction of an approved project commences. 
 
 
Staff recommended Special District text 
 
Westend at Princeton District  
 
The purpose of the Westend at Princeton District is to provide multi-family and townhome 
housing to help meet the needs of the Southwest Miami-Dade County region. A minimum of 
15% of the gross area must be retained as open space. 
 
The land within Westend at Princeton will be limited to 43 residential townhomes and 587 
multi-family units at a minimum density of 10 dwelling units/acre. The maximum residential 
density permitted is 29 units/acre. Westend at Princeton will have a minimum FAR of 0.75 and 
a maximum an FAR of 1.0. Westend at Princeton will also include 6,460 square feet of retail 
space to serve the needs of the residential units. The minimum building setbacks from 
adjacent agricultural land shall be 40 feet and a landscape buffer must be provided. Westend 
at Princeton will incorporate bicycle and pedestrian accessibility throughout the development 
with connections to adjacent areas, where appropriate. Agricultural uses of the land within the 
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Westend at Princeton may, but are not required to, continue until construction of an approved 
project commences. 
 

2. Proposed Revision to LU-8G(i)(d)  

Applicant’s proposed changes to Policy LU-8G 

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

i)  The following areas shall not be considered: 
 
a)  The Northwest Wellfield Protection Area located west of the Turnpike 

Extension between Okeechobee Road and NW 25 Street and the West 
Wellfield Protection Area west of SW 157 Avenue between SW 8 Street 
and SW 42 Street; 

b)  Water Conservation Areas, Everglades National Park, Biscayne National 
Park, Pennsuco Wetlands, and Bird Drive Wetlands, as depicted on 
Figure 14; 

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

d) The Redland area south of Eureka Drive (SW 184 Street) unless a parcel 
proposed for addition to the UDB is bifurcated by the existing UDB 
boundary. 

 
e)  Areas within the accident potential zones of the Homestead Air Reserve 

Base; and 
 
f)  Applications for residential land uses within the Coastal High Hazard 

Areas 
 

Staff recommended changes to Policy LU-8G.  

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

i) The following areas shall not be considered: 
 

*** 
 

d)  The Redland area south of Eureka Drive (SW 184 Street)., except that 
property bifurcated by the UDB is not restricted hereby if such property 
meets the following criteria:  

 
(i)  that the property is partially zoned within a designated Urban Center;  
(ii)  that the property is within one-half mile of the South Dade Transitway 

and is in the Miami-Dade County Transportation Infrastructure 
Improvement District (TIID); and 

(iii)  that the property is under a single folio and has not been combined with 
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any other property as of January 24, 2024.  
 

*** 
iii)  The following areas shall be given priority for inclusion, subject to 

conformance with Policy LU-8F and the foregoing provision of this 
policy:   
a)  Land within Planning Analysis SubTiers having the earliest projected 

supply depletion year; and   
b)  Land within the UEAs and contiguous to the UDB; and   
c)  Locations within one mile of a planned urban center or transit service 

station or bus stop providing peak hour headways of 20 minutes or 
less; and   

d) Locations having projected surplus service capacity that is unrestricted by 
this Plan or where necessary facilities and services can be readily 
extended; and 

e) Locations that meet the exception criteria stated in Policy LU-8G(i)(d). 
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STAFF ANALYSIS 

Background  
 
The CDMP application seeks to expand of Urban Development Boundary (UDB) to include the 
±21.8-acre site, redesignate the site from “Agriculture” to “Special District”, revise the CDMP Land 
Use Element “Special District” text to create the “Westend at Princeton” District, and amend 
CDMP Land Use Element Policy LU-8G(i)(d). The application seeks to enable development of 43 
attached single-family townhomes, 587 multi-family apartment units, and 6,460 square feet of 
retail on the application site. It must be noted that the site is a portion of a larger ±66.26-acre 
parcel and that a ±17-acre portion of the parcel is currently inside the UDB as well as within the 
Princeton community Urban Center. While strict consideration of CDMP Policy LU-8G dictates 
that the application should be denied, as the application parcel is in the Redland area south of 
Eureka Drive (SW 184 Street), where the policy dictates UDB expansion should not be considered 
that the parcel is bifurcated by the UDB, is adjacent to the Princeton Community Urban Center, 
and is within the Transportation Infrastructure Improvement District merits further consideration. 
The Board of County Commissioners (Board) acknowledged that further consideration of the 
application was warranted due to the parcel’s unique characteristics and accordingly, at its 
January 24, 2024, CDMP transmittal public hearing, took action to transmit the application to State 
Land Planning Agency (SLPA) and other state and regional reviewing agencies (Reviewing 
Agencies) for their review and comments on the application.  
 
The Reviewing Agencies reviewed the transmitted application and issued comments between 
February 26, 2024, and March 8, 2024. The Reviewing Agencies identified no adverse impacts 
to state resources or facilities from the proposed application.  Three of the agencies provided 
technical comments. The Florida Department of Commerce (FloridaCommerce) recommended 
that the proposed text amendment to allow expansion of the UDB for the subject parcel and other 
uniquely affected properties bifurcated by the UDB and located within ½ mile of a SMART Plan 
corridor should provide specific criteria for consideration of UDB expansion to avoid potential 
piecemeal urbanized growth into the County’s agricultural areas. The South Florida Water 
Management District (SFWMD) noted that the amendment did not specify if or when there will be 
sufficient water available to serve the proposed development. The South Florida Regional 
Planning Council (SFRPC) recommended approval of the transmitted application pending 
comments from the U.S. Fish & Wildlife Service regarding it being in a consultation area of the 
Florida bonneted bat. (see “State and Regional Agency Comments” on page 26). 
 
Subsequent to the transmittal hearing, the applicant addressed several of Staff’s concerns with 
the application. This includes providing commitments in the proffered Declaration of Restrictions 
to provide a pump station for sanitary sewer service and to incorporate wildlife best management 
practices (BMPs) into the proposed development to mitigate possible impacts to the federally 
endangered Florida bonneted bat, if such animals create a habitat at the application site.  In 
response to the Board’s directive at the transmittal hearing, the applicant, as well as Staff, have 
provided amendments to Policy LU-8G for the Board to Consider. Given these factors, Staff is 
now recommending the adoption of the application with changes and acceptance of the proffered 
covenant. The changes include the revisions to the “Special District” text amendment since 
January 24, 2024, and the Staff’s proposed amendments to LU-8G(i) and (iii), presented on page 
19 herein. 
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Changes to Application Since the Transmittal Hearing 
 
The following provides an overview of how the applicant has addressed the pending issues 
identified by County and State agencies as well as proposed changes to the text amendment and 
the proffered Declaration of Restrictions (covenant) since the transmittal hearing. 
 
Proposed Text Amendment to the “Special District” Interpretive Text 
As noted previously, the applicant is proposing expansion of Urban Development Boundary (UDB) 
to include the ±21.8-acre parcel, redesignate the parcel from “Agriculture” to “Special District,” 
and revise the CDMP Land Use Element “Special District” text to create the “Westend at 
Princeton” District. The text amendment for the “Westend at Princeton” District establishes the 
uses and development standards for the ±21.80- acre parcel, including allowable density, FAR, 
and development program, as shown in the proposed text. It should be noted that subsequent to 
the transmittal hearing, the applicant revised the proposed text to change the Floor Area Ratio 
(FAR) from 0.79 to a minimum FAR of 0.75 and a maximum an FAR of 1.0 and included provisions 
requiring bicycle and pedestrian facilities. In addition, the provision that allowed agricultural uses 
to continue until an application for a site plan review was revised to allow, but not require, 
agricultural uses until construction of an approved site commences. Below are the specific 
development standards as revised. 
 

• Limits residential development to 43 attached single-family dwellings (townhomes) and 
587 multi-family units, for a total of 630 units 

• Limits the range of density to a minimum of 10 dwelling units per acre and a maximum 
density of 29 dwelling units per acre; 

• Provides a minimum FAR of 0.75 and a maximum an FAR of 1.0; 
• Allows a maximum of 6,460 square feet of retail uses; 
• Requires 40 feet of building setback from adjacent agricultural land and a landscape 

buffer; and 
• Incorporate bicycle and pedestrian accessibility throughout the development with 

connections to adjacent areas, where appropriate.  
• Agricultural uses may, but is not required to, continue until construction of an approved 

project commences. 
 
Proposed Text Amendment to CDMP Policy LU-8G(i)(d) and (iii) 
CDMP Policy LU-8G(i)(d) currently prohibits considering expansion of the Urban Development 
Boundary in the Redland Area south of Eureka Drive (SW 184 Street). As noted previously, 
however, at the January 24, 2024, transmittal hearing, the Board acknowledged that further 
consideration of the application was warranted due to the parcel’s unique characteristics, namely 
that it is bifurcated by the UDB. Additionally, it is adjacent to the Princeton Community Urban 
Center and is within one-half mile of the SMART Plan corridor. The Board recommended that 
Staff and the applicant explore policy recommendations that would allow the subject parcel and 
other similarly situated properties to be considered for expansion so that they may developed in 
a manner consistent for properties located along the South Dade Transitway.  
 
In response to the Board’s directive, the applicant proposed a text amendment to LU-8G(i)(d) that 
would prohibit consideration of UDB expansion south of Eureka Drive, except where a property 
is bifurcated by the existing UDB boundary (see “Proposed Revision to LU-8G(i)(d) submitted by 
the applicant” on page 19). While this amendment would allow the application parcel and other 
similarly situated parcels divided by the UDB to be considered for expansion, it does not establish 
additional criteria to limit the scope of other sites that may be considered. Consequently, the 
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applicant’s proposed policy change could create unintended opportunities for UDB expansion in 
the future. 
 
Staff’s recommended amendment to Policy LU-8G(i)(d) establishes specific criteria for 
considering properties south of Eureka Drive for UDB expansion (see “Proposed Revision to LU-
8G(i)(d) submitted by the staff” on page 19). The recommended text amendment stipulates that 
eligible properties must be partially zoned within a designated Urban Center, located within one-
half mile of the South Dade Transitway, and situated in the Miami-Dade County Transportation 
Infrastructure Improvement District (TIID). Additionally, the criteria specify that properties must 
consist of a single folio and not have been combined with any other property as of January 24, 
2024, the transmittal date of this application. six properties, including the application parcel, meet 
the criteria specified by Staff (for details on the eligible properties see “UDB Bifurcated Properties 
Along the South Dade Transitway Corridor” map on page 17). Consequently, Staff’s proposed 
amendment would limit UDB expansion south of Eureka Drive to these six properties, as these 
properties are positioned in a manner that would allow development that supports transit-oriented 
growth. 
 
Staff’s recommended amendment to Policy LU-8G(iii) adds language that includes bifurcated 
properties that meet the criteria outlined as discussed above among those areas prioritized for 
inclusion within the UDB. 
 
Proffered Declarations of Restrictions Summary 
In addition to the text amendment, the Applicant proffered a Declaration of Restrictions (covenant) 
committing to address projected impacts from the proposed development, as well as provisions 
in Policy LU-8H of the CDMP.  The following provides a summary of the commitments in the 
covenant submitted on November 8, 2024, and indicates how this covenant differs from the 
covenant, dated September 8, 2023, submitted for the transmittal hearing (see Appendix B: 
Declaration of Restrictions). 
 

1. Conceptual Plan: Substantially comply with a conceptual plan included as Exhibit B 
in the covenant;  

2. Open Space: Maintain a minimum of 15% of the gross area as open space;  
3. Residential Density and Floor-Area-Ratio (FAR): Limit development to 43 

townhomes, 587 multi- family units, and 6,460 sq. ft. of retail for a residential density 
ranging from 10 dwelling units per acre (DU/Ac) to a maximum of 29 DU/Ac and an 
FAR of a minimum FAR of 0.75 and a maximum an FAR of 1.0 (The FAR was revised 
in this condition after the Transmittal hearing from an 0.79 to an FAR range of 0.75 to 
1.0);  

4. Building Setback: Provide a buffer of 40 feet from adjacent agricultural lands; 
5. Affordable Housing: Set aside a minimum of 20% of the residential units at rents 

affordable to households earning up to 140% of Area Median Income (AMI);  
6. Urban Design: Apply the design guidelines of the County’s Standard Urban Center 

District Regulations to the development;  
7. Special District: Comply with the CDMP “Special Districts” development regulations 

for the “Westend at Princeton District”;  
8. Compliance with Policy LU-8H of the CDMP: Ensure consistency with the CDMP 

by including commitments in the covenant of concurrent Zoning Application No. 
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Z2023000179 to mitigate impacts to the County’s public services and facilities, 
pursuant to criteria within Policy LU-8H, 

9. Agricultural Notice: Require notice and acknowledgement of active agricultural 
activities adjacent to the application site for grantees and lessees of the property. 

10. Street Lighting: Protect adjacent agricultural properties from light spillage by 
committing not to install streets lights along the perimeter of the property and install 
light shields or equipment to minimize light spillage on internal street lights; 

11. Stormwater Management: Install the stormwater infrastructure to serve the property 
pursuant the Final Stormwater Plan consistent with the approved to the Conceptual 
Stormwater Master Plan submitted to DERM, as may be modified by the County. (This 
condition was revised after the Transmittal hearing. The original condition required 
submittal of the Conceptual Stormwater Master Plan); 

12. Agricultural Land Mitigation: Contribute $8,750 per acre to mitigate the loss of the 
± 21.80 acres of farmable land on the Property impacted by the proposed 
development;  

13. Bicycle and Pedestrian Accessibility: Incorporate bicycle and pedestrian 
accessibility throughout the development with connections to adjacent areas. (This 
condition was added after the Transmittal hearing); 

14. Pump Station and Water and Sewer Connection: Install a public pump station and 
necessary water and sewer infrastructure required to serve the property. (This 
condition was added after the Transmittal hearing);  

15. Bonneted Bat Best Management Practices: Implement U.S. Fish & Wildlife Best 
Management Practices (BMP’s) for protection of the Florida bonneted bat. (This 
condition was added after the Transmittal hearing); and 

Response to County Comments Regarding Pending Issues with the Application  
Water and Sewer Infrastructure 
The Miami-Dade Water and Sewer Department (WASD) prior to the transmittal hearing reviewed 
the applicant’s conceptual Water and Sewer Master Plan, dated July 11, 2023, and noted that a 
new public pump station to serve the site will be required since the existing gravity sewer system, 
located within the UDB, in close proximity to the application site, is not available for connection. 
The Applicant has since revised the proffered covenant to commit to providing a pump station as 
recommended by WASD and required water and sewer connections.  
 
Endangered Species 
The Application Area is located within the U.S. Fish & Wildlife Service consultation area for the 
federally endangered Florida bonneted bat. Prior to the transmittal hearing, at the request of 
DERM, the Applicant submitted a survey to determine the usage of the Florida bonneted bat of 
application area. It was found that the bonneted bat may utilize the site for foraging. Additionally, 
on November 8, 2023, the U.S. Department of the Interior Fish & Wildlife Service (USFWS) issued 
technical comments recommending the implementation of Best Management Practices (BMPs) 
to offset adverse effects that the development may have on the bonneted bat. Based on the 
information provided in the survey report, as well as the comments from USFWS, DERM 
recommended the implementation of the approved USFWS Best Management Practices for the 
application site.  
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Subsequent to the transmittal hearing, in response to DERM’s request, the Applicant committed 
in the proffered CDMP covenant to incorporate Best Management Practice to protect the 
bonneted bat. It is also important to note that the covenant for the zoning application being 
processed concurrently with the CDMP application, specifies the BMPs to be implemented. These 
include avoiding or limiting widespread application of insecticides where the bonneted bats are 
expected to forage, installing wildlife friendly lighting, incorporating engineering designs that 
discourage bats from using buildings or structures, and undertaking specific measures to protect 
the bats if tree removal activities are contemplated. 
 
Response to State and Regional Reviewing Agency Comments 
 
Pursuant to Chapter 163.3184(3), Florida Statutes, (F.S.), the CDMP application was transmitted 
to the Florida Department of Commerce (FloridaCommerce) and the other state and regional 
agencies (Reviewing Agencies) for their review and comments. In accordance with Section 
163.3184(3)(b)(2), F.S., the Reviewing Agencies reviewed the application and did not find any 
potential adverse impacts to important state resources or facilities that would be generated by the 
application, if approved. However, FloridaCommerce, the South Florida Water Management 
District (SFWMD), and the South Florida Regional Planning Council (SFRPC) provided technical 
comments. It should be noted that all of the comments have been addressed through the 
proposed text amendments, the applicant’s Declaration of Restrictions, or compliance with the 
specific criteria of Policy LU-8. Below is a summary of the comments and the response to the 
remarks.  
 
Florida Department of Commerce Bureau of Community Planning and Growth 
(FloridaCommerce) 
FloridaCommerce in its capacity as the State Land Planning Agency (SLPA) reviewed the 
transmitted application and in its letter dated March 8, 2024, made no comments regarding 
adverse impacts to important state resources and facilities. However, FloridaCommerce offered 
two technical assistance comments.  First, it warned against making the proposed text 
amendment to Policy LU-8G(i)(d) too broad, as it could inadvertently apply to other properties 
outside the UDB, potentially leading to unchecked and piecemeal urban growth. To mitigate this 
risk, FloridaCommerce recommended establishing additional criteria specifically applicable to 
other parcels in unincorporated Miami-Dade County that are similarly bifurcated by the UDB and 
located within half a mile of a SMART Plan corridor or a Rapid Transit Station. To protect the 
integrity of the UDB, FloridaCommerce also suggested requirements for connection to water and 
sewer, roadway improvements, mitigation of agricultural loss, and the provision of affordable 
housing. The second comment encouraged the County to coordinate with the SFWMD staff to 
address the advisory comment outlined regarding water and sewer service. This comment is 
addressed in the SFWMD section below.  
 
As detailed in the section entitled “Proposed Text Amendment to CDMP Policy LU-8G(i)(d)”, 
Staff’s recommended text amendment provides specific criteria that limits the properties that may 
be eligible for consideration of future expansion of the UDB in the Redland south of SW 184 Street 
(Eureka Drive) to six properties, including the amendment parcel. Thus, it addresses the risk of 
unchecked and unintended piecemeal urban expansion. It is also important to note, that Policy 
LU-8H establishes the guidelines for UDB applications. It calls for adequate infrastructure, 
affordable housing, and mitigation agricultural loss when to expand the UDB.  
 
South Florida Water Management District (SFWMD) 
In its correspondence dated March 6, 2024, the SFWMD commented that the amendment does 
not include a commitment from the Miami-Dade County Water and Sewer Department (WASD) 
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that sufficient water will be available to serve the proposed development, or when water would be 
available.  
 
According to WASD, upon approval of the CDMP amendment to bring the subject application 
area within the UDB, it will be included within the WASD’s water service area. The water supply 
will be provided by the Alexander-Orr Water Treatment Plant (Plant). Currently, there is adequate 
treatment and water supply capacity at the WTP, consistent with Policy WS-2 A (1) of the CDMP. 
Final points of connection and capacity approval to connect to the water system will be provided 
at the time of the future development when the WASD Developer Agreement is offered. 
 
As for sanitary sewer service, if the application is approved and the subject site is brought within 
the UDB, the proposed development will be located within the WASD’s sewer service area. The 
wastewater flows for the proposed development will be transmitted to the South District 
Wastewater Treatment Plant (SDWWTP) for treatment and disposal. The SDWWTP is operating 
under a permit from the Florida Department of Environmental Protection, and currently has 
adequate sewer treatment and disposal capacity, consistent with Policy WS-2A(2) of the CDMP. 
However, the existing gravity sewer system within the UDB, which is in close proximity to the 
application parcel, is not available for connection. Therefore, a new Public Pump Station will be 
required to serve the proposed development. As previously noted, the applicant has committed 
to providing the required pump station in the proffered covenant. Additionally, to provide service 
to the proposed development, the applicant must extend a minimum of 8-inch minimum gravity 
sewer mains in public Right-of-Way (R/W) as required. Final points of connections and capacity 
approval to connect to the sewer system will be provided at the time of the future development 
when the WASD Developer Agreement is offered. 
 
South Florida Regional Planning Council (SFRPC)   
By correspondence dated February 26, 2024, SFRPC recommended approval of the application 
pending comments from the U.S. Fish & Wildlife Service regarding the consultation area of the 
Florida bonneted bat. As discussed above, the applicant has committed in the CDMP proffered 
covenant to implement the Best Management Practices (BMP’s) recommended by the U.S. Fish 
& Wildlife in a letter dated November 8, 2023. The proffered covenant for the zoning application, 
which is being processed concurrently with the CDMP application, provides specific details 
regarding the BMPs to be implemented (see the “Endangered Species” section for more details.) 
 
Consistency with CDMP Policy LU-8H 
   
The application was previously reviewed under the standards of Policy LU-8H. Of the 17 criteria 
required in LU-8H, one of the items is not applicable to the application. The applicant satisfies 15 
of the remaining 16 criteria. However, 1 item has not been satisfactorily addressed, namely the 
demonstration that a jobs to housing ratio of at least 1.5:1 will be available within five miles of the 
subject property or will be provided on-site. Below is an updated assessment of the CDMP 
application as it relates to Policy LU-8H. 
 
LU-8H. Applications requesting expansion of the UDB must request designation as a “Special 

District” on the CDMP Land Use Plan map and include a text amendment under the 
“Special District” CDMP text to outline the allowable uses, maximum density, maximum 
floor area ratio, and how the proposed development will satisfy the criteria set forth in 
this policy. A zoning application must be filed concurrently with the CDMP Land Use 
Plan map amendment and should meet the following criteria to be approved: 
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 The application satisfies this criterion. A concurrent zoning application was filed and 
the development standards outlined are included in both the proposed Special District 
text for the “Westend at Princeton” District and the proffered covenant for the. 

 
a) Contain a minimum of 10 acres unless the Board of County Commissioners 

determines a lesser acreage is appropriate;  
This application satisfies this criterion. The application site is a total of ±21.8 
gross acres and ±20 net acres. 

 
b) Provide a mix of housing types at a minimum density of 10 du/acre for applications 

that include residential development;  
This application satisfies this criterion. The text amendment calls for a minimum 
density of 10 units per acre and a maximum density of 29 units per acre with a mix 
of townhomes and multifamily dwelling units.  

 
c) Provide a minimum FAR of 0.25 for applications that include non-residential 

development, excluding public uses, public utilities, public institutions, and public 
facilities, except when such non-residential uses are provided to support residential 
uses located on the same sites; 
 
The application satisfies this criterion. The application is proposing a minimum 
FAR of 0.75 and a maximum FAR of 1.0, as noted in the text amendment for Special 
District and the proffered covenant. 

 
d) Where multiple project phases are proposed, include a phasing schedule that 

demonstrates that the minimum density and FAR outlined in subsections (b) and (c) 
will be accomplished in the first phase of development in a recordable instrument in 
favor of the County;  
This criterion is not applicable. The application does not propose multiple phases.  

 
e) Demonstrate that the project will be served by utility water and sewer service and 

that adequate public facilities and infrastructure (including water, sewer, roadways, 
mass transit, solid waste, flood protection, parks, and schools) are available or, 
where not available, ensure the provision of such improvements through a 
recordable instrument in favor of the County;  
This application satisfies this criterion. The applicant has provided the 
necessary commitments to ensure adequate public facilities and infrastructure are 
available or will be available for the development in compliance with this provision.  

 
f) Provide for the non-residential needs of the future residents including but not limited 

to shopping, schools, parks, and necessary public uses or demonstrate that such 
uses are available within an acceptable distance of the subject property;  
This application satisfies this criterion. The applicant proposes 6,460 square feet 
of retail space to serve a development with 620 dwelling units. The data and analysis 
provided by the applicant to determine if there are adequate non-residential uses to 
serve the needs of future residents within an acceptable distance of the subject 
property was not deemed sufficient. However, Staff deems that the proximity of the 
site to a transit station and a major commercial corridor would allow future residents 
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to access non-residential needs through transit access, walking, bicycling, or short 
drives. 

  
g) Demonstrate that a jobs to housing ratio of at least 1.5:1 is available within five miles 

of the subject property or will be provided on-site for future residents; 
This criterion has not been met. The applicant’s analysis does not adequately 
assess the jobs to housing ratio criterion. Though an updated analysis was 
provided, dated May 20, 2024, the revised analysis did not sufficiently demonstrate 
that the data presented met the jobs to housing ratio in the mandated five-mile 
radius area. Staff has deemed the application’s support of the County’s efforts to 
advance the implementation of the South Dade Transitway project while 
appropriately addressing a long-standing issue of a parcel being bifurcated by the 
Urban Development Boundary (UDB) leads to a recommendation of approval. 
Additionally, the application site is within the County’s Transportation Infrastructure 
Improvement District (TIID) in further support the County’s decades long efforts at 
providing premium Transit service within the South Dade Transitway 

 
h) Demonstrate that the proposed development will utilize sound urban design 

principles contained in the County’s Urban Design Manual or other document 
approved by action of the Board of County Commissioners (BCC) and will provide 
for compatibility and connectivity with adjacent urban land uses; 
This application satisfies this criterion. The CDMP Declaration of Restrictions 
commits to utilize the design guidelines of the County’s Standard Urban Center 
District Regulations. Accordingly, the concurrent zoning application requests to 
rezone the property from AU to the Princeton Community Urban Center (PCUC). It 
also requests to modify the PCUC land use regulating plans to add the property to 
the Edge Sub-District with a MC (Mixed-use Corridor) designation.  In addition, the 
zoning site plan demonstrates full compliance with the Standard Urban Center 
District Regulations and the PCUC regulating plans. 

 
i) Incorporate bicycle and pedestrian accessibility throughout the development with 

connections to adjacent areas, where appropriate;  
This application satisfies this criterion. Both the proposed Special District text 
and the Declaration of Restrictions contain language demonstrating that the bicycle 
and pedestrian accessibility will be incorporated throughout the development. 
Additionally, the concurrent zoning application demonstrates compliance through 
provision of walkways and access points enabling biking or walking to area 
businesses and transit stops.   

 
j) Provide adequate buffering to adjacent agricultural land;  

This application satisfies this criterion. The text amendment and the Declaration 
of Restrictions requires a minimum buffer of 40 feet from adjacent agricultural lands, 
and this buffer is depicted on the proposed conceptual plan and in the zoning site 
plan.   

 
  
k) Provide a minimum of 15% of the gross area as open space;   
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This application satisfies this criterion through language in the Special District 
text and the Declaration of Restrictions.  

  
l) Protect environmentally sensitive areas to the maximum extent feasible including 

consideration of impacts to threatened and endangered species;  
 
This application satisfies this criterion. The subject Application Site is located in 
the U.S. Fish & Wildlife Service consultation area for the federally endangered 
Florida bonneted bat. The applicant conducted wildlife surveys to determine the 
usage of the application site by the Florida bonneted bat. Based on the findings, the 
applicant committed to incorporate wildlife best management practices into the 
proposed development. 

 
m) Demonstrate that the proposed development will have a positive net fiscal impact to 

Miami-Dade County; 
 
This application is supportive of the County’s transit investments. The 
application site is within the County’s Transportation Infrastructure Improvement 
District (TIID) and supports the County’s decades long effort to provide premium 
Transit service within the South Dade Transitway. The planned for Bus Rapid 
Transit (BRT) service improvements to the South Dade Transitway have a total 
estimated capital cost is $300 million while the TIID, to date, has generated 
approximately $89,475,000.00 in funds for all six SMART Plan corridors. The 
application if approved would facilitate greater tax revenue generation from the site 
to the TIID, and greater intensity of development proximate to the South Dade 
Transitway supports the County’s efforts in providing premium Transit service on 
that line. Instead of a fiscal impact analysis and in light of the site’s location and its 
anticipated increase in contributions to the TIID, if the site is developed as proposed, 
it is appropriate to evaluate this application on the basis of its contribution to TIID 
and the County’s efforts to support transit within the South Dade Transitway. 

 
n) At least 12.5% of the proposed residential units must be priced affordably for 

individuals earning up to 140% of the Area Median Income;  
This application satisfies this criterion. The applicant’s Declaration of 
Restrictions commits to set aside a minimum of 20% of the residential units for those 
earning up to 140 of the Area Median Income. 

 
o)  Include commitments to ensure that the proposed development will be served by 

mass transit with at least 20-minute peak hour headways or include a plan to provide 
such service 
This application satisfies this criterion. The application site is served by 
Metrobus Routes 34 and 38 which operates with 10-minute peak hour headways 
and is a component of the South Dade Transitway. 

 
p) Include commitments to ensure that the proposed development will not cause a 

roadway to exceed its adopted level of service standard or further erode the level of 
service on a failing roadway; 
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This application satisfies this criterion. Roadways in the vicinity of the application 
site will operate within the required level of service, except for four roadway 
segments which will fail even without the proposed project. 

 
 q)  Provide for the preservation of agricultural land commensurate with the impacts of 

the application on agriculturally designated land which may include participation in 
a Transfer of Development Rights program, Purchase of Development Rights 
program or other similar effort; however, notwithstanding anything in this paragraph 
to the contrary, in no event shall properties within the Urban Expansion Area be 
obligated to preserve agricultural land at a 1-to-1 ratio. 

 
This application satisfies this criterion. The applicant has committed to mitigate 
the impacts of the application related to the loss of active agricultural land. 
Specifically, the proffered covenant commits to contribute to Miami-Dade County 
$8,750 per acre for the ±21.8 acres of farmable land impacted by the development. 
It also requires mitigation to prevent light spillage onto adjacent agricultural property 
and requires future residents to be provided notice regarding abutting agricultural 
uses. In addition, the text amendment notes that agricultural uses within the property 
may continue until construction commences. 

 
 

MDC032



MDC033

Rosa Davis
New Stamp



Page A-1 

May 2023 Cycle  Application No. CDMP20230011 

APPENDICES 
  Appendices 

Page 
 

Appendix A: Applicant’s Proffered Declaration of Restrictions (October 23, 
2024) 

A-3 

Appendix B: Notice to the Florida Department of Commerce of Request for 
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Documents related to the application, including third party correspondence, are available online at: 
 
• https://www.miamidade.gov/planning/cdmp-amendment-cycles.asp, or  
 
• https://energov.miamidade.gov/EnerGov_Prod/SelfService#/plan/263d524a-98bd-4ecb-900b-

b99dba06fcb1 
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APPLICANT’S PROFERRED DECLARATION OF RESTRICTIONS 
DATED OCTOBER 23, 2024 
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NOTICE OF REQUEST FOR 180-DAY TIME EXTENSION  
TO THE FLORIDA DEPARTMENT OF COMMERCE DATED JULY 23, 2024 AND  

RESPONSE FROM THE FLORIDA DEPARTMENT OF COMMERCE DATED JULY 31, 2024 
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STATE COMMENTS ON THE  
MAY 2023 CYCLE APPLICATION NO. CDMP20230011  

TO AMEND THE COMPREHENSIVE DEVELOPMENT MASTER PLAN  
 

ITEMS 
PAGE 
NO. 

South Florida Regional Planning Council Comments, dated February 26, 2024 27 

Florida Fish and Wildlife Conservation Commission Comments, dated March 4, 2024; 31 

Florida Department of Agriculture and Consumer Services Comments, dated March 5, 
2024 

33 

South Florida Water Management District Comments, dated March 6, 2024 35 

Florida Department of Transportation Comments, dated March 6, 2024 37 

Florida Department of Environmental Protection Comments, dated March 7, 2024 39 

Florida Department of Commerce Comments, dated March 8, 2024 41 
 

Documents related to the application, including third party correspondence, are available online at:  
 

•  https://www.miamidade.gov/planning/cdmp-amendment-cycles.asp#exapps2020, or  
 
• https://energov.miamidade.gov/EnerGov_Prod/SelfService#/plan/2846032a-1d3d-4f2f-ad88-

9d514cb84a61?tab=attachments  
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