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 May 2023   CDMP20230010
  

 

APPLICATION SUMMARY 

Applicant/Representative:  Infinity Gardens Apartments, LLC / Pedro Gassant, Esq., 
Miriam Soler Ramos, Esq., and Alessandria San Roman, Esq. 
of Holland and Knight Law Firm. 

Location: East of 147 Avenue, Between SW 258 Street and SW 260 
Street 

Total Acreage: ±13.75 gross acres/±13.24 net acres 

Current Land Use Plan Map Designation: “Agriculture” 

Requested CDMP Changes: 1. Expand the 2030 Urban Development Boundary (UDB) 
to include the ±8.48-acre portion of the application site 
designated “Agriculture;” 

2. Redesignate the application site from: “Agriculture” and 
“Industrial and Office” to “Special District” (±8.48 acres) 
and “Industrial and Office” (±5.27 acres) 

3. Revise the CDMP Land Use Element “Special District” 
text to create the “The West Naranja Bus Rapid Transit 
Multifamily Access District;” 

4. Revise Policies LU-8G, LU-8H and the interpretive text 
section of the CDMP Land Use Element entitled 
“Policies for Development of Urban Centers;” and 

5. 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 (Processed Concurrently with Zoning Application No. 

Z2023000187) 

Existing Zoning District/Site Condition: Agricultural Use (AU) and Naranja Community Urban Center – 
Industrial District & Edge Subarea (NCUC-ID) / Agriculture Use 

RECOMMENDATIONS 

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

PROFFERED DECLARATION OF RESTRICTIONS (March 2025) 

Staff Initial Recommendation: TRANSMIT WITH THE PROFFERED DECLARATION OF 

RESTRICTIONS AND DENY (October 2023) 

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

FORM QUORUM (October 2023) 

Planning Advisory Board Acting  

as the Local Planning Agency:  

TRANSMIT WITH CHANGE AND WITH ACCEPTANCE OF THE 

PROFFERED DECLARATION OF RESTRICTIONS (November 6, 

2023) 

FINAL RECOMMENDATION 
Application No. CDMP20230010 

Infinity Gardens Apartments, LLC  
 

Commission District 8   Community Council 14 
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May 2023 Cycle  Application No. CDMP20230010 
 

Transmittal Action by the Board of  

County Commissioners: 

TRANSMIT WITH NO RECOMMENDATION (January 24, 2024) 

Final Action by the Board of  

County Commissioners: 

TO BE DETERMINED (April 29, 2025) 
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Staff recommends to “ADOPT WITH CHANGE AND WITH ACCEPTANCE OF THE PROFFERED 
DECLARATION OF RESTRICTIONS” the proposed CDMP amendment to Expand the 2030 Urban 
Development Boundary (UDB) to include the ±8.48-acre portion of the ±13.75-acre application site 
designated “Agriculture;” Redesignate the application site from: “Agriculture” and “Industrial and 
Office” to “Special District” and “Industrial and Office”; revise the CDMP Land Use Element “Special 
District” text to create the “The West Naranja Bus Rapid Transit Multifamily Access District”; revise 
Policies LU-8G, LU-8H and the interpretive text section of the CDMP Land Use Element entitled 
“Policies for Development of Urban Centers;” 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 recommendation is based on the staff analysis summarized in the Principal 
Reasons for Recommendation below: 
 

1. Approval of the application with the applicant’s proffered Declaration of Restrictions 
(covenant) and revised text 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. The application site is within ½-mile of the Transitway, within the 
County’s Transportation Infrastructure Improvement District (TIID), and is a ±13.75-gross-acre 
parcel bifurcated by the Urban Development Boundary (UDB) with ±5.27 acres inside and 
±8.48 acres outside the UDB. The portion of the parcel that is inside the UDB is also zoned 
within the Princeton Community Urban Center and is planned for intensified transit supportive 
development within the Transitway corridor. The 20-mile Transitway is planned for Bus Rapid 
Transit (BRT) service at a total estimated capital cost of $300 million, while the TIID, to date, 
has generated approximately $89,475,657.00 in funds for the six SMART Plan corridors. This 
application, if approved, would facilitate greater tax revenue generation from the site for the 
TIID and greater intensity of development proximate to and in support of the County’s 
decades-long efforts to provide premium Transit service within the South Dade Transitway.  
 

2. Staff recommends clarifying changes to the application included in the “Staff Recommended 
Changes To Proposed Special District Text” presented on page 19 below together with the 
applicant’s withdrawal of two prior proposals to amend the CDMP Land Use Element Policy 
LU-8H(q) and Urban Centers text appropriately addresses Staff’s prior concerns with the 
application. In the Initial Recommendation report, Staff recommended the application be 
transmitted to the state and regional agencies for their review and comment, due to the points 
discussed in Principal Reason No. 1 above, but also with a recommendation of denial, as the 
proposed amendments to Policy LU-8H(q) and Urban Centers text generated substantial 
concerns. The previously proposed Policy LU-8H(q) amendment sought to exempt the 
application site and similarly situated properties from the requirement for UDB expansion 
applications to provide for the preservation of agricultural land as mitigation for impacting 
“Agriculture” designated property. Additionally, the previously proposed Urban Centers text 
amendment sought to allow urban center development to extend outside the UDB onto the 
application site and similarly situated properties. These previously proposed amendments and 
Staff’s concerns are addressed in Principal Reason No. 2 of the “Principal Reasons for Initial 
Recommendation” on page 4 below. That the applicant has withdrawn these two previously 
proposed policy amendments, Staff now supports the application for this and other reasons 
outlined herein, with the recommend changes presented in the “Staff Recommended Changes 
To Proposed Special District Text” page 19 below.  

 
It is noted that the applicant has also withdrawn the previously proposed amendment to Policy 
LU-8G(i)(d) that requested to exempt properties within the Redland area south of SW 184 
Street (Eureka Drive) that are bifurcated by the UDB and within ½-mile of a SMART Plan 
corridor or Rapid Transit Zone from the prohibition on being considered for inclusion within 
the UDB. This proposed text change is also discussed in Principal Reason No. 2 of the 
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“Principal Reasons for Initial Recommendation” on page 4 below. This proposed change was 
also withdrawn by the applicant given the Board of County Commissioners effectuated a 
similar amendment to Policy LU-8G(i)(d) through adoption of CDMP amendment Application 
No. CDMP20230011 (filed by TMC Naranja 66 Holdings, LLC) through Ordinance 24-133 
adopted on November 21, 2024, that addressed a property similarly bifurcated by the UDB.   
 

3. The Florida Department of Commerce (FloridaCommerce), in its capacity as the State Land 
Planning Agency (SLPA), and the other state and regional reviewing agencies (Reviewing 
Agencies), upon their review of the application, issued comments identifying no significant 
impacts from the application, if it were to be approved. On January 24, 2024, the Board of 
County Commissioners (BCC) held its first public hearing and approved the transmittal of the 
application with the proffered Declaration of Restrictions (covenant) to the SLPA and the 
Reviewing Agencies, as required by Chapter 163.3184, Florida Statutes, for their review and 
comments. No objections were raised against the application by any reviewing agency, or by 
any affected party. 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 addressed in the 
“Response to State and Regional Reviewing Agency Comments” on page 23 herein and are 
presented in Appendix B on page 34.  
 

4. 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 updated 
herein. The Principal Reasons, as published in the Initial Recommendation report, are 
presented below followed by an italicized ‘March 2025 Update’ where applicable (page 
references in the Principal Reasons are updated to refer to the Initial Recommendation report 
where appropriate). The full Initial Recommendation report and other documents related to 
the application may be accessed through the following link:  
https://energov.miamidade.gov/EnerGov_Prod/SelfService/#/plan/32e3ee64-8935-4bdc-
aca5-7ccbe71a31d5. 
 

 
Principal Reasons for Initial Recommendation:     
 
1. The application site is within ½-mile of the South Dade Transitway, a Strategic Miami Area Rapid 

Transit (SMART) Plan corridor, is bifurcated by the UDB and is 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 ±13.75-gross acre application site is within 0.54 miles of a transit station and 0.36 
miles of the closest bus stop, is partly within the Naranja Community Urban Center (±4.8 acres), 
is bifurcated by the UDB with ±8.5 acres outside the UDB and the ±4.8 acres inside the UDB that 
is in the urban center (see SMART Plan Corridor map on page 17 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 
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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 have 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, specific to the application site, 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 is partly within the Naranja Community Urban Center 
and 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. 

 
March 2025 Update: Consideration of the application with the applicant’s 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 is therefore recommended for adoption. 

 
2. While Staff recommends transmittal of the application as outlined in Principal Reason No. 1 

above, in addition to the proposed Special District text, the application proposes three separate 
CDMP Land Use Element text changes, two of which should be denied. Consequently, staff also 
recommends denial of the application at this time (see Proposed CDMP Land Use Element Text 
Amendments on page 17 of the Initial Recommendation report). The three text changes are 
discussed below and the second and third should be denied. . . 
 
The first proposed amendment is to Land Use Element Policy LU-8G(i)(d) that, if approved, would 
exempt properties within the Redland area south of SW 184 Street (Eureka Drive) that are 
bifurcated by the UDB and within ½-mile of a SMART Plan corridor or Rapid Transit Zone from 
the prohibition on being considered for inclusion within the UDB. This proposed text change would 
be appropriately considered along with the question of how Policy LU-8G should be applied to 
this application as discussed in Principal Reason No. 1.    
 
The second proposed text change is to Land Use Element Policy LU-8H(q) to exempt properties 
bifurcated by the UDB and within 1/2-mile of a SMART Plan corridor or Rapid Transit Station, 
such as the application site, from the requirement for UDB expansion applications to provide for 
the preservation of agricultural land as mitigation for impacting “Agriculture” designated property. 
The applicant has not provided for the required agricultural land impact mitigation. This 
requirement applies to all CDMP amendment applications seeking to expand the UDB including 
for properties that are inside a designated Urban Expansion Area where UDB expansions are to 
occur when warranted. It is important to note that while the application site is partly inside the 
UDB, the portion outside the UDB is not within an Urban Expansion Area and should not be held 
to a lower standard than properties earmarked for urban expansion. Therefore, this proposed 
change should be denied.  
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The third proposed text change is to the Urban Center text of the Land Use Element that seeks 
to allow urban center development to extend outside the UDB when such urban development is 
on properties bifurcated by the UDB and within ½-mile of a SMART Plan Corridor or a Rapid 
Transit Zone. This proposed amendment is wholly inconsistent with the CDMP Policy LU-8G, LU-
8D, LU-8H provisions for the expansion of urban development beyond the existing UDB, requiring 
appropriate data and analysis to inform if such expansion of urban development is appropriate 
and whether there is or will be adequate services and infrastructure available to serve such 
expanded urban development. It is noted that this proposed amendment is not necessary for this 
application site given it is following the appropriate CDMP amendment application review process 
but would instead apply to other properties currently outside the UDB. This proposed change 
should be denied. 
 
March 2025 Update: The applicant by email correspondence dated February 25, 2025, affirmed 
by letter dated March 26, 2025, withdrew the request to amend Land Use Element Policy LU-
8G(i)(d) (see Appendix A). It is noted that the changes previously proposed by the applicant to 
this policy were effectuated by the Board of County Commissioners upon its adoption of similarly 
situated CDMP amendment Application No. CDMP20230011 (filed by TMC Naranja 66 Holdings, 
LLC) through Ordinance 24-133 adopted on November 21, 2024. The applicant also withdrew the 
requests to amend Land Use Element Policy LU-8H(q) that would have exempted the application 
site, and similarly situated sites, from the standard that loss of agricultural land be mitigated as 
well as the request to amend the Urban Centers text of Land Use Element that, if approved, would 
have enabled Urban Center development to extend beyond the UDB, as outlined in Principal 
Reason No. 2 above. Staff now supports the application as the requested changes to Policy LU-
8H(q) and the Urban Centers text are withdrawn by the applicant.   
 

3. While the need for housing in the application area is for more affordable housing units, this 
application commits in the 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 a minimum 30% of the proposed dwelling units on the 
±13.75-gross acre site to 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 30% of the units, on the that ±8.48-acre portion of the site 
currently outside the UDB, 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 $1,967 per month. This asking rent 
is well below the $2,951 per month rent that would be affordable, to a family of four earning 110 
percent of AMI, for a 3-bedroom apartment under the Workforce Housing Development Program 
(see Supply and Demand Analysis on page 20 of the Initial Recommendation report). 
 

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 
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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 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 382 dwelling units and 7,500 to 10,000 square feet of retail space to the 
development potential/capacity on the portion of the site that is outside the UDB through the 
creation of the proposed Special District (The West Naranja Bus Rapid Transit Multifamily 
Access District). The Supply and Demand Analysis identifies that there is adequate land 
capacity without expanding the UDB to accommodate population growth and commercial 
development beyond the year 2040, without expanding the UDB. This application, however, 
provides for housing within one-half mile of the South Dade Transitway SMART 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.” The impacts from the proposed development, if the application 
were to be approved, would not cause a violation of the level of service standards for public 
facilities and services. That said, US-1 is an evacuation route that is currently failing, so any 
impact from this project requires mitigation, hence the roadway has to be improved by the 
applicant by entering into a proportionate fair share agreement with the County. The applicant 
committed through its Declaration of Restrictions that the project will provide roadway 
improvements or pay its proportionate share to address this LOS issue. 
 
March 2025 Update: The applicant submitted an update traffic study after Transmittal, as 
requested by Staff. It found that two roadways are projected to fail in 2045, even without 
impacts from this development project, and the impact from this project is not significant, less 
than five percent of the maximum service volume capacity at the adopted level of service 
(LOS) Standard. However, US-1 is a Hurricane Evacuation Route that is currently failing, and 
impacts to this roadway from the proposed project are to be mitigated by the applicant, such 
as through entering into a proportionate fair share agreement with the County. The applicant 
committed through its Declaration of Restrictions that the project will provide roadway 
improvements or pay its proportionate share to address this LOS issue. 

 
 
iii. Compatibility: The proposed development would be generally compatible with the abutting 

townhomes and apartments to the east and south, but it would not be compatible with the 
agricultural land uses to the west and north. The proposed “Special District” text requires a 10-
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foot buffer between development on the site and the adjacent agricultural properties. However, 
as noted by the County’s Agricultural Manager, there should be significant buffering between 
the development on the application site and the existing large scale commercial agricultural 
operations which can and do generate noise, dust, odors, and fumes.  
 
In addition, light spillage from the proposed development could have adverse impacts on the 
adjacent farm operations by affecting the growth and fruiting cycles of crops. Furthermore, it 
is recommended that if the application were to be approved, the residents of the proposed 
development be provided notice of their proximity to commercial agriculture, the Florida Right 
to Farm Act and the Miami-Dade County Agricultural Disclosure requirement. The application 
does not address lighting impacts to the adjacent agricultural properties nor whether residents 
within the proposed development would be made aware of the proximity to the existing 
farmlands and farm operations.   
 
March 2025 Update: The applicant modified the proposed text for the West Naranja Bus Rapid 
Transit Multifamily Access District through an email sent on February 25, 2025, affirmed by 
letter dated March 26, 2025, (see Appendix A) to add a requirement for 40-to-85 feet of 
buffering between future residential buildings and agricultural properties on lands to the north 
and west, and the applicant added a requirement for light shields to be installed in the northern 
portion of the proposed district.      
 

iv.  Environmental and Historical Resources: Approval of the application would not impact any 
historical or archaeological resources on the site.  
 

v.  Enhance or Degrade Countywide Systems: The impacts from the proposed development 
would not cause a violation of the level of service standards for existing public infrastructure 
and services.  

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

due to the proximity of the application site to the South Dade Transitway and to the SW 264 
Street Station. The site is 0.36-miles from the Princeton Circulator bus stop at SW 260 Street 
and US-1, and it is 0.54-miles to 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 (b), (g), (h), 
(i), (j), (m), and (q), as outlined below.  A full assessment of the Policy LU-8H criteria is presented 
on page 24 herein.  
 

Policy LU-8H(b) requires a mix of housing types, but the site plan and floor plan provided for 
the concurrent zoning application shows the proposed development to only have multi-family 
housing. It is important to maintain appropriate densities in the transit corridor in proximity to 
a transit station, but the provision of a mixture of housing types at or proximate to the 
application site needs to be demonstrated by the applicant to the extent feasible.  
 
March 2025 Update: The applicant’s concurrent zoning application proposes a variety of unit 
sizes and configurations, even though all of these would be in multi-family buildings.  
 
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 retail 
space to serve the development, additional data and analysis is needed to determine if there 
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are adequate non-residential uses to serve the needs of future residents within an acceptable 
distance of the subject property. 
 
March 2025 Update: The applicant proposes  up to 10,000 square feet of retail space to serve 
a development with a total of 773 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.      
 

 
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 or at least 1.5:1 within five miles, or that the required jobs 
to housing ratio will be met on site. The applicant’s Economic Report prepared by Miami 
Economic Associates, Inc., dated June 1, 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 jobs in the mandated five-
mile radius area.  
 
March 2025 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. This requirement is not addressed in the proposed “Special District” text or 
the applicant’s proffered Declaration of Restrictions.  
 
March 2025 Update: The CDMP Declaration of Restrictions commits to utilize the design 
guidelines of the County’s Standard Urban Center District and Naranja Community Urban 
Center Regulations. In addition, the zoning site plan demonstrates 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 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. 
 
March 2025 Update: 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(j) requires that the proposed development provide adequate buffering to 
adjacent agricultural lands.  The proposed Special District text states that 10 feet of buffering 
would be provided between the site and adjacent agricultural properties. However, comments 
from the County’s Agricultural Manager indicate additional buffering will be required. 
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Furthermore, the site plan for the concurrent zoning application does not demonstrate that 
adequate buffering will be provided.  
 
March 2025 Update: The applicant modified the proposed text for the West Naranja Bus Rapid 
Transit Multifamily Access District to add a requirement for buffering between future residential 
buildings and agricultural properties on lands to the north and west. At least a 40-foot setback 
separation, which shall include right of way, shall be provided between residential buildings 
on the north and the agricultural use to the north of the Property.  In addition, at least 85 feet 
of separation, which shall include right of way, shall be provided from the residential buildings 
on the west and the agricultural property west of SW 147th avenue.      
 
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 lists 
potential revenues to the County based in 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 382 dwelling units.  
 
March 2025 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 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 $89,475,657 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. 
 
Policy LU-8H(q) requires the proposed development to provide for the preservation of 
agricultural lands commensurate with the application’s impacts.  As noted in Principal Reason 
2, the applicant has not made any commitments to mitigate the loss of viable agricultural land. 
 
March 2025 Update: The applicant committed in its Declaration of Restrictions to contribute 
to Miami-Dade County $8,750.00 per acre ($74,200 in total) for the UDB extension portion of 
the Application site for the preservation of Agricultural land.      

 
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 8 indicators that demonstrate that a plan amendment 
affirmatively discourages the proliferation of urban sprawl. Staff’s findings indicate that the 

MDC011



Page 11 
 

May 2023 Cycle  Application No. CDMP20230010 
 

proposed amendment achieves 5 of the stated 8 indicators for the discouragement of urban 
sprawl. Given that the application meets more than 4 of the 8 indicators, approval of the 
application would be consistent with the statutory requirement to discourage urban sprawl as 
defined by Chapter 163.3177(6)(a)(9)(a), F.S. (see “Urban Sprawl” section on page 58 of the 
Initial Recommendation report). 
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UPDATED PROPOSED CDMP LAND USE ELEMENT TEXT AMENDMENTS 

 
The following presents the Applicant’s proposed text changes to the CDMP Land Use Element. Single 
underlined and single stricken through words present the Applicants’ proposed text amendments as 
transmitted to the State Land Planning Agency and other reviewing agencies by the Board of County 
Commissioners on January 24, 2024. Double underlined and double stricken through words 
represent changes requested by the Applicant in a revision to the application submitted by email 
correspondence dated February 25, 2025, affirmed by letter dated March 26, 2025.  
 
Policy LU-8G(i)(d) The Redland area south of Eureka Drive (SW 184 Street)>>Notwithstanding the 
foregoing, properties located west of Harriet Tubman Highway, that are (i) bifurcated by the Urban 
Development Boundary (UDB) line, (ii) greater than 5 acres but no more than 14 acres, (iii) partially 
zoned within a designated Urban Center, and (iv) and that are within one-half mile of the South Dade 
TransitWay may be considered for inclusion within the UDB<< 
 
Policy LU-8H (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. 
>>Notwithstanding the forgoing, no property that is bifurcated by the UDB and located within one-half 
mile of a SMART Corridor or Rapid Transit Station shall be subject to this provision.<< 
 
 

Policies for Development of Urban Centers 
 
Radius. The area developed as an urban center shall extend to a one-mile radius around the core or 
central transit station of a Regional Urban Center designated on the LUP map. Designated 
Metropolitan Urban Centers shall extend not less than on-quarter mile walking distance from the core 
of the center or central transit stop(s) and may extend up to one-half mile from such core or transit 
stops along major roads and pedestrian linkages. Community Centers shall have a radius of 700 to 
1,800 feet but may be extended to a radius of one-half mile where recommended in a professional 
area plan for the center, consistent with the guidelines herein, which plan is approved by the Board 
of County Commissioners after an advertised public hearing. Urban Center development shall not 
extend beyond the UDB>>, except where such development occurs on properties located west of 
Harriet Tubman Highway that are (i) bifurcated by the Urban Development Boundary (UDB) line; (ii) 
greater than 5 acres but are no more than 14 acres; and (iii) is located within one-half mile of the 
South Dade TransitWay<<. 
 

Special Districts 
 

The West Naranja Bus Rapid Transit Multifamily Access District 
The purpose of the West Naranja Bus Rapid Transit Multifamily Access District (the “Special District” 
or “West Naranja BRT”) is to expand access to residential units in close proximity to the Bus Rapid 
Transit Station (“BRT") located at SW 264th Street and Harriet Tubman Highway (the “Transit 
Station”); to increase ridership of BRT; and to further housing affordability. The Special District will 
further a goal envisioned by the Board of County Commissioners by placing more residential units 
within one-half mile of the South Dade TransitWay, which is a segment of the Strategic Miami Area 
Rapid Transit (SMART) Plan. 
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Land located within the “Special District” may be developed with up to 382 residential units (45 
dwelling units per acre), 30 percent (30%) of which shall be priced affordably for households earning 
up to 140% of the Area Median Income. The land shall also include between 7,500 and up to 10,000 
square feet of retail uses.  
 
Within the West Naranja BRT, a minimum of 15% of the gross area shall be provided as open space. 
In addition, at least a 40 foot setback separation, which shall include right of way, shall be provided 
between residential buildings on the north and the agricultural use to the north of the Property.  In 
addition, at least 85 feet of separation, which shall include right of way, shall be provided from the 
residential buildings on the west and the agricultural property west of SW 147th avenue. shall be 
provided to the north boundary of the Property in recognition of the agricultural use to the north. In 
addition, 43 feet of separation shall be provided to from the agricultural property west of SW 147th 
avenue and the buildings on the western portion of the Special District. To address potential light 
spillage affecting the neighboring agricultural uses, light shields will be installed on the Property on 
the northern portion of the District.<< 
 

STAFF RECOMMENDED CHANGES TO PROPOSED SPECIAL DISTRICT TEXT 
 
The following presents the Applicant’s proposed text changes to the CDMP Land Use Element with 
Staff recommended changes. Single underlined and single stricken through words present the 
Applicants’ proposed text amendments as transmitted to the State Land Planning Agency and other 
reviewing agencies by the Board of County Commissioners on January 24, 2024. Double underlined 
and double stricken through words represent changes recommended by Staff since transmittal of the 
proposed text amendments.  
 

Special Districts 
 

The West Naranja Bus Rapid Transit Multifamily Access District 
The purpose of the West Naranja Bus Rapid Transit Multifamily Access District (the “Special District” 
or “West Naranja DistrictBRT”) is to expand access to residential units in close proximity to the Bus 
Rapid Transit (“BRT”) Station (“BRT") located at SW 264th Street and Harriet Tubman Highway (the 
“Transit Station”);, to increase ridership of BRT ridership;, and to further housing affordability. The 
Special District will further a goal envisioned by the Board of County Commissioners by placing more 
residential units within one-half mile of the South Dade TransitWay, which is a segmentone of the 
Strategic Miami Area Rapid Transit (SMART) Plan corridors, an area within the County’s 
Transportation Infrastructure Improvement District. 
 
Land located within the “Special District” may be developed with up to 382 residential units 
(approximately 45 dwelling units per gross acre), 30 percent (30%) of which shall be priced affordably 
for households earning up to 140% of the Area Median Income. The land shall also include between 
7,500 and up to 10,000 square feet of retail uses.  
 
Within the West Naranja DistrictBRT, a minimum of 15% of the gross area shall be provided as open 
space. In addition, at least a 40-foot setback separation, which shall include right-of-way, shall be 
provided between residential buildings on the north and the agricultural use(s) to the north of the 
“Special District”Property.  In addition, at least 85 feet of separation, which shall include right-of-way, 
shall be provided from the residential buildings on the west and the agricultural property west of SW 
147th avenueAvenue. shall be provided to the north boundary of the Property in recognition of the 
agricultural use to the north. In addition, 43 feet of separation shall be provided to from the agricultural 
property west of SW 147th avenue and the buildings on the western portion of the Special District. 
To address potential light spillage affecting the neighboring agricultural uses, light shields will be 
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installed on the Property on properties and rights-of-way within the northern portion of the District, 
subject to the appropriate approvals by the County.<< 
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STAFF ANALYSIS 
Background  
 
The CDMP application seeks to expand of Urban Development Boundary (UDB) to include the ±8.48-
acre portion of the ±13.75-gross acre site that is currently outside the UDB, redesignate these ±8.48 
acres from “Agriculture” to “Special District”, revise the CDMP Land Use Element “Special District” 
text to create the “West Naranja Bus Rapid Transit Multifamily Access” District. The application, as 
filed, also proposed text amendments to existing policies of the CDMP Land Use Element, including 
Policies LU-8G(i)(d) and LU-8H(q)  and to the Urban Centers text, but those previously proposed 
amendments were withdrawn subsequent to transmittal of the application to the state and regional 
reviewing agencies, as further discussed below. The proposed changes to the CDMP as presented 
in the original application are shown in single underline and single strikethrough text in the “Updated 
Proposed CDMP Land Use Element Text Amendments” above, page 19, while the applicant’s most 
recent changes, including the withdrawal of changes to Policies LU-8G(i)(d) and LU-8H(q) and the 
Urban Center text are reflected in double underline and double strikethrough text. The application 
seeks to enable development of up to 773 residential units (56.22 dwelling units per gross acre) on 
the entire site, 30 percent (30%) of which shall be priced affordably for households earning up to 
140% of the Area Median Income. The application also provides that development of the site shall 
also include between 7,500 and up to 10,000 square feet of retail uses. It must be noted that the site 
is bifurcated by the UDB with ±8.48 gross acres currently located outside the UDB and the remaining 
±5.27 gross acres (±4.8 net acres) inside the UDB and in an urban center. Additionally, the site is 
within the Transportation Infrastructure Improvement District further meriting consideration of this 
application. 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 the State 
Land Planning Agency (SLPA) and other state and regional reviewing agencies (Reviewing Agencies) 
for their review and comments in accordance with Chapter 163.3184, Florida Statutes.  
 
The state reviewing agencies are to review and provide comments addressing any adverse impacts 
approval of the application would generate to important state resources and facilities. Of the regional 
reviewing agencies, the South Florida Regional Planning Council is to address adverse effects on 
regional resources or facilities identified in the Strategic Regional Policy Plan for South Florida and 
extra-jurisdictional impacts that would be inconsistent with the comprehensive plan of any affected 
local government within the region while the South Florida Water Management District is to address 
impact to flood protection and floodplain management, wetlands and other surface waters, and 
regional water supply. 
 
The Reviewing Agencies issued comments between February 26, 2024, and March 8, 2024, 
identifying no adverse impacts to state and regional resources or facilities that would be generated 
from the application, if approved.  Two of the agencies provided technical assistance comments. The 
Florida Department of Commerce (FloridaCommerce), in its capacity as the State Land Planning 
Agency, 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.  Staff responses to these comments 
are provided at page 23, below. 
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Subsequent to the transmittal hearing, the applicant addressed several of Staff’s prior concerns with 
the application by withdrawing the requests to amend the CDMP Urban Centers text and to Land Use 
Element Policies LU-8G and LU-8H. The applicant also revised the proffered Declaration of 
Restrictions (covenant) to include a commitment to contribute to Miami-Dade County $8,750.00 per 
acre ($74,200 in total) to mitigate its impacts to agricultural lands as required by Policy LU-8H, 
specifically for the Agriculture designated portion of the Application site outside the UDB towards the 
preservation of other agricultural land. Given these factors, Staff is now recommending the adoption 
of the application with changes and with acceptance of the proffered covenant. The changes include 
the revisions to the proposed “Special District” text presented under the “Staff Recommended 
Changes To Proposed Special District Text” on page 19 above and the withdrawal of the proposed 
amendments to Land Use Element Policies LU-8G and LU-8H and Urban Centers text. 
 
Proffered Declaration of Restrictions Summary 
In addition to the text amendment discussed above, 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 most recent version of the covenant submitted on February 27, 2025 (see 
Appendix B: Declaration of Restrictions). 
 

1. Open Space: Maintain a minimum of 15% of the gross area as open space;  

2. Residential Density and Commercial Area: The development program for the Project 
shall be limited to a maximum of 773 residential units and up to 10,000 square feet of 
commercial;  

3. Building Setback and Heights: The development shall provide an 85-foot distance 
separation from the residential buildings on the western portion of the Property to the 
agricultural property west of SW 147th Avenue and a distance of 40 feet from the 
residential buildings on the northern portion of the Property to the agricultural property to 
the north of SW 258th Street. The Property shall limit the residential buildings on the 
western portion of the Property facing SW 147th Avenue to a height of 4 stories. In 
addition, the Property shall restrict the height of the residential buildings fronting the 
northern portion of the Property along SW 258th Street to a height of 4 stories, so long as 
the property to the north is designated Agriculture on Miami Dade County’s Adopted 2030 
and 2040 Land Use Plan; 

4. Affordable Housing: Set aside a minimum of 30% of the residential units to be affordable 
to households earning up to 140% of Area Median Income (AMI);  

5. Urban Design: Apply the design guidelines of the County’s Standard Urban Center 
District Regulations and the and the Naranja Community Urban Center Regulations to the 
development;  

6. Special District: Comply with the CDMP “Special Districts” development regulations for 
the “The West Naranja Bus Rapid Transit Multifamily Access District”;  

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

8. 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 January 2024 Transmittal hearing. The original condition 
required submittal of the Conceptual Stormwater Master Plan); 
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9. Agricultural Land Mitigation: Contribute $8,750 per acre ($74,200 in total) to mitigate 

the loss of the ±8.48 acres of farmable land on the Property impacted by the proposed 

development;  

10. Water and Sewer Connection: Install necessary water and sewer infrastructure required 
to serve the property. (This condition was added after the January 2024 Transmittal 
hearing). 

 
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 and the South Florida Water Management District (SFWMD) 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-8H. Below is a summary of the comments and the response to the 
remarks.  
 
Florida Department of Commerce (FloridaCommerce) Comments 
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 advised 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. In its recommendation towards protecting the integrity of the UDB, 
FloridaCommerce suggested including 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. See FloridaCommerce’s March 2024 comments letter on page 36 of Appendix B 
herein.    
 
Response: In December 2024, The Board of County Commissioners adopted a text amendment to 
CDMP Land Use Element Policy LU-8G(i)(d), through Ordinance 24-133 adopted on November 21, 
2024, that 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), which specifically 
applies to properties bifurcated by the UDB and are within a SMART Plan corridor and the TIID, 
including the application site. Thus, it adequately addresses the risk of unchecked and unintended 
piecemeal urban expansion. It is also important to note that Policy LU-8H establishes specific criteria 
to be met by UDB expansion applications, including the provision of adequate infrastructure, provision 
of workforce housing, and mitigation for the loss of agricultural land, among other criteria, when such 
UDB expansion applications are being considered.  
 
South Florida Water Management District (SFWMD) Comments 
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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) that 
sufficient water will be available to serve the proposed development, or when water would be 
available.  
 
Response: According to the Miami-Dade Water and Sewer Department (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 (Alexander-Orr Plant). Currently, there is adequate treatment and water supply 
capacity at the Alexander-Orr Plant, 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. 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 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. 
 
Consistency with CDMP Policy LU-8H 
   
The application was previously reviewed under the standards of Policy LU-8H. Of the 17 criteria in 
LU-8H, two of the criteria are not applicable to the application. The applicant satisfies 14 of the 
remaining 15 criteria. While one criterion has not been satisfactorily addressed by the application, 
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, the application has substantial merits. Below 
is an 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: 

 
 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 “West Naranja Bus Rapid Transit Multifamily Access District” 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 ±13.75 gross 
acres and ±13.24 net acres. 
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b) Provide a mix of housing types at a minimum density of 10 du/acre for applications that 

include residential development;  

This application mostly satisfies this criterion. The application exceeds the 
minimum density requirement and the applicant’s concurrent zoning application 
proposes a variety of unit sizes and configurations, even though all of these would be 
in multi-family buildings.   

 
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. Proposed non-residential, commercial, uses 
are proposed to be provided to serve residential uses on the same site.  

 
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. Neither the “Special District” text nor the Declaration 
of Restrictions indicate that development would occur in phases. Furthermore, the 
concurrent zoning application reflects only one phase of development.  

 
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. One-third of the application site is within the 
UDB and is served by public utilities for which connections can serve the entire site, 
and the applicant has provided the necessary commitments in the proffered covenant 
to ensure adequate public facilities and infrastructure are available or will be available 
for the development in compliance with this criterion.  

 
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 generally satisfies this criterion. The applicant proposes up to 
10,000 square feet of retail space to serve a development with 773 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. 

  
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. 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 
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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 
and Naranja Community Urban Center Regulations. In addition, the zoning site plan 
demonstrates 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. 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 applicant modified the proposed text for 
the West Naranja Bus Rapid Transit Multifamily Access District to add a requirement for 
buffering between future residential buildings and agricultural properties on lands to the 
north and west. At least a 40-foot setback separation, which shall include right of way, 
shall be provided between residential buildings on the north and the agricultural use to 
the north of the Property.  In addition, at least 85 feet of separation, which shall include 
right of way, shall be provided from the residential buildings on the west and the 
agricultural property west of SW 147th avenue.   

 
  
k) Provide a minimum of 15% of the gross area as open space;   

This application satisfies this criterion through language in the Special District text 
and the proffered Declaration of Restrictions.  

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

consideration of impacts to threatened and endangered species;  
 
This criterion is not applicable. There are no environmentally pristine nor endangered 
species on this site. 

 
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 
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improvements to the South Dade Transitway have a total estimated capital cost is $300 
million while the TIID, to date, has generated approximately $89,475,657.00 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 demonstrates through the 
Special District text and the Declaration or Restrictions that thirty percent  (30%) of the 
dwelling would be affordable to individuals 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 enables transit-oriented 
development within one-half mile of the SW 264 Street station of the South Dade 
Busway, and is served by transit service with 10-minute peak hour headways. 

 
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;  

This application satisfies this criterion. The impacts from the proposed development 
if the application were to be approved would not cause a violation of the level of service 
standards for roadways. That said, US-1 is an evacuation route that is currently failing, 
so any impact from this project requires mitigation, hence the roadway has to be 
improved by the applicant by entering into a proportionate fair share agreement with the 
County. The applicant committed through its Declaration of Restrictions that the project 
will provide roadway improvements or pay its proportionate share to address this LOS 
issue. 

 
 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 committed in its Declaration of 
Restrictions to contribute to Miami-Dade County $8,750.00 per acre ($74,200 in total) 
for its impact to the portion of the Application site that is agriculture and outside the UDB 
towards the preservation of other Agricultural land. 
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Applicant correspondence requesting changes to submitted text after transmittal 
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Appendix B  
 

ADDITIONAL ITEMS: STATE AND REGIONAL AGENCY REVIEW COMMENTS  
MAY 2023 CYCLE APPLICATION NO. CDMP20230010  

TO AMEND THE COMPREHENSIVE DEVELOPMENT MASTER PLAN  
(Consisting of materials received after the transmittal hearing)  

 

ITEMS 
PAGE 
NO. 

Florida Department of Economic Opportunity Comments, dated March 8, 2024; 37 

Florida Department of Transportation Comments, dated March 6, 2024; 39 

South Florida Water Management District Comments, dated March 6, 2024;  41 

Florida Fish and Wildlife Conservation Commission Comments, dated March 4, 2024; 43 

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

45 

Florida Department of Environmental Protection Comments, dated March 7, 2024; and 47 

South Florida Regional Planning Council Comments, dated February 26, 2024. 51 

 

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/32e3ee64-8935-4bdc-aca5-7ccbe71a31d5 
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ADDITIONAL ITEMS 

MAY 2023 CYCLE APPLICATION NO. CDMP20230010 

TO AMEND THE COMPREHENSIVE DEVELOPMENT MASTER PLAN  

(Consisting of materials related to the application not included in the Initial Recommendation or 

State Transmittal)  

ITEMS 
PAGE 
NO. 

Additional Items 

Notice to State of extension for 180-day deadline, dated July 23, 2024 A-1

Acknowledgement from State of 180-day deadline extension, dated July 31, 2024 A-5

Notice to State of second extension for 180-day deadline, dated March 5, 2025 A-7

Acknowledgement from State of second 180-day deadline extension, dated March 
5, 2025 

A-9
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March 30, 2020 

July 23, 2024

Florida Department of Commerce 
Attn: James D. Stansbury, Chief 
Bureau of Community Planning and Growth 
Caldwell Building 
107 East Madison Street 
Tallahassee, FL 32399-6545 
James.Stansbury@Commerce.fl.gov 

Subject:  Notice of Time Extension for Pending May 2023 Cycle Application No. CDMP20230010 
to Amend the Comprehensive Development Master Plan for Miami-Dade County (No. 24-02ESR) 

Dear Mr. Stansbury: 

This letter serves as notice of a time extension for the adoption of May 2023 Cycle Application 
No. CDMP20230010 to amend Miami-Dade County’s Comprehensive Development Master Plan 
(CDMP), pursuant to Section 163.3184(3)(c)1, Florida Statutes (F.S.).   

Section 163.3184(3)(c)1, F.S., provides that a local government shall hold its second public 
hearing on whether to adopt proposed comprehensive plan amendments within 180 days of 
receiving comments from the state and regional reviewing agencies; otherwise, the proposed 
amendments shall be deemed withdrawn unless the 180-day timeframe is extended by 
agreement. The statute also requires that notice of such agreement be provided to the State Land 
Planning Agency and any affected person(s) that provided comments on the proposed 
amendments. A copy of this notice of time extension is provided to each person who commented 
on the pending application, including those who may qualify as affected persons pursuant to 
Section 163.3184(1)(a), F.S., as identified in the list of recipients for this correspondence. 

The Miami-Dade Board of County Commissioners (Board) conducted its first public hearing on 
January 24, 2024, and transmitted the May 2023 Cycle Application No. CDMP20230010 
(Amendment No. 24-02ESR) to the reviewing agencies on February 8, 2024. The County received 
comments from the reviewing agencies on Application No. CDMP20230010 in February and 
March 2024, including the Florida Department of Commerce on March 8, 2024. The applicant and 
the County agree that, in compliance with Florida Statutes, an extension beyond the 180-day 
timeframe is necessary to conclude the review of the pending CDMP application and for the Board 
to subsequently take final action on the application. The 180-day timeframe expires on 
September 4, 2024, but the agreed extension will expire on April 30, 2025.

For additional information or clarification regarding this transmittal, please contact Jerry Bell, 
AICP, Assistant Director for Planning, Miami-Dade County Department of Regulatory and 
Economic Resources, Stephen P. Clark Center, 111 NW 1st Street, 12th Floor, Miami, Florida 
33128, or by phone at (305) 375-2835, fax (305) 375-2560 or e-mail Jerry.Bell@miamidade.gov. 

   Department of Regulatory and Economic Resources  
Planning Division, Metropolitan Planning Section 

111 NW 1 Street • 12th Floor 
Miami, Florida 33128-1902 
Telephone: 305-375-2835 

www.miamidade.gov/planning 
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Florida Department of Commerce 
James D. Stansbury, Chief  
Page 2 

Thank you for your time and consideration. 

Sincerely, 

Lourdes M. Gomez, AICP, Director 
Department of Regulatory and Economic Resources

c:   Honorable Daniella Levine Cava, Mayor 
Honorable Chairman Oliver G. Gilbert, III 
and Members, Miami-Dade Board of County Commissioners  
Abbie Schwaderer-Raurell, Assistant County Attorney 
Jerry Bell, Assistant Director for Planning, Dept. of Regulatory and Economic Resources 

Attachment 1:  List of Persons who commented on Application No. CDMP20230010, including 
those who may qualify as affected Persons pursuant to Section 163.3184(1)(a), F.S.  
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1 

Attachment 1 

List of Persons who Commented on Application No. CDMP20230010: 

Alessandria San Roman, Applicant's Legal Representative 

Brandon Scpirt, Applicant 

Pedro Gassant, Applicant’s Legal Representative 

Miriam Soler-Ramos, Applicant’s Legal Representative 

Troy Abbott, Resident 

Daniel Coro, Resident 

Ernesto Echauri, Resident 

Iliany Urquia, Resident 

Laura Reynolds, Resident 

Mary Waters, Resident 

Philip Marraccini, Resident 

William  Greer, Resident 

Zac Cosner, Resident 

Note that persons who commented on the application may qualify as affected persons pursuant 

to Section 163.3184(1)(a), Florida Statute (F.S.) 

* Definition of Affected Persons per 163.3184(1)(a), F.S

“Affected person” includes the affected local government; persons owning property, residing, or 

owning or operating a business within the boundaries of the local government whose plan is the 

subject of the review; owners of real property abutting real property that is the subject of a 

proposed change to a future land use map; and adjoining local governments that can demonstrate 

that the plan or plan amendment will produce substantial impacts on the increased need for 

publicly funded infrastructure or substantial impacts on areas designated for protection or special 

treatment within their jurisdiction. Each person, other than an adjoining local government, in order 

to qualify under this definition, shall also have submitted oral or written comments, 

recommendations, or objections to the local government during the period of time beginning with 

the transmittal hearing for the plan or plan amendment and ending with the adoption of the plan 

or plan amendment. 
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July 31, 2024 

RESPONSE VIA E-MAIL ONLY 

Ms. Lourdes Gomez, AICP 
Director 
Miami-Dade County 
Planning Division, Metorpolitan Planning 
111 NW 1 Street, 12th Floor 
Miami, Florida 33128 

RE: CDMP 20230010 Infinity Garden Apartments 

Dear Ms. Gomez: 

This letter is in response to the e-mail dated July 31, 2024, notifying of an extension for the adoption of 
a proposed amendment COM# 24-02ESR to the Miami-Dade County’s Comprehensive Plan pursuant 
to Section 163.3184(3), Florida Statutes (F.S.).   

The Department acknowledges receipt of the notice to extend the deadline to adopt the proposed 
amendment. The new extended adoption date is April 30, 2025. The Department reminds the Miami-
Dade County that all affected persons who commented on the amendment need to be notified of the 
extension.   

Once the proposed amendment is adopted, please submit the amendments to FloridaCommerce, 
Bureau of Community Planning and Growth, Plan Processing Team within 10 working days of adoption 
pursuant to Section 163.3184, F.S. 

If you have any questions concerning this matter, please do not hesitate to contact Jana Williams at 
850.717.8483, or myself, at 850.717.8491. 

Sincerely, 

Donna Harris, Senior Plan Processor 
Bureau of Community Planning and Growth 

DH/ 
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March 30, 2020 

March 5, 2025 

Florida Department of Commerce 
Attn: James D. Stansbury, Chief 
Bureau of Community Planning and Growth 
Caldwell Building 
107 East Madison Street 
Tallahassee, FL 32399-6545 
James.Stansbury@Commerce.fl.gov 

Subject:  Notice of Second Time Extension for Pending May 2023 Cycle Application No. 
CDMP20230010 to Amend the Comprehensive Development Master Plan for Miami-Dade 
County (No. 24-02ESR) 

Dear Mr. Stansbury: 

This letter serves as notice of a second time extension for the adoption of May 2023 Cycle 
Application No. CDMP20230010 to amend Miami-Dade County’s Comprehensive Development 
Master Plan (CDMP), pursuant to Section 163.3184(3)(c)1, Florida Statutes (F.S.).   

Section 163.3184(3)(c)1, F.S., provides that a local government shall hold its second public 
hearing on whether to adopt proposed comprehensive plan amendments within 180 days of 
receiving comments from the state and regional reviewing agencies; otherwise, the proposed 
amendments shall be deemed withdrawn unless the 180-day timeframe is extended by 
agreement. The statute also requires that notice of such agreement be provided to the State Land 
Planning Agency and any affected person(s) that provided comments on the proposed 
amendments. A copy of this notice of time extension is provided to each person who commented 
on the pending application, including those who may qualify as affected persons pursuant to 
Section 163.3184(1)(a), F.S., as identified in the list of recipients for this correspondence. 

The Miami-Dade Board of County Commissioners (Board) conducted its first public hearing on 
January 24, 2024, and transmitted the May 2023 Cycle Application No. CDMP20230010 
(Amendment No. 24-02ESR) to the reviewing agencies on February 8, 2024. The County received 
comments from the reviewing agencies on Application No. CDMP20230010 in February and 
March 2024, including from the Florida Department of Commerce on March 8, 2024. The original 
timeframe expired on September 4, 2024, but it was extended through mutual agreement to expire 
on April 30, 2025. The applicant and the County now agree that, in compliance with Florida 
Statutes, an additional extension is necessary to conclude the review of the pending CDMP 
application and for the Board to subsequently take final action on the application. The agreed 
upon second extension will expire on June 30, 2025.  

For additional information or clarification regarding this transmittal, please contact Jerry Bell, 
AICP, Assistant Director for Planning, Miami-Dade County Department of Regulatory and 

   Department of Regulatory and Economic Resources  
Planning Division, Metropolitan Planning Section 

111 NW 1 Street • 12th Floor 
Miami, Florida 33128-1902 
Telephone: 305-375-2835 

www.miamidade.gov/planning 
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Florida Department of Commerce 
James D. Stansbury, Chief  
Page 2 

Economic Resources, Stephen P. Clark Center, 111 NW 1st Street, 12th Floor, Miami, Florida 
33128, or by phone at (305) 375-2835, fax (305) 375-2560 or e-mail Jerry.Bell@miamidade.gov. 

Thank you for your time and consideration. 

Sincerely, 

Lourdes M. Gomez, AICP, Director 
Department of Regulatory and Economic Resources 

c:   Honorable Daniella Levine Cava, Mayor 
Honorable Chairman Anthony Rodriguez 
and Members, Miami-Dade Board of County Commissioners 
Abbie Schwaderer-Raurell, Assistant County Attorney 
Jerry Bell, Assistant Director for Planning, Dept. of Regulatory and Economic Resources 

Attachment 1:  List of Persons who commented on Application No. CDMP20230010, including 
those who may qualify as affected Persons pursuant to Section 163.3184(1)(a), F.S.  
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March 6, 2025 

RESPONSE VIA E-MAIL ONLY 

Ms. Lourdes Gomez, AICP 
Director 
Miami-Dade County 
Planning Division, Metorpolitan Planning 
111 NW 1 Street, 12th Floor 
Miami, Florida 33128 

RE: CDMP 20230010 Infinity Garden Apartments 

Dear Ms. Gomez: 

This letter is in response to the e-mail dated March 5, 2025, notifying of an extension for 
the adoption of a proposed amendment COM# 24-02ESR to the Miami-Dade County 
Comprehensive Plan pursuant to Section 163.3184(3), Florida Statutes (F.S.).   

FloridaCommerce acknowledges receipt of the notice to extend the deadline to adopt the 
proposed amendment. The new extended adoption date is June 30, 2025. 
FloridaCommerce reminds the Miami-Dade County that all affected persons who 
commented on the amendment need to be notified of the extension.   

Once the proposed amendment is adopted, please submit the amendments to 
FloridaCommerce, Bureau of Community Planning and Growth, Plan Processing Team 
within 10 working days of adoption pursuant to Section 163.3184, F.S. 

If you have any questions concerning this matter, please do not hesitate to contact James 
Stansbury at (850)717-8512, or myself, at 850.717.8491. 

Sincerely, 

Donna Harris, Senior Plan Processor 
Bureau of Community Planning and Growth 

DH/ 
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ADDITIONAL ITEMS: NOTICE OF EXTENSION 

MAY 2023 CYCLE APPLICATION NO. CDMP20230010 

TO AMEND THE COMPREHENSIVE DEVELOPMENT MASTER PLAN  

(Consisting of materials related to the application not included in 

the Final Recommendation report.)  

ITEMS 
PAGE 
NO. 

Additional Items 

Notice to State of extension for 180-day deadline, dated July 23, 2024 A-1

Acknowledgement from State of 180-day deadline extension, dated July 31, 2024 A-5

Notice to State of second extension for 180-day deadline, dated March 5, 2025 A-7

Acknowledgement from State of second 180-day deadline extension, dated March 
5, 2025 

A-9
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March 30, 2020 

July 23, 2024

Florida Department of Commerce 
Attn: James D. Stansbury, Chief 
Bureau of Community Planning and Growth 
Caldwell Building 
107 East Madison Street 
Tallahassee, FL 32399-6545 
James.Stansbury@Commerce.fl.gov 

Subject:  Notice of Time Extension for Pending May 2023 Cycle Application No. CDMP20230010 
to Amend the Comprehensive Development Master Plan for Miami-Dade County (No. 24-02ESR) 

Dear Mr. Stansbury: 

This letter serves as notice of a time extension for the adoption of May 2023 Cycle Application 
No. CDMP20230010 to amend Miami-Dade County’s Comprehensive Development Master Plan 
(CDMP), pursuant to Section 163.3184(3)(c)1, Florida Statutes (F.S.).   

Section 163.3184(3)(c)1, F.S., provides that a local government shall hold its second public 
hearing on whether to adopt proposed comprehensive plan amendments within 180 days of 
receiving comments from the state and regional reviewing agencies; otherwise, the proposed 
amendments shall be deemed withdrawn unless the 180-day timeframe is extended by 
agreement. The statute also requires that notice of such agreement be provided to the State Land 
Planning Agency and any affected person(s) that provided comments on the proposed 
amendments. A copy of this notice of time extension is provided to each person who commented 
on the pending application, including those who may qualify as affected persons pursuant to 
Section 163.3184(1)(a), F.S., as identified in the list of recipients for this correspondence. 

The Miami-Dade Board of County Commissioners (Board) conducted its first public hearing on 
January 24, 2024, and transmitted the May 2023 Cycle Application No. CDMP20230010 
(Amendment No. 24-02ESR) to the reviewing agencies on February 8, 2024. The County received 
comments from the reviewing agencies on Application No. CDMP20230010 in February and 
March 2024, including the Florida Department of Commerce on March 8, 2024. The applicant and 
the County agree that, in compliance with Florida Statutes, an extension beyond the 180-day 
timeframe is necessary to conclude the review of the pending CDMP application and for the Board 
to subsequently take final action on the application. The 180-day timeframe expires on 
September 4, 2024, but the agreed extension will expire on April 30, 2025.

For additional information or clarification regarding this transmittal, please contact Jerry Bell, 
AICP, Assistant Director for Planning, Miami-Dade County Department of Regulatory and 
Economic Resources, Stephen P. Clark Center, 111 NW 1st Street, 12th Floor, Miami, Florida 
33128, or by phone at (305) 375-2835, fax (305) 375-2560 or e-mail Jerry.Bell@miamidade.gov. 

   Department of Regulatory and Economic Resources  
Planning Division, Metropolitan Planning Section 

111 NW 1 Street • 12th Floor 
Miami, Florida 33128-1902 
Telephone: 305-375-2835 

www.miamidade.gov/planning 
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Florida Department of Commerce 
James D. Stansbury, Chief  
Page 2 

Thank you for your time and consideration. 

Sincerely, 

Lourdes M. Gomez, AICP, Director 
Department of Regulatory and Economic Resources

c:   Honorable Daniella Levine Cava, Mayor 
Honorable Chairman Oliver G. Gilbert, III 
and Members, Miami-Dade Board of County Commissioners  
Abbie Schwaderer-Raurell, Assistant County Attorney 
Jerry Bell, Assistant Director for Planning, Dept. of Regulatory and Economic Resources 

Attachment 1:  List of Persons who commented on Application No. CDMP20230010, including 
those who may qualify as affected Persons pursuant to Section 163.3184(1)(a), F.S.  
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Attachment 1 

List of Persons who Commented on Application No. CDMP20230010: 

Alessandria San Roman, Applicant's Legal Representative 

Brandon Scpirt, Applicant 

Pedro Gassant, Applicant’s Legal Representative 

Miriam Soler-Ramos, Applicant’s Legal Representative 

Troy Abbott, Resident 

Daniel Coro, Resident 

Ernesto Echauri, Resident 

Iliany Urquia, Resident 

Laura Reynolds, Resident 

Mary Waters, Resident 

Philip Marraccini, Resident 

William  Greer, Resident 

Zac Cosner, Resident 

Note that persons who commented on the application may qualify as affected persons pursuant 

to Section 163.3184(1)(a), Florida Statute (F.S.) 

* Definition of Affected Persons per 163.3184(1)(a), F.S

“Affected person” includes the affected local government; persons owning property, residing, or 

owning or operating a business within the boundaries of the local government whose plan is the 

subject of the review; owners of real property abutting real property that is the subject of a 

proposed change to a future land use map; and adjoining local governments that can demonstrate 

that the plan or plan amendment will produce substantial impacts on the increased need for 

publicly funded infrastructure or substantial impacts on areas designated for protection or special 

treatment within their jurisdiction. Each person, other than an adjoining local government, in order 

to qualify under this definition, shall also have submitted oral or written comments, 

recommendations, or objections to the local government during the period of time beginning with 

the transmittal hearing for the plan or plan amendment and ending with the adoption of the plan 

or plan amendment. 
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July 31, 2024 

RESPONSE VIA E-MAIL ONLY 

Ms. Lourdes Gomez, AICP 
Director 
Miami-Dade County 
Planning Division, Metorpolitan Planning 
111 NW 1 Street, 12th Floor 
Miami, Florida 33128 

RE: CDMP 20230010 Infinity Garden Apartments 

Dear Ms. Gomez: 

This letter is in response to the e-mail dated July 31, 2024, notifying of an extension for the adoption of 
a proposed amendment COM# 24-02ESR to the Miami-Dade County’s Comprehensive Plan pursuant 
to Section 163.3184(3), Florida Statutes (F.S.).   

The Department acknowledges receipt of the notice to extend the deadline to adopt the proposed 
amendment. The new extended adoption date is April 30, 2025. The Department reminds the Miami-
Dade County that all affected persons who commented on the amendment need to be notified of the 
extension.   

Once the proposed amendment is adopted, please submit the amendments to FloridaCommerce, 
Bureau of Community Planning and Growth, Plan Processing Team within 10 working days of adoption 
pursuant to Section 163.3184, F.S. 

If you have any questions concerning this matter, please do not hesitate to contact Jana Williams at 
850.717.8483, or myself, at 850.717.8491. 

Sincerely, 

Donna Harris, Senior Plan Processor 
Bureau of Community Planning and Growth 

DH/ 
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March 30, 2020 

March 5, 2025 

Florida Department of Commerce 
Attn: James D. Stansbury, Chief 
Bureau of Community Planning and Growth 
Caldwell Building 
107 East Madison Street 
Tallahassee, FL 32399-6545 
James.Stansbury@Commerce.fl.gov 

Subject:  Notice of Second Time Extension for Pending May 2023 Cycle Application No. 
CDMP20230010 to Amend the Comprehensive Development Master Plan for Miami-Dade 
County (No. 24-02ESR) 

Dear Mr. Stansbury: 

This letter serves as notice of a second time extension for the adoption of May 2023 Cycle 
Application No. CDMP20230010 to amend Miami-Dade County’s Comprehensive Development 
Master Plan (CDMP), pursuant to Section 163.3184(3)(c)1, Florida Statutes (F.S.).   

Section 163.3184(3)(c)1, F.S., provides that a local government shall hold its second public 
hearing on whether to adopt proposed comprehensive plan amendments within 180 days of 
receiving comments from the state and regional reviewing agencies; otherwise, the proposed 
amendments shall be deemed withdrawn unless the 180-day timeframe is extended by 
agreement. The statute also requires that notice of such agreement be provided to the State Land 
Planning Agency and any affected person(s) that provided comments on the proposed 
amendments. A copy of this notice of time extension is provided to each person who commented 
on the pending application, including those who may qualify as affected persons pursuant to 
Section 163.3184(1)(a), F.S., as identified in the list of recipients for this correspondence. 

The Miami-Dade Board of County Commissioners (Board) conducted its first public hearing on 
January 24, 2024, and transmitted the May 2023 Cycle Application No. CDMP20230010 
(Amendment No. 24-02ESR) to the reviewing agencies on February 8, 2024. The County received 
comments from the reviewing agencies on Application No. CDMP20230010 in February and 
March 2024, including from the Florida Department of Commerce on March 8, 2024. The original 
timeframe expired on September 4, 2024, but it was extended through mutual agreement to expire 
on April 30, 2025. The applicant and the County now agree that, in compliance with Florida 
Statutes, an additional extension is necessary to conclude the review of the pending CDMP 
application and for the Board to subsequently take final action on the application. The agreed 
upon second extension will expire on June 30, 2025.  

For additional information or clarification regarding this transmittal, please contact Jerry Bell, 
AICP, Assistant Director for Planning, Miami-Dade County Department of Regulatory and 

   Department of Regulatory and Economic Resources  
Planning Division, Metropolitan Planning Section 

111 NW 1 Street • 12th Floor 
Miami, Florida 33128-1902 
Telephone: 305-375-2835 

www.miamidade.gov/planning 
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Florida Department of Commerce 
James D. Stansbury, Chief  
Page 2 

Economic Resources, Stephen P. Clark Center, 111 NW 1st Street, 12th Floor, Miami, Florida 
33128, or by phone at (305) 375-2835, fax (305) 375-2560 or e-mail Jerry.Bell@miamidade.gov. 

Thank you for your time and consideration. 

Sincerely, 

Lourdes M. Gomez, AICP, Director 
Department of Regulatory and Economic Resources 

c:   Honorable Daniella Levine Cava, Mayor 
Honorable Chairman Anthony Rodriguez 
and Members, Miami-Dade Board of County Commissioners 
Abbie Schwaderer-Raurell, Assistant County Attorney 
Jerry Bell, Assistant Director for Planning, Dept. of Regulatory and Economic Resources 

Attachment 1:  List of Persons who commented on Application No. CDMP20230010, including 
those who may qualify as affected Persons pursuant to Section 163.3184(1)(a), F.S.  
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March 6, 2025 

RESPONSE VIA E-MAIL ONLY 

Ms. Lourdes Gomez, AICP 
Director 
Miami-Dade County 
Planning Division, Metorpolitan Planning 
111 NW 1 Street, 12th Floor 
Miami, Florida 33128 

RE: CDMP 20230010 Infinity Garden Apartments 

Dear Ms. Gomez: 

This letter is in response to the e-mail dated March 5, 2025, notifying of an extension for 
the adoption of a proposed amendment COM# 24-02ESR to the Miami-Dade County 
Comprehensive Plan pursuant to Section 163.3184(3), Florida Statutes (F.S.).   

FloridaCommerce acknowledges receipt of the notice to extend the deadline to adopt the 
proposed amendment. The new extended adoption date is June 30, 2025. 
FloridaCommerce reminds the Miami-Dade County that all affected persons who 
commented on the amendment need to be notified of the extension.   

Once the proposed amendment is adopted, please submit the amendments to 
FloridaCommerce, Bureau of Community Planning and Growth, Plan Processing Team 
within 10 working days of adoption pursuant to Section 163.3184, F.S. 

If you have any questions concerning this matter, please do not hesitate to contact James 
Stansbury at (850)717-8512, or myself, at 850.717.8491. 

Sincerely, 

Donna Harris, Senior Plan Processor 
Bureau of Community Planning and Growth 

DH/ 
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