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Development Master Plan (CDMP). The information includes: (Exhibit 1) the Initial 
Recommendation report; and (Exhibit 2) Additional Items addressing Application No. 
CDMP20240021 received by the Department of Regulatory and Economic Resources not 
included in the Initial Recommendation report. 

_________________________ 
Roy Coley  
Chief Utilities and Regulatory Services Officer 

Date: 
Supplement 

Agenda Item No. 3(F) To: 

From: Daniella Levine Cava 
Mayor 

Subject: Supplemental Information on 2024 Out-of-Cycle Application 
No. CDMP20240021 to Amend the Comprehensive Development Master Plan 

July 17, 2025

Honorable Chairman Anthony Rodriguez 
and Members, Board of County Commissioners 

MDC001



Page 1 

2024 Out of Cycle Application No. CDMP20240021 

Revised and Replaced July 2025 

APPLICATION SUMMARY 

RECOMMENDATIONS 

Staff: ADOPT WITH CHANGE AND WITH ACCEPTANCE 
OF THE PROFFERED DECLARATION OF 
RESTRICTIONS (February 2025) 
[Changes are re-designate the ±4.46 gross acre/ net 
acre application site from "Low Density Residential" (2.5 
to 6 dwelling units per gross acre) to “Low Density 
Residential with One Density Increase (DI-1)” (6 to 13 
dwelling units per gross acre with urban design).] 

South Bay Community Council (15): ADOPT WITH CHANGE AND WITH ACCEPTANCE 
OF THE PROFFERED DECLARATION OF 
RESTRICTIONS, PER STAFF’S RECOMMENDATION 
(February 19, 2025) 

Applicant/Representative:  Bluenest Development LLC/ Pedro A. Gassant, Esq., 
Alessandria San Roman, Esq., Mischaël Cetoute, Esq. 
Holland & Knight, LLP. 

Location: East side of SW 127 Avenue and ±950 feet north of SW 
248 Street  

Total Acreage:  ±4.46 gross/net acres 

Current Land Use Plan Map Designation: "Low Density Residential" (2.5 to 6 dwelling units per 
gross acres) 

Requested Land Use Element Change 
and Other Changes: 

1. Redesignate the application site on the LUP map:

From: "Low Density Residential" (2.5 to 6 dwelling
units per gross acres) 

To: "Low Medium Density Residential" (6 to 13 
dwelling units per gross acres) 

2. Add the proffered Declaration of Restrictions in the
Restrictions Table in Appendix A of the CDMP Land
Use Element, if accepted by the Board of County
Commissioners

Amendment Type: Small-Scale (Being processed concurrently with 
Zoning Application No.  Z2024000201) 

Existing Zoning District/Site Condition: AU (Agriculture/one residence on 5 gross acres)/ 
Agriculture uses and single-family home 

Application No. CDMP20240021 
Bluenest Development LLC.

Commission District 8 (Cohen Higgins) Community Council 15 

EXHIBIT 1
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2024 Out of Cycle   Application No. CDMP20240021 

Revised and Replaced July 2025 

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

ADOPT AS REQUESTED BY THE APPLICANT 
WITH ACCEPTANCE OF THE PROFFERED 
DECLARATION OF RESTRICTIONS (March 3, 2025) 

Final Action of Board of County Commissioners: TO BE DETERMINED (May 22, 2025) 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

MDC003



Page 3 
 

2024 Out of Cycle   Application No. CDMP20240021 

 

Staff recommends to ADOPT WITH CHANGE AND WITH ACCEPTANCE OF THE PROFFERED 
DECLARATION OF RESTRICTIONS the proposed standard amendment to the Comprehensive 
Development Master Plan (CDMP) Adopted 2020 and 2030 Land Use Plan (LUP) map to redesignate the 
±4.46 gross-acre application site from "Low Density Residential" (2.5 to 6 dwelling units per gross acres) to 
"Low-Medium Density Residential (6 to 13 dwelling units per gross acre)" for the following reasons: 

 
Principal Reasons for Recommendation:  

 
1. Approval of the application would promote infill residential development at a higher density than 

currently allowed on the subject site. The application is consistent with Objective LU-1, Policy LU-1C 
and Policy LU-10A of the CDMP Land Use Element. These provisions of the CDMP require the County 
to give priority to infill development and redevelopment of substandard or underdeveloped 
environmentally suitable urban areas contiguous to existing urban development, where urban services 
and facilities have the capacities to accommodate additional demand. As discussed in Principal Reason 
No. 2(ii) below, existing public services and facilities have adequate capacities to accommodate the 
impacts that would be generated if the application is approved and developed as proposed by the 
applicant.  
 
The application site is currently used for agriculture, but it is adjacent to the Princeton Community Urban 
Center, where multi-family development is under construction across the street from this site. This site 
is inside the Urban Development Boundary. Under the current CDMP land use designation of "Low 
Density Residential” (2.5 to 6 dwelling units per gross acre), the site could be developed with a 
maximum of 26 residential units. The requested CDMP land use designation of “Low-Medium Density 
Residential” (6 to 13 dwelling units per gross acre) would allow the site to be developed with a maximum 
of 57 residential units. The Applicant has proffered a Declaration of Restrictions, that among other 
things, proposes 20% of the units on the application site as workforce housing units and to limit 
development on the site to a maximum 63 residential units, which may include additional units allowed 
through the CDMP’s 25% Density Bonus for Workforce Housing (see Proffered Declaration of 
Restrictions herein on page 31and Appendix B: Proffered Declaration of Restrictions).   
 
Staff recommends to Adopt with Change to redesignate the site instead to “Low Density Residential 
with One Density Increase for Urban Design (DI-1)” that allows the same density sought by the applicant 
of 6 to 13 dwelling units per gross acre, and with acceptance of the applicant’s proffered covenant. This 
designation would facilitate the development proposed by the applicant and also ensure that future 
development on the site at any density greater than six (6) units per acre would be of good urban design 
and assure greater compatibility with the surrounding area. If DI-1 standards are not used, the 
application site would be able to be developed with a maximum of 26 residential units. 
 

2.  Approval of the application would generally be consistent with the criteria for evaluating Land Use Plan 
map amendment applications pursuant to Policy LU-8E of the CDMP Land Use Element. Policy LU-8E 
requires LUP map amendment applications to be evaluated according to factors such as (i) the ability 
of the proposed amendment to satisfy a deficiency in the LUP map to accommodate projected 
population or economic growth of the County, (ii) impacts to County facilities and services, (iii) 
compatibility with abutting and nearby land uses, (iv) impacts to environmental and historical resources, 
and (v) the extent to which the proposed land use would promote transit ridership and pedestrianism 
pursuant to Objective LU-7 and associated policies. Each of the factors are discussed below. 

 
i. Need to Accommodate Economic or Population Growth: The application, if approved with the staff 

recommended change, would increase the capacity of residential land within Minor Statistical Area 
(MSA) 7.1 where the application site is located. An analysis of the residential capacity by housing 
type in the MSA shows the depletion of single-family type units occurring in 2028 and for multi-
family beyond 2040. The supply of residential land for both single-family and multi-family units is 
projected to be depleted by the year 2040. The application, if approved with the proffered 
Declaration of Restrictions, would increase the residential land capacity by 37 units (see Supply 
and Demand Analysis on page 12). This increase in the number of residential units, would provide 
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2024 Out of Cycle   Application No. CDMP20240021 

 

additional residential capacity in the subject MSA and accommodate projected population growth 
in the area. 
 

ii. Public Facilities and Services: Approval of the application would generally be consistent with the 
CDMP Capital Improvements Element Objective CIE-3 that requires CDMP land use decisions not 
to cause a violation in adopted level of standards for public facilities and services. The impacts that 
would be generated from the maximum development allowed on the application site, if the 
application is approved, would not cause a violation in the adopted level of service standards for 
public facilities and services.  
 
It should be noted that the traffic impact analysis of roadways serving the amendment site shows 

that all the roadways in the vicinity of the site are expected to operate within their adopted level of 

service (LOS) standards during the short-term. However, the long-term traffic impact analysis 

determined that five roadway segments serving the application site are projected to operate below 

the County’s adopted level of service standards with or without the traffic impacts of the application. 

Additionally, these roadway segments are not deemed to be significantly impacted by the project 

traffic since the projected traffic impact is less than five percent of the maximum service volume 

(MSV) of the adopted roadway LOS standard (see “Roadways” section on page 28). No mitigation 

or roadway improvements are required for projects having traffic impacts of less than five percent. 

  

The Miami-Dade County Public Schools in its Preliminary Concurrency Analysis review projects the 
proposed development will generate 24 students, 12 at the elementary, 5 at the middle and 7 at 
the senior high school level and identifies that the senior high school level currently does not have 
adequate capacity to serve the proposed development. Miami-Dade County Public Schools further 
indicates that final determination of Public School Concurrency and capacity reservation will be 
made during final plat approval, site planning, or a functional equivalent. If at that time there is 
insufficient school capacity, the development impacts would be mitigated through proportionate 
share mitigation, as required pursuant to CDMP Educational Element Policy EDU-2C and the 
Interlocal Agreement for Public Facility Planning between Miami-Dade County and Miami-Dade 
County Public Schools.  (see Public Schools discussion on page 27 and Appendix B: Miami-Dade 
County Public Schools Analysis on appendices page 43). 
 

iii. Compatibility: If the application is approved and developed as proposed by the applicant, it would 
be generally compatible with the surrounding area. If approved as recommended by staff and 
developed utilizing the sound urban design principles as required by the DI-1 overlay designation, 
the proposed development would be more compatible with the existing single family and townhome 
residential communities adjacent to the application site. To the north of the application site are low-
density single-family residences, vacant lots, and row and crop fields. Abutting to the east of the 
site is the Somerset Academy Charter High School. Further east, across SW 120th Avenue, is the 
Lennar at Corsica single family townhome development. To the south of the application site, across 
SW 248 Street, are single family residential developments. Abutting to the west of the site is vacant 
land which has been cleared for the development of a townhome community.   
 

iv. Environmental and Historic Resources: The application, if approved, would not impact historic, 
archaeological or environmental resources on the application site. Miami-Dade Office of Historic 
Preservation has reviewed the subject application and has no comments or objections. However, 
the application site contains tree resources, that may include specimen trees that are to be 
preserved whenever reasonably possible pursuant to CDMP Policy CON-8A and Section 24-49.2 
(II) of the Code (see “Environmental Conditions” section on page18). 
 

v. Enhance or Degrade Countywide Systems: If the application is approved, the development of the 
site with the proposed development would not degrade any countywide system. All countywide 
systems have sufficient capacity to absorb the impacts that would be generated by development of 
the site with the proposed use, or the impacts will be mitigated with the proffered covenant. 
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2024 Out of Cycle   Application No. CDMP20240021 

 

 
vi. Transit Ridership and Pedestrianism: The application, if approved, could support transit ridership 

and pedestrianism. The application site is currently served by Metrobus Route 38 and Route 70, 
which provide local route service to the general area where the application site is located. The 
closest bust stop to the site is approximately 0.3 miles (6-minute walk) from the site and is serviced 
by Metrobus Route 70. Metrobus Routes 34 and 38 provide service along the Transitway from the 
Dadeland North Metrorail Station to Florida City. Metrobus The closest bus stop for Routes 34 and 
38 is located along SW 127 Avenue, just over one mile from the application site (see “Transit 
Service” section on page 40. 
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STAFF ANALYSIS 
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Application Site 
 

Location 

The ±4.46 gross acre application site is generally located South of SW 244 Street and East of SW 127 
Avenue, in unincorporated Miami-Dade County (see “Aerial Photo” on page 6). The site is situated 
approximately 0.7 miles east of South Dixie Highway (US 1) and approximately 1.85 miles west of the 
Florida Turnpike Extension (SR 821). 
 
Existing Land Use 
The application site comprises of one parcel, which is has a single family residence and is actively farmed. 

(see “Existing Land Use” map on page 7).  
 

CDMP Land Use Designation 

The site is designated "Low Density Residential" (2.5 to 6 dwelling units per gross acres). Areas designated 
“Low Density Residential” are generally characterized by single family housing, such as single family 
detached, cluster, and townhouses. It could include low-rise apartments with extensive surrounding open 
space or a mixture of housing types provided that the maximum gross density is not exceeded. These land 
use categories allow residential densities that would allow the development of a maximum of 26 single 
family detached units on the application site.  
 

The application requests to redesignate ±4.46 acres of the application site located “Low Density 
Residential” to “Low-Medium Density Residential.” This CDMP land use category allows a range in density 
from a minimum of 6 to a maximum of 13 dwelling units per gross acre, for up to 57 units that could be 
developed on the site. The types of housing typically found in areas designated low-medium density include 
single-family homes, townhouses, and low-rise apartments.  
 

Staff’s recommended redesignation to “Low Density Residential with One Density Increase” (DI-1), instead 
of the requested “Low-Medium Density Residential”, would also allow the site to be developed with 6 to 13 
dwelling units per acre only if urban design principals are incorporated into the design of the project. The 
units typically allowed in this category would be in the form of single-family homes, townhouses, and low-
rise apartments. Urban design principals ensure that the proposed development provides for a pedestrian 
friendly environment and connectivity with the surrounding area. 
 

Proffered Declaration of Restrictions 

The Applicant has proffered a Declaration of Restrictions (see “Appendix B: Proffered Declaration of 

Restrictions” on Appendix Page 31) that would limit development on the application site to a maximum of 

63 residential units and commits to the following:   

• 20% of the total units on site as for sale as for-sale units to households whose annual income is up 

to one-hundred forty percent (140%) of the Area Median Income (“AMI”) of Miami-Dade County; 

• providing a monetary contribution to the Miami-Dade County MetroConnect Service; 

• ensuring the appropriate water flow and accessible connection for Miami-Dade County Fire Rescue; 

• requesting that the County apply the Owner’s payment of impact fees to the immediate area; and  

• connecting to Public Water and Sanitary Sewer Service and providing a public pump station, if at 
the time of development, a pump station is not available. 

 

Zoning 

The application site is currently zoned AU (Agricultural District), The AU zoning district permits agricultural 

uses and residences at a density of one dwelling unit per 5 gross acres (see “Zoning” map on page 7). 
 

Zoning History 

Miami-Dade County zoning regulations were first created in 1938. There have not been any zoning change 

for the application site. 
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Adjacent Land Use and Zoning 

Existing Land Uses 

Adjacent to the north of the application site is a single-family home designated “Low Density Residential”. 
Abutting to the east of the site is the Somerset Academy Charter High School. To the south of the site are 
a house of worship, agricultural uses, and single-family homes. The area west of the site includes vacant 
lots that have been cleared for development of a townhome community consisting of 308 units (see 
“Existing Land Use” map on page 8). 
 

Land Use Plan Map Designations 

Adjacent to the north and west of the application site, west of SW 119 Avenue, the land is designated 

“Estate Density Residential” on the CDMP Adopted 2020 and 2030 LUP map. Adjacent to the north and 

east of the application site, east of SW 119 Avenue, the land is designated “Low Density Residential” and 

“Business and Office”. To the south of the site, across SW 248 Street, the area is designated “Low-Density 

Residential” (see “CDMP Land Use” map on page 9). 
 

Zoning 

Properties adjacent to the north, east and south of the application site, are zoned AU (Agricultural District). 
Properties adjacent to the west of the site are zoned PCUC (Princeton Community Urban Center). (See 
“Zoning Map” on page 7). 
 

Supply/Demand for Residential Land 
 

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

Residential  
The combined vacant land for single-family and multi-family residential development in the Analysis Area 
(Minor Statistical Area 7.1) in 2024 was estimated to have a capacity for about 10,418 dwelling units, with 
89.6 percent of these units intended as multi-family.  The annual average residential demand in this 
Analysis Area is projected to go from 311 units per year in the 2020-2025 period to 270 in the 2035-2040 
period.  An analysis of the residential capacity by type of dwelling units shows the depletion of single-family 
type units occurring by the year 2028. For multi-family type units, the depletion will occur beyond 2040, and 
for both single-family and multi-family units the depletion is also projected to be beyond the year 2040 (See 
Table 1 below).   

Table 1 
Residential Land Supply/Demand Analysis 

2024 to 2040: Application CDMP20240021 (MSA 7.1) 

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

 
 

STRUCTURE TYPE 

 SINGLE-FAMILY MULTIFAMILY BOTH TYPES 

CAPACITY IN 2024 1,079 9,339 10,418 
DEMAND 2020-2025 241 70 311 
CAPACITY IN 2025 838 9,269 10,107 
DEMAND 2025-2030 216              63        279 
CAPACITY IN 2030 0 8,954 8,712 
DEMAND 2030-2035 220 64 284 
CAPACITY IN 2035 
DEMAND 2035-2040 
CAPACITY IN 2040 

0 
209 

0 

8,634 
61 

8,329 

7,292 
270 

5,942 

DEPLETION YEAR 2028 2040+ 2040+ 
Residential capacity is expressed in terms of housing units.  
Housing demand is an annual average figure based on population projections. 
Source: Miami-Dade Department of Regulatory and Economic Resources, Planning Division, Planning Research and Economic 
Analysis Section, December 2024 

MDC013



Page 13 
 

Out-Of-Cycle 2024                                                     Application No. CDMP20240021                                                                      

 

Currently, the countywide depletion for single-family type units is projected to take place by the year 2027 

and for multi-family type units well beyond 2040 (See Table 2). 

Table 2 
Residential Land Supply/Demand Analysis 

2024 to 2040: Miami-Dade County 

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

 
 

STRUCTURE TYPE 

 SINGLE-FAMILY MULTIFAMILY BOTH TYPES 

CAPACITY IN 2024 21,760 406,000 427,780 
DEMAND 2020-2025 5,569 5,175 10,744 
CAPACITY IN 2025 16,211 400,825 417,036 
DEMAND 2025-2030 5,640           

5,539     
11,179 

CAPACITY IN 2030 0 373,130 361,141 
DEMAND 2030-2035 4,177 4,631 8,808 
CAPACITY IN 2035 
DEMAND 2035-2040 
CAPACITY IN 2040 

0 
3,763 

0 

349,975 
4,521 

327,370 

317,101 
8,284 

275,681 

DEPLETION YEAR 2027 2040+ 2040+ 
Residential capacity is expressed in terms of housing units.  
Housing demand is an annual average figure based on population projections. 
Source: Miami-Dade Department of Regulatory and Economic Resources, Planning Division, Planning Research 
and Economic Analysis Section, December 2024. 

 
The applicant is requesting a change from “Low Density Residential” to “Low-Medium Density Residential” 
for a total of approximately 4.46 gross acres. Consequently, if the proposed application is approved, it will 
create a net addition of 37 single-family type units. This will result in extending the depletion year for single 
family type units by approximately two months.  This application will have no impact on the depletion year 
for multifamily type units. 
Housing Affordability Assessment:  

Goal 1 of the Housing Element of the Comprehensive Development Master Plan is to: 

ENSURE THE PROVISION OF HOUSING THAT WILL BE AFFORDABLE TO ALL CURRENT AND 

FUTURE MIAMI-DADE COUNTY RESIDENTS, REGARDLESS OF HOUSEHOLD TYPE OR 

INCOME. 

The following market analysis evaluates the extent to which the current application meets this goal.  
 
A noted above, the application is in MSA 7.1. However, the location at the south of SW 244th Street and 
east of SW 127th Avenue places the site right at the convergence of MSAs 7.1, 7.2, and 7.4 which, 
combined, will constitute the housing market area in the analysis that follows. The proposal is for 63 single-
family attached housing units. Twenty percent (12 units) of the dwelling units shall be designated as for-
sale affordable housing to households whose annual income is up to one-hundred forty percent (140%) of 
the area median income (AMI) of Miami Dade County according to the Declaration of Restrictions. The 
Declaration also preserves the right to transfer the density bonus available through the workforce housing 
ordinance to another property. Therefore, no less than 50% of the workforce housing units (6 units) shall 
target households with incomes at or below 110% of the area median income. 
 
The application points to the depletion of single-family type housing countywide as creating a housing crisis 
in the county which can be mitigated by this development. The analysis below evaluates this claim and 
provides essential context, particularly, for whom there may be a housing crisis and the current market 
trends specifically in the vicinity of the application site.  
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Analysis: The Department of Housing and Urban Development estimates HUD AMI for all counties. The 
2024 AMI for Miami-Dade County is $79,400.  This number is derived from the median family income 
reported in the American Community Survey 2022 1-year Estimates for Miami-Dade County and adjusted 
for inflation and family size.  
 
The table below shows the breakdown of all households in the market area that fall within the income limit 
categories and the corresponding housing-cost burden. The income values reported here are for a typical 
family of four. The table shows that 48.1 percent of all households (including renters and owners) earn less 
than 60 percent of AMI ($68,100). An additional 14.1 percent of households earn between 60 and 80 percent 
of AMI ($90,800). Combined, 71.3 percent of these very low and low-income households are either cost 
burdened (30.4 percent) or severely cost burdened (40.9 percent). A household is considered cost 
burdened if they pay between 30 and 50 percent of their income for housing costs, and severely cost 
burdened if they spend 50 percent or more of their income on housing costs.  
 
The numbers drop precipitously as incomes rise. Nineteen-point-three percent of households in the market 
area earn between 80 percent and 120 percent of AMI ($136,200). The share of these moderate-income 
households that are cost-burdened or severely-cost burdened falls to 24.1 percent. And 18.5 percent of 
households in the market area earn more than 120 percent of AMI, of which, only 4.4 percent are cost-
burdened or severely cost burdened.  
 

 

The following table shows the incidence of cost burden for owner-households only. fifty-point-six percent of 

all owner-households in this MSA earn less than 80 percent of AMI and are considered low-income or very-

low income. Over three-fifths of these owner-households, 64.9 percent, are either cost burdened (30.9 

percent) or severely cost burdened (34.0 percent). Among moderate-income households earning between 
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80 and 120 percent of AMI that account for 37.3 percent of owner households, the rate of cost burden or 

severe cost burden falls to 27.6 percent and for the 12.1 percent of households earning more than 120 

percent of AMI, just 5.2 percent are cost burdened or severely-cost burdened. The data illustrates the 

financial housing crisis in which low-income families in Miami-Dade County and this market find themselves, 

and that the housing crisis they find themselves in results, predominantly, from low incomes rather than 

high prices. It also illustrates the importance of distinguishing between workforce housing at 140 percent of 

AMI, and actual affordable housing at 80 percent or less of AMI. 

Finally, the table below again shows all households by income ranges in the housing market area of this 
application, and the corresponding affordable sales price that would not leave the households cost 
burdened. An analysis of 2023 property sales from the Miami-Dade Property Appraiser’s database, 
including both new homes and resales, identified that only 3.2 percent of sales over that year were 
affordable to the low- or very-low-income households (less than 80 percent of AMI). An additional 8.1 
percent of sales were affordable to moderate-income households in the 80 to 120 percent range. That left 
88.6 percent of all sales priced out of range for 81.5 percent of households earning less than 120 percent 
of AMI. The median price of a 2023 home sale in the three MSAs constituting the market area was $423,700. 
This amount is 11 percent higher than the price limit for a household at 140 percent of AMI, approximately 
$380,920. The applicant, in their covenant, has committed to 20 percent of the units, 12 units, to be 
workforce housing as part of this application at a price at or below $380,920, with 50 percent, 6 units, 
affordable at a price less than approximately $299,294.  
 
Conclusion: The data above indicates that there is no general housing crisis in this market area. 
Unfortunately, rising home prices are impacting all households, but for moderate and workforce households 
and above in this market area, the vast majority would not appear to be in crisis. The same cannot be said 
for very low and low-income households. This is the portion of the workforce that could potentially be pushed 
out of the county and adversely impact the economy. The supply of available land for single-family housing 
is indeed dwindling, both in the market area and countywide. This application addresses that need with 
efficient townhouse development. What the application claims but does not do, and what the data indicates 
there is a great need for, is housing that is affordable for nearly three-quarters of all households in the area. 
The data for the area demonstrates that the vast majority of households at 140 percent or more of AMI can 
already afford to own homes in the area. The same cannot be said for households at lower-income levels.  
 
Occupations and Incomes in Miami-Dade County 
 
The table below provides some examples of occupations and annual wages in the Miami-Fort Lauderdale-
West Palm MSA for 2023, the most recent data available, to help understand the needs of current residents. 
The list focuses primarily on “workforce”-class occupations across the entire MSA. The occupations are 

color-coded based on incomes to match the income limits from above. The median or typical annual wage 
for maids and housekeepers, essential for the hotel industry, is $31,210. School bus drivers have a median 
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annual wage of $36,770. Bank tellers show up at $42,570 and auto mechanics at $47,680 per year. Even 
the trades, like plumbers and electricians require a second household income earner to get out of the very-
low-income band. Plumbers have a median income of $54,370 and electricians at $51,660. All of these 
earn less than the 60 percent of the AMI threshold discussed above and could not afford market-rate 
housing around this application without additional income.  
 
The table below shows the incomes of these occupations assuming two similar earners per household, and 
the extent to which they remain below the median income level. The complete dataset shows that 50 
percent of households in the MSA would earn less than 80 percent of AMI for a family of four. Among all 
one-income families, 88 percent would earn less than 80 percent of AMI.  
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Environmental Conditions 

 

Flood Protection 

Federal Flood Zone                  X 

Stormwater Management Permit Required     DERM 

County Flood Criteria, National Geodetic Vertical Datum (NGVD) 6 feet 

 
Biological Conditions 

Wetlands Permit Required                No 

Native Wetland Communities            No 

Specimen Trees                                Might contain. Applicant did not submit information  

Endangered Species Habitat            Might contain. Applicant did not submit information  

Natural Forest Community                No 

 
Other Considerations 

Within Wellfield Protection Area       No 

Contaminated Site                            No records. Might be contaminated based on agricultural use 

 

 

Proposed Water and Wastewater Demand: 

 
Potential Development 

 
Flow 

(GPD) 

% of CDMP 

Water Treatment 
Available 
Capacity 

% of CDMP 

Sewer 
Treatment 
Available 
Capacity 

SF attached, 63 units 9,450 0.0018 0.0052 

 

Potable Water Supply 

The subject property is located within the Miami-Dade Water and Sewer Department (MDWASD) 
franchised water service area. Pursuant Chapter 24 of the Code, development shall connect to public 
water system in accordance with Code requirements. 
 
The source of the water for this area is the Alexander Orr Water Treatment Plant, which is owned and 
operated by MDWASD. Furthermore, currently the plant has sufficient capacity to provide the current water 
demand. The plant is presently producing water that meets Federal, State, and County drinking water 
standards. 
 
Wastewater Facilities 
The subject properties are located within the MDWASD franchised sewers service area. Pursuant to 
Chapter 24 of the Code, the proposed development located within feasible distance to public sewer lines 
shall connect to the public sewer system in accordance with Code requirements. 
 
According to MDWASD comments issued for this application, installation of a new public sewer pump 
station in the area will be required. The sewer flow collected in the area will be directed to the South District 
Wastewater Treatment Plant which is owned and operated by MDWASD and currently has sufficient 
capacity to treat the proposed sewer flow. 
 
At this time the South District Wastewater Treatment Plant has sufficient capacity to treat current 
discharge. 
 
Relevant Chapter 24 Provisions regarding connection to public water and sanitary sewer 

MDC019



Page 19 
 

Out-Of-Cycle 2024                                                     Application No. CDMP20240021                                                                      

 

DERM review and approval is required for any proposed public or private sanitary sewer system. The 
proposed development shall connect directly to the public sanitary sewer system, without traversing other 
parcels. Private sanitary sewer collection and transmission systems are limited to one building per parcel 
connecting directly to a public sanitary sewer system and cannot traverse other parcels to connect to the 
public sanitary sewer system. If multiple buildings are within a parcel, each building shall connect 
individually to a public sanitary sewer system without traversing other parcels. 
 
The water mains shall be evaluated and upsized if required based on the proposed development and 
existing domestic and fire water flow demands. If a sanitary sewer pump station is required, the station 
shall be designed pursuant to section 24-42.2 of the Code and Chapter 62-604 of Florida Administrative 
Code. 
 
The future construction within the development area shall comply with the requirements mandated by the 
Federal Consent Decree Case: N0. 1:12-cv-24400-FAM, effective Dec 6, 2013, with the goal of eliminating 
all Sanitary Sewer Overflows (SSOs) and prohibited bypasses. 
 
All public wastewater collection and transmission systems shall be protected from flood waters and inflow 
by having all mechanical and electrical equipment and all system openings placed above the Base Flood 
Elevation plus applicable freeboard and sea level rise. Freeboard and sea level rise are independent and 
cumulative (e.g., for a BFE of 8-feet with 24-inch freeboard and 24-inch Sea Level Rise requirements, all 
openings shall be above 12-feet). Openings include but are not limited to, all manholes, pump station wet 
wells, and system vents. When the required minimum elevations (BFE + Freeboard +Sea Level Rise) 
cannot be attained for system openings (e.g., manholes, wet wells), openings shall be elevated to be 
protected from a 10-yr storm and include water-tight and bolted covers/hatches. The entire assembly, 
structure, ring, frame, etc., shall be Water-Tight to sustain as a minimum, a water column pressure 
equivalent to the difference between opening elevation and minimum required elevation (BFE + Freeboard 
+Sea Level Rise). Freeboard shall be no less than 12-inches for substantial systems and 24-inches for 
essential systems. Sea Level Rise shall be, at a minimum, IPCC Median at 50 years. For example, for a 
BFE of 8-feet, an essential system manhole opening shall be set at or above 8-feet + 24- inches + 21-
inches or 11–feet 9-inches or include a water-tight bolted cover. Essential systems are those that serve 
essential facilities (e.g., hospitals) or are required to include an emergency generator. All others are 
substantial systems. 
 
Natural Resources 
The application area associated with the proposed amendment contains tree resources, that may include 
specimen trees (trees with a trunk diameter at breast height of 18 inches or greater). Specimen trees are 
protected by section 24-49.2(II) of the Code. Future site plan development of the property must be 
consistent with the requirements to preserve specimen trees except in cases where DERM has 
determined that a specimen tree cannot be preserved pursuant to section 24-49.2(4)(II)(2) of the Code. 
Approval of the application is not an authorization to remove and/or relocate tree resources that are 
subject to the tree preservation and protection provisions of the Code without a Miami-Dade County Tree 
Permit. Furthermore, approval of the application shall not be construed as an approval to remove 
specimen trees due to a determination of unreasonable loss of usable space pursuant to section 24-
49.2(4)(II)(2)(b) of the Code. 
 
Furthermore, all prohibited species listed in section 24-49.9 of the Code that exist within the subject 
property prior to development or redevelopment and any developed parcels shall be maintained to 
prevent the growth or accumulation of prohibited species in accordance with section 24-49.9 of the Code. 
 
Endangered Species 
The application area is within the U.S. Fish and Wildlife consultation area for the endangered Florida 
bonneted bat (Eumops floridanus), which may utilize the subject property for foraging, nesting, and 
roosting. The County’s CDMP has policies and objectives for the protection of habitat critical to federal, 
state or county designated endangered, threatened, or rare species. 
 
Please be advised that prior to any future development at the subject property, it is recommended that the 
applicant contact the United States Fish and Wildlife Service (USFWS) in the Vero Beach office at 
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(772)562-3909 and the Natural Resources Division of DERM at (305)372-6575 with any questions 
regarding threatened and endangered species. 
 
Drainage and Flood Protection 
Any new development or redevelopment involving 2 acres or more of impervious area or 10 acres to the 
total area shall require a DERM Surface Water Management General Permit (SWMGP) for the 
construction and operation of the required surface water management system which must describe, 
demonstrate, and include: 

(I) How stormwater within the property will be managed. 

(II) No adverse impact on the flood protection level of service of the adjacent properties. 

(III) The proposed development must comply with the adopted County Flood Criteria in October 2022, 
and stormwater management calculations must maintain no floodplain encroachment to existing 
development. 

(IV) The development will have retention on‐site requirements and has to prove that the post- 
development conditions are equivalent or better than pre‐development conditions. 

(V) Mitigate any negative impacts on the adjacent properties. 
 
For compliance with Miami-Dade County stormwater disposal requirements, all stormwater shall be 
retained on-site utilizing a properly designed seepage or infiltration drainage system. 
 
Any grading and drainage improvements or development within any parcels or subdivisions will require 
review and approval by DERM, demonstrating with signed and sealed engineering calculations, that the 
required retention of stormwater on site is being achieved with a properly engineered stormwater 
management system and that the proposed development, grading and drainage improvement shall not 
negatively impact adjacent, upstream or downstream properties. The road drainage systems shall provide 
service that complies with the minimum requirements outlined in the Code and the Public Works Manual. 
 
Site grading and development plans shall comply with the requirements of Chapter 11C of the Code and 
the County Flood Criteria, adopted in Miami-Dade County in October 2022, or subsequent standards in 
effect at the time of review and approval shall be complied with as well as with all state and federal criteria, 
and shall not cause flooding of adjacent properties. Most current and groundwater level data available at 
the time of the review and approval, from the County or other agencies, shall be used. Any proposed 
development shall comply with county and federal flood criteria requirements. 
 
Relevant Chapter 24 Provisions regarding drainage and flood protection 
A DERM Surface Water Management General Permit shall be required for the construction and operation 
of the required surface water management system. This permit shall be obtained prior to any future 
development order approval.. 
 
Stormwater should be retained on site utilizing designed seepage or infiltration drainage system. Drainage 
plans shall provide for collection of the stormwater runoff generated by a 5- year storm event. 
 
Pursuant to section 24-48.1(1)(f) of the Code, the applicant is advised that a DERM Class VI Permit may 
be required for the construction of the proposed surface water management system for the development.  
 
Environmentally Endangered Lands (EEL) Program 
An EEL-managed Preserve, Andrew Dodge New Pines Preserve, is within 500 feet of the subject property.  
The following comments are advisory: the preserve contains pine rockland plant community that requires 
land management techniques, which include periodic ecological prescribed burning and response to 
wildfires. Periodic burning, generally performed once every three years, is a management technique that 
reduces the threat of wildfires and is beneficial to wildlife and the rare and endangered plant species within 
the preserve. Any dwellings that would be developed in the application’s area could be within the potential 
smoke dispersion corridor and may be affected by periodic smoke events from prescribed burns or 
unexpected wildfires. Property owners and/or residents adjacent to the preserve are usually notified in 
writing of potential prescribed burns twice per year. 
 
 

MDC021



Page 21 
 

Out-Of-Cycle 2024                                                     Application No. CDMP20240021                                                                      

 

Environmental Monitoring and Restoration Division: 
Based on the current/past agricultural use of the site, DERM requires that a Phase 1 and Phase 2 
Environmental Site Assessment prepared in accordance with ASTM standards be conducted at the site 
prior to site development and prior to the submittal of site development plans through the building 
department review process. DERM review and approval of said documents shall be required. Further, all 
construction plans (inclusive of drainage) and dewatering plans shall require the review and approval from 
the Environmental Monitoring and Restoration Division of DERM (EMRD) as it relates to environmental 
contamination issues. Be advised that the EMRD review of this application does not constitute an approval 
of any site plans, drainage plans, or development plans that may be included as part of this application. 
 
Please note that this information relates to future reviews and assessments: for property that is classified 
as agricultural by the Miami Dade County Property Appraiser, under certain circumstances, certain DERM 
activities would be preempted to the Florida Department of Environmental Protection, and such matters 
would be reviewed on a case by case basis to ensure compliance with applicable state law. 
 
Any contaminated portion of the site that is proposed to be sold, transferred or dedicated (including, but 
not limited to, for public right-of-way) to any public entity shall be identified on the tentative and final plat 
plans for this development. If any contaminated portion of the site is proposed to be sold, transferred or 
dedicated to the County, please note that all soil, groundwater or surface water contaminants, solid waste, 
and methane must be disclosed to the applicable County department at the earliest stage possible. The 
applicable County departments would include all departments that would receive or manage the proposed 
property, and for example, would include PROS for a park and DTPW for road right-of-way. Please note 
that the presence of any such contamination, solid waste, or methane or a delay by the applicant in 
disclosing such contamination or impacts to the applicable County departments could result in the county 
declining to accept the proposed dedication. This may in turn result in the need for the developer to 
reconfigure or change previously approved site plans, or make other changes to the proposed 
development, which may require approval after public hearing. If an applicant elects to address soil 
contamination, groundwater contamination, solid waste and methane via a No Further Action with 
Conditions, each individual property owner will be required to execute a restrictive covenant. Please note 
that nothing stated herein may be interpreted to limit or restrict an engineer’s or other professional’s 
responsibility to prepare plans accurately and completely for proposed rights-of- way as well as any other 
projects or plans.  
 
DERM REVIEW OF THE PROPOSED DECLARATION OF RESTRICTIONS: 
 
Paragraph 3. Connection to Public Water and Sanitary Sewer Service. 
 
DERM recommends the paragraph is revised to: 
 

The Owner hereby acknowledges and agrees that any development of the Property shall connect 
to the public water and public sanitary sewer system. The right to connect the Property to the 
County’s sewage system is subject to the terms, covenants, and conditions set forth in court orders, 
judgments, consent orders, consent decrees, and the like entered into between the County and the 
United States, the State of Florida, and/or any other governmental entity, including but not limited 
to, the Consent Decree in the United States of America, the State of Florida and State of Florida 
Department of Environmental Protection v. Miami-Dade County, Case No. 1:12- cv-24400-FAM 
(S.D. Fla) (the “Consent Decree), as well as all other current, subsequent, or future enforcement, 
and regulatory actions and proceedings. 

 
Water and Sewer 

 

Water Demand/Sewer Flow Analysis 
As noted in the “Estimated Water Demand/Sewer Flow for Proposed Development by Land Use Scenario” 
table below, the maximum water demand under the current CDMP Land Use designations of "Low Density 
Residential", is estimated to be 5,460 gallons per day (gpd), as shown under Scenario 1. The maximum 
water demand under the proposed CDMP Land Use Designation, of “Low-Medium Residential” (scenario 
2) would be 10,395 gdp. These projected figures represent a potential increase of approximately 4,935 gpd 
for water and sewer service.  
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Estimated Water Demand/Sewer Flow for 

Proposed Development by Land Use Scenario 

Scenario 
Use 

(Maximum Allowed) 

Quantity 

(Units or Square 

Feet) 

Water Demand 

Multiplier * 

Projected Water 

Demand (gpd) 

Current CDMP Potential – “Low Density Residential” 

1 

Single Family 

(Detached) 

2.5 to 6 DU per Acre 

26 210 gpd/unit 5,460 gpd 

Proposed CDMP Designation – “Low Medium  Density Residential”  

2 

Single Family 

Attached 

(Townhomes) 

6 to 13 DU per Acre 

63 165 gpd/unit 10,395 gpd 

Source: Miami-Dade Water and Sewer Department; Department of Regulatory and Economic Resources, 

Planning Division; July 2024 

*Water Demand Multipliers can be found in Section 24-43.1 Miami-Dade Code. 

 

Water: The proposed development is located within the WASD’s water service area. The water supply 
will be provided by the Alexander-Orr Water Treatment System (WTP). Currently, there is adequate 
treatment and water supply capacity at the WTP, consistent with Policy WS-2 A (1) of the CDMP. 
 
As required by WASD’s Rules and Regulations, since this development is a townhome 
development and connecting to the water infrastructure for the first time a water main extension along one 
entire boundary of the property will be required and must be connect to a minimum 8- inch water main. 
 
The Developer may connect to the water as follows: 
 

Option No. 1. There is a WASD Agreement No. 31404 located at northwest of the subject property, 
and the infrastructure for said Agreement has been constructed and it is under the conveyance process. 
If Agreement No. 31404, is conveyed by the time this project is ready for construction, the developer may 
connect to a proposed 16-inch water main at SW 127th Avenue and proposed SW 244th Street, that will 
abut the northwestern boundary of the subject property and extend a 16-inch water main southerly 
along SW 127th Avenue (Section Line) to the southwest corner of the subject property. 
 
Option No. 2. There is a proposed WASD Agreement No. 31466 located across from the subject property 
on the west side of SW 127th Avenue that will bring a new 16-inch water main abutting the property along 
SW 127th Avenue. The developer may connect to a proposed 16-inch water main along SW 127th Avenue. 
In addition, per WASD’s Rules and Regulations, since the property is connecting to water for the first time, 
a water main extension along SW 244th Street will be required. Therefore, the developer may connect 
to the future 16-inch water main at SW 127th Avenue and SW 244th Street and extend a minimum 8-inch 
water main easterly along SW 244th Street to the northeast corner of the property. 
 
Any public water main extension within the property shall be 8-inch minimum diameter. If two or more fire 
hydrants are to be connected to a public water main extension, then the water system shall be looped with 
(2) points of connection. Final points of connections and capacity approval to connect to the water system 
will be provided at the time the water hydraulic modeling analysis is performed, and the WASD Agreement 
is offered. 
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Note: 

 

(I) The Developer of this project shall coordinate and cooperate on water and sewer 
interconnections, construction sequence, and schedule with other development projects that are 
in the vicinity either downstream or upstream with regard to obtaining approval and permits from 
WASD and other regulatory governmental agencies to avoid conflict with utility plans. 

(II) If a vicinity development has a water and/or sewer construction permit but has not started 
construction and another developer would like to take over the other development scope of water 
and/or sewer work, then the developers shall coordinate to withdraw the existing permit prior to 
the other developer submitting plans to WASD and other regulatory governmental agencies 
for review. 

 
At this time, there are several projects in the vicinity of the subject site: 
 

• WASD Agreement No. 41404 for the new construction of 334 Apartment Units replacing vacant 
land, located at the west side of SW 127th Avenue and north of theoretical SW 244th Street. 

• WASD Agreement No. 31466 for the new construction of 308 Apartment Units replacing vacant 
land, located at the west side of SW 127th Avenue and south of theoretical SW 244th Street. 

 
Sewer: The proposed development is 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. Currently, there is adequate sewer treatment and disposal 
capacity at the SDWWTP, consistent with Policy WS-2 A 
(2) of the CDMP. 
 
The Developer may connect to the sewer as follows: 
 

Option No. 1: There is a proposed WASD Agreement No. 31466 located across from the subject property 
on the west side of SW 127th Avenue on SW 244th Street that will bring a new gravity sewer system to 
the area. If Agreement No. 31466 is conveyed by the time this project is ready for construction, the subject 
project may connect to a proposed gravity sewer manhole west of SW 127th Avenue on SW 244th Street 
and extend a new 8-inch gravity sewer main to SW 127th Avenue, then southerly along SW 127th Avenue 
to the southwest corner of the subject property, provided there is sufficient depth and that there are no 
obstacles that would preclude construction of the sewer system. Then extend the same gravity sewer 
within the subject site as required, in dedicated public Right-of-Way (R/W) and/or in WASD easement to 
provide sewer service to the proposed development, provided there is sufficient depth and that there are 
no obstacles which would preclude construction of the sewer system. The developer is responsible for 
providing the minimum coverage on the proposed sewer main extension as specified in the WASD 
Design standard. 

 

Option No. 2: If Agreement No.31466 is NOT conveyed by the time this project is ready for construction or 

the gravity sewers do not have sufficient depth for the subject development to connect, then there is a 

proposed WASD Agreement No. 32671 located south of SW 248th Street and theoretical SW 124th Avenue 

that will bring a new Public Pump Station to the area, and the subject property may connect to the future 

gravity sewer system. Since this property is connecting to WASD’s sewer system for the first time, the 

developer is required to install a gravity sewer main along one entire boundary of the property, as per WASD 

Rules & Regulations, Section 3.02(6) and 3.04(2)(d). 

 

If Agreement No. 32671 is conveyed by the time this project is ready for construction, the subject project may 

connect to a proposed gravity sewer manhole in SW 248th Street and extend a minimum 8-inch gravity sewer 

main westerly along SW 248th Street to SW 127th Avenue, then northerly along SW 127th Avenue to the 

northwest corner of the subject property. Then extend the same gravity sewer within the subject site as 
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required, in dedicated public Right-of-Way (R/W) and/or in WASD easement to provide sewer service to the 

proposed development, provided there is sufficient depth and that there are no obstacles which would 

preclude construction of the sewer system. The developer is responsible for providing the minimum coverage 

on the proposed sewer main extension as specified in the WASD Design standard. 

 

There is gravity sewer under construction with WASD Agreement No. 31404 at the northwest corner of the 

subject project. However, per the Sewer plans for said Agreement, it appears that the gravity sewer does 

not have sufficient depth for the subject development to connect. 

 

Note: 

(I) The Developer of this project shall coordinate and cooperate on water and sewer interconnections, 

construction sequence, and schedule with other development projects that are in the vicinity either 

downstream or upstream with regard to obtaining approval and permits from WASD and other 

regulatory governmental agencies to avoid conflict with utility plans. 

(II) If a vicinity development has a water and/or sewer construction permit but has not started 

construction and another developer would like to take over the other development scope of water 

and/or sewer work, then the developers shall coordinate to withdraw the existing permit prior to the 

other developer submitting plans to WASD and other regulatory governmental agencies for review. 

 

Final points of connection and capacity approval to connect to the sewer system will be provided at the time 

the sewer hydraulic modeling analysis is performed, and the WASD Agreement is offered. If unity of Title 

does not apply, then any gravity sewer within the property shall be public and 8-inch minimum diameter. 

 

Solid Waste 

 
CDMP Policy SW-2A establishes the adopted Level of Service (LOS) standard for the County’s Solid Waste 
Management System. This CDMP policy requires the County to maintain sufficient waste disposal capacity 
to accommodate waste flows committed to the System through long-term contracts or interlocal agreements 
with municipalities and private waste haulers, and anticipated uncommitted waste flows, for a period of five 
years. The Miami-Dade County Department of Solid Waste Management (DSWM) oversees the proper 
collection and disposal of solid waste generated in the County through direct operations, contractual 
arrangements, and regulations. In addition, the Department directs the countywide effort to comply with 
State regulations concerning recycling, household chemical waste management and the closure and 
maintenance of solid waste sites no longer in use.  
 
Level of Service Standard  
The adopted level of service standard (LOS) for the County Waste Management System is as follows: to 
maintain sufficient waste disposal capacity to accommodate waste flows committed to the System through 
long term contracts or interlocal agreements with municipalities and private waste haulers, and anticipated 
uncommitted waste flows, for a period of five (5) years. As of FY 2024-25 the DSWM is in compliance with 
this standard, meaning that there is adequate disposal capacity to meet projected growth, including the 
application reviewed here, and which are not anticipated to have a negative impact on disposal service. 
 
Parks 

 

The Miami-Dade County Parks, Recreation and Open Space Department has three Park Benefit Districts 
(PBDs). The subject application site is located inside Park Benefit District 3 (PBD-3), which currently meets 
park concurrency requirements. 
 
Level of Service Standard 
CDMP Policy ROS-2A establishes the adopted minimum Level of Service (LOS) standard for the provision 
of recreation open space in Miami-Dade County. This CDMP policy requires the County to provide a 
minimum of 2.75 acres of local recreation open space per 1,000 permanent residents in the unincorporated 
areas of the County and a County-provided, or an annexed or incorporated, local recreation open space of 
five acres or larger within a three-mile distance from residential development. The acreage/population 
measure of the LOS standard is calculated for each Park Benefit District. A Park Benefit District is 
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considered below LOS standard if the projected deficiency of local recreation open space is greater than 
five acres. Currently, PBD-3 has a surplus capacity of 220.39 acres of parkland, when measured by the 
County’s concurrency LOS standard of 2.75 acres of local recreation open space per 1,000 permanent 
residents.  
 
County-owned park and recreation facilities (both Areawide and Local) serving the subject property are 
shown in Figure 1. County-owned Local parks that are within three miles of the subject application are 
described in Table A which lists the park name, address, park classification, type of recreation facility, and 
acreage for each park. 
 
County Local Parks Within a 3-Mile Radius of Application Site 

Park Name Acreage Classification 

Charles Burr Park 4 Neighborhood Park 

Debbie Curtin Park 9.78 Neighborhood Park 

Goulds Wayside Park 2.9 Neighborhood Park 

Jl (Joe) & Enid W. Demps Park 30 Community Park 

Joe And Colleen Griffin Park 5 Neighborhood Park 

Kevin Broils Park 5.24 Neighborhood Park 

Lincoln Estates Park 0.8 Mini-Park 

Naranja Lakes Park 1.48 Neighborhood Park 

Naranja Park 10 Community Park 

Pine Forest Park 6.63 Neighborhood Park 

Pine Island Lake Park 17.98 Neighborhood Park 

Princetonian Park 6.5 Neighborhood Park 

Roberta Hunter Park 15 Neighborhood Park 

Sharman Park 2.06 Community Park 

Silver Palms Park 1 1.05 Neighborhood Park 

Silver Palms Park 2 1.3 Neighborhood Park 

Silver Palms Park 3 0.81 Neighborhood Park 

Silver Palms Park 4 1.09 Neighborhood Park 

Silver Palms Park 5 .83 Neighborhood Park 

Silver Palms Park 6 1.93 Neighborhood Park 

Silver Palms Park 7 6.2 Neighborhood Park 

South Miami Heights Park 5.67 Neighborhood Park 

Tamarind Park 1.56 Neighborhood Park 

William Randolph Community Park 10 Neighborhood Park 

Source: Miami-Dade County Parks, Recreation and Open Space Department, July 2024 

 
Application Impacts  
The existing “Low Density Residential” CDMP Land Use Designation would allow as many as 31 single-
family attached residential units and an anticipated population of 81. The concurrency analyses result in an 
impact of 0.22 acres, based on the minimum Level of Service Standard for the provision of local recreation 
open space in the Recreation and Open Space Element of the CDMP. 
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The proposed “Low-Medium Density Residential” CDMP Land Use Designation together with the proffered 
covenant would limit development to 63 single-family attached residential units and an anticipated 
population of 153. The concurrency analyses result in an impact of 0.42 acres, based on the minimum Level 
of Service of the CDMP. 
 
Recreation and Open Space Element policies ROS-2a (i); (ii); (iii); (iv); and (v) provide for the establishment 
of Miami-Dade County’s minimum Level of Service standard for the provision of local recreation open space. 
The applicant site is in Park Benefit District 3 (PBD 3), which currently meets park concurrency 
requirements. 
 
The subject site is located near the existing South Dade Trail, a 20.9-mile pedestrian and bicycle path along 
the South Miami-Dade Busway that connects communities from South Miami to Florida City and is part of 
the envisioned Miami LOOP, a 225-mile non-motorized trail network within Miami- Dade County. 
 
Recommendation: Based on the findings described herein, PROS has no objection to this application and offers 
the following recommendations:  
 

• Please add shade trees along walking paths and private and public sidewalks to provide a 

more shaded and walkable area per our Great Streets Vision laid out in the Miami-Dade 

County Open Spaces Master Plan (OSMP).  

• PROS recommends the development reduce heat island effects in parking lots by integrating 
as many landscaping islands and shade trees as possible, as suggested in Miami-Dade 
County’s Urban Design Manual, Volume I, page 26. 

• Given the proposed development’s proximity to the South Dade Trail, PROS recommends that 

the applicant provide bicycle repair stations and parking stalls at common areas. 
 

These recommendations are based on the following Recreation and Open Space policies objectives of the 
CDMP: 

Objective ROS-1: Provide a comprehensive system of public and private sites for recreation, 
including but not limited to public spaces, natural preserve and cultural areas, greenways, trails, 
playgrounds, parkways, beaches and public access to beaches, open space, waterways, and other 
recreational facilities and programs serving the entire County; and local parks and recreation 
programs adequately meeting the needs of Miami-Dade County’s unincorporated population. 

 
Policy ROS-3B: The County shall improve and promote non-motorized access to existing park and 
recreation open spaces by implementing the North Miami-Dade Greenways Master Plan and South 
Miami-Dade Greenway Network, as well as improved sidewalks and trails, to improve connectivity 
between parks and residences, schools, activity centers, and transportation nodes. 

 
Objective ROS-8: The Miami-Dade County Parks and Open Space System Master Plan, through 
a 50-year planning horizon, shall guide the creation of an interconnected framework of parks, public 
spaces, natural and cultural areas, greenways, trails, and streets that promote sustainable 
communities, the health and wellness of County residents, and that serve the diverse local, 
national, and international communities. 

 

Fire and Rescue Service 

 

The Property is served by Station No. 5 ( Goulds) located at 13150 SW 238 St., Miami, FL. 33032. The 
station is equipped with one (1) Engine and one (1) Rescue with eight (8) firefighters/paramedics, 24 hours 
a day, seven (7) days a week. Average travel time to incidents in the vicinity of the Property is 
approximately 7:47 minutes. Performance objectives of national industry standards require the assembly 
of 15-17 firefighters on-scene within 8 minutes at 90% of all incidents. Travel time to the vicinity of the 
subject’s application complies with the performance objective of national industry. There are no planned 
services in the vicinity of the property at this time. 

MDC027



Page 27 
 

Out-Of-Cycle 2024                                                     Application No. CDMP20240021                                                                      

 

For the purpose of this Analysis, MDFR is utilizing the Development Impact Table to calculate impact to 
existing MDFR services. MDFR will evaluate both the impact to the current CDMP designation, as well as 
the impact the proposed designation will have on existing MDFR service. 
 
The Level of Service Standard for Fire Flow and Application Impacts 
Water supply for fire service emergencies shall be provided to all occupancy types and occupancy uses 
as determined by the Authority Having Jurisdiction, in accordance with the Miami-Dade County 
Ordinances, the current adopted edition of the Florida Fire Preventions Code, and the current adopted 
edition of the Miami- Dade Water & Serwer's D8 Water Manual. Fire department access and set up site 
shall be provided as determined by the Authority Having Jurisdiction, in accordance with the Miami-Dade 
County Ordinances and the current adopted edition of the Florida Fire Preventions Code. 
 
CDMP Policy establishes the County’s minimum Level of Service standard for potable water. This CDMP 
policy requires the County to deliver water at a pressure no less than 20 pounds per square inch (psi), 
unless otherwise approved by the Miami-Dade Fire Rescue Department. The minimum fire flow, measured 
in gallons per minutes (GPM) for fire hydrants depending on the zoning classification is the following: 
Residential 500 (GPM), Duplex 750 (GPM), Multifamily 1000 (GPM) Offices/Hospitals/Schools 2000 (GPM) 
and Industrial 3000 (GPM). 

The current CDMP designation “Low Density Residential” allows for potential development of a total of 26 
Single Family units that generate 9 annual alarms. The proposed CDMP designation “Low Medium Density 
Residential” will allow a potential development of 63 Single Family units. The proposed development will 
generate approximately 21 annual alarms. The 21 annual alarms will result in a medium impact to existing 
fire rescue services. 

While the proposed development will result in a medium impact to MDFR services, presently, fire and rescue 
service in the vicinity of the Property is adequate. Based on the current call volume for Station No. 5 
and existing stations within proximity of the subject property, all stations combined are capable of 
mitigating the additional number of alarms. Additional stations include Station No. 70 (Coconut Palm), 
located at 11451 SW 248 St, Miami, Fl. 33032, and Station No. 34 (Cutler Ridge), located at 10850 SW 
211 St., Cutler Bay, Florida 33189. 

As part of the rezoning process, MDFR is requesting that at time of permitting (or prior, under a 
separate ASPR application) a detailed site plan must be submitted for review to the Fire Engineering 
and Water Supply Bureau. At such time, the Bureau will review the site plan to assure compliance with 
the Florida Fire Prevention Code (FFPC), National Fire Protection Association (NFPA) standards and any 
other local regulations dictated by other County agencies. Any discrepancy or variation from the standards 
will be noted on a separate memorandum and must be adhered to accordingly prior to the platting and/or 

permitting stages of the development. The Miami-Dade Fire Rescue Department has no objection to the 

Application (CDMP20240021). 

 

Schools 

 

Level of Service Standard 
The adopted Level of Service (LOS) standard for all public schools in Miami-Dade County is 100% utilization 
of Florida Inventory of School Houses (FISH) capacity with relocatable classrooms (CDMP Policy EDU-
2A).  This LOS standard, except for magnet schools, shall be applicable in each public school concurrency 
service area (CSA), defined as the public school attendance boundary established by Miami-Dade County 
Public Schools. 
 
A planning level review, which is considered a preliminary school concurrency analysis, was conducted on 
this application based on the adopted LOS standard for public schools, the Interlocal Agreement (ILA) for 
Public Facility Planning between Miami-Dade County and Miami-Dade County Public Schools, and current 
available capacity and school attendance boundaries. If capacity is not available at the school of impact, 
the developments impact can be shifted to one or more contiguous CSA that have available capacity, 
located either in whole in part within the same Geographic Area, as defined in CDMP Policy EDU-2C. 
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Section 7.5 of the ILA provides for “Public Schools Planning Level Review” (Schools Planning Level 
Review), of CDMP amendments containing residential units.  This type of review does not constitute a 
public school concurrency review and, therefore, no concurrency reservation is required. Section 7.5 further 
states that “…this section shall not be construed to obligate the County to deny or approve (or to preclude 
the County from approving or denying) an application.”   
 
Application Impact 
This application, if approved with acceptance of the applicant’s proffered covenant limiting development to 
sixty-three (63) single-family attached residential units, may increase the student population of the schools 
serving the application site by an additional twenty-four (24) students. This number includes a reduction of 
33.68% to account for charter and magnet schools (schools of choice).  Of the 24 students, 12 are expected 
to attend elementary schools, 5 are expected to attend middle schools and 7 are expected to attend senior 
high schools. The students will be assigned to those schools identified in the “Concurrency Service Area 
(CSA) Schools” table below. At this time, the elementary and middle school levels have sufficient capacity 
to serve the application. However, the senior high school level does not have enough capacity to serve the 
application. A final determination of public school concurrency and capacity reservation will be made at the 
time of approval of final plat, site plan or functional equivalent. 
 

Concurrency Service Area (CSA) Schools 

Facility Name 
Net Available 

 Capacity 

Seats 

Required 

Seats 

Taken 

LOS 

Met 
Source Type 

Coconut Palm K-8 -144 12 0 NO Current CSA 

Coconut Palm K-8 

Coconut Palm K-8 

0 

95 

12 

5 

0 

5 

NO 

YES 

Current CSA Five Yr Plan 

Current CSA 

Homestead Senior  

Homestead Senior                            

-316 

0 

7 

7 

0 

0 

NO 

NO 

Current CSA 

Current CSA Five Yr Plan 

Adjacent Service Area Schools 

Pine Villa Elementary 442 12 12 YES Adjacent CSA 

 

Source: Miami-Dade County Public Schools, January 2025 

Miami-Dade County Department of Regulatory and Economic Resources, January 2025 

Note:     CSA means Concurrency Service Area 

 

 

Roadways 

 

The application site is ±4.46-acre property located south of SW 244 Street and east of SW 127 Avenue in 

unincorporated Miami-Dade County. The site has access from SW 127 Avenue in the west and from SW 

244 Street in the north. The major roadways surrounding this property that would cater to the mobility needs 

of this project are shown below: 

1. SW 248 Street/Coconut Palm Drive is a county-maintained roadway, from US-1 to SW 112 Avenue 
it is a two-lane undivided roadway and from SW 112 Avenue to SW 103 Avenue it is a separated 
four-lane divided roadway with posted speed limit of 40 mph. 

2. SW 232 Street/Silver Palm Drive is a county-maintained roadway, from SW 124 Court to SW 117 
Avenue is a two-lane undivided roadway; from SW 117 Avenue to SW 113 Place, it is a four-lane 
divided roadway; and from SW 113 Place to SW 112 Avenue, it is a three-lane undivided roadway 
with posted speed limit of 30 mph. 

3. SW 268 Street/Moody Drive from US-1 to SW 112 Avenue is a four-lane undivided county-
maintained roadway with posted speed limit of 40 mph. 

4. SW 132 Avenue is a county-maintained roadway, from SW 232 Street to South Dixie Highway is a 
two-lane undivided roadway with posted speed limit of 35 mph. 
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5. SW 137 Avenue from SW 232 Street to SW 220 Street is a two-lane undivided roadway with posted 
speed limit of 40 mph. 

6. SW 117 Avenue is a county-maintained roadway, from SW 222 Street to Bailes Road is a two-lane 
undivided roadway; from Bailes Road to SW 236 Street, it is a five-lane divided roadway and from 
SW 236 Street to SW 248 Street it is a two-lane undivided roadway with posted speed limit of 30 
mph. 

7. SW 112 Avenue is a state-maintained roadway north of Turnpike and county-maintained south of 
Turnpike, from SW 227 Street to SW 256 Street it is a five-lane divided roadway with posted speed 
limit of 40/45 mph. It has an interchange with Florida’s Turnpike. 

8. SW 127 Avenue from South Dixie Highway to SW 248 Street is a two-lane undivided county-
maintained roadway with posted speed limit of 30 mph. 

9. South Dixie Highway from SW 248 Street to SW 222 Street is a four-lane divided state-maintained 
roadway with posted speed limit of 45 mph.  

10. Florida’s Turnpike from SW 232 Street to SW 128 Court is a four-lane state-maintained expressway 
with posted speed limit of 60 mph. 

   

The project site is located near South Dixie Highway and Florida’s Turnpike which would provide 

connectivity to other regions within the County and outside the County.   

 

Traffic conditions are evaluated by the level of service (LOS), which is represented by one of the letters “A” 

through “F”, with A generally representing the most favorable driving conditions and F representing the least 

favorable. 

 

Existing Conditions  

Existing traffic conditions on major roadways adjacent to and in the vicinity of the application site, which are 

currently monitored by the State (Year 2023) and the County (Year 2023), are operating at acceptable levels 

of service. See “Traffic Impact Analysis on Roadways Serving the Amendment Site” Table below. 

 

Trip Generation 

The maximum development potential scenarios under each the existing and requested CDMP Land Use 

Plan designations were analyzed for traffic impacts. Under the current CDMP land use designation of “Low 

Density Residential (2.5 - 6 du/ac)” the application site is assumed to be developed with 26 single-family 

detached units. Under the requested CDMP land use designation of “Low Medium Density Residential (6 - 

13 du/ac)” the application site is assumed to be developed with 63 single-family attached units. The potential 

development of 26 single-family detached units under the current CDMP land use designation is expected 

to generate approximately 28 PM peak hour trips and the potential development of 63 single-family attached 

units under the requested CDMP land use designation is expected to generate approximately 34 PM peak 

hour trips or approximately 6 more PM peak hour trips than the current CDMP designation.  See “Estimated 

PM Peak Hour Trip Generation” Table below.  

 

 

 

 

 

 

 

 

 

 

 

 

MDC030



Page 30 
 

Out-Of-Cycle 2024                                                     Application No. CDMP20240021                                                                      

 

 

Estimated PM Peak Hour Trip Generation 

By Current and Requested CDMP Land Use Designations 

Application# 

CDMP20240021 

Current CDMP Designation 

and Assumed Use 

Estimated No. Of Trips 

Requested CDMP Designation 

and Assumed Use 

Estimated No. Of Trips 

Estimated Trip 

Difference Between 

Current and 

Requested CDMP 

Land Use Designation 

 

Land Use 

 

 

 

Maximum 

Development 

Potential 

 

Net Trips Generated 

 

 

“Low Density Residential (2.5 - 

6 du/ac)” 

 

 

26 single-family 

detached units1  

 

 

28 

 

“Low Medium Density 

Residential (6 - 13 du/ac)” 

 

 

63 single-family 

attached units2  

 

 

34 

 

 

 

 

 

 

 

 

 

+6 

Source: Institute of Transportation Engineers, Trip Generation, 11th Edition, 2021; Miami-Dade County 

Department of Regulatory and Economic Resources.  

Notes: 1 – ITE Land Use Code used for Single-Family Detached is 210 (Single-Family Detached Housing). 
                  2 – ITE Land Use Code used for Single-Family Attached is 215 (Single-Family Attached Housing).                               

 

Short Term Traffic Evaluation  

An evaluation of peak-period traffic concurrency conditions was conducted as of December 2024, which 
considers reserved trips from approved development not yet constructed, programmed roadway capacity 
improvements listed in the first three years of the County’s adopted 2024 Transportation Improvement 
Program (TIP), and the PM peak hour trips estimated to be generated by the development scenarios 
assumed to be developed under the requested CDMP LUP map designation. This evaluation determined 
that all roadways monitored for concurrency adjacent to and in the vicinity of the application site are 
currently operating at acceptable Level of Service (LOS) standards. The “Traffic Impact Analysis of 
Roadways Serving the Amendment Site Under the Requested CDMP Designation” Table below shows that 
all roadways impacted by the project are operating at acceptable level of service standards. 
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Application Impact 

The maximum development potential scenarios under each the existing and requested CDMP Land Use 

Plan designations were analyzed for traffic impacts. Under the current CDMP land use designation of “Low 

Density Residential (2.5 - 6 du/ac)” the application site is assumed to be developed with 26 single-family 

detached units which would generate approximately 28 PM peak hour trips. Under the requested CDMP 

land use designation of “Low Medium Density Residential (6 - 13 du/ac)” the application site is assumed to 

be developed with 63 single-family attached units which would generate approximately 34 PM peak hour 

trips. The requested change in CDMP land use designation is expected to generate approximately 6 more 

PM peak hour trips than the current CDMP designation.     

 

The concurrency analysis determined that all roadways adjacent to and in the vicinity of the application site 

are currently operating within the County’s adopted Level of Service (LOS) standards.   

 

Applicant’s Traffic Study 

The applicant’s transportation consultant, Vala Group Inc., prepared the CDMP Traffic Analysis dated 

January 22, 2025.  A copy of the Traffic Study’s Executive Summary is included in Appendix. The complete 

Traffic Study is available online at the Department’s website at https://energov.miamidade.gov/.  The Traffic 

Study analyzes the existing, short term and long-term traffic impacts that the proposed project will have on 

the roadways adjacent to and in the vicinity of the application site. 

 

The trip generation analysis for the existing and proposed land use is shown in Table 1 of the traffic study. 

The PM Peak Hour trip generation for the existing development potential of 26 single family detached 

dwelling units would be 28 trips. The trip generation from the proposed development potential of 63 single 

family attached dwelling units would be 34 PM Peak Hour trips or approximately 6 more PM peak hour trips 

than the current CDMP designation. See applicant’s Table 1 below for trip generation analysis. 

 

 
 

The site is located on TAZ 1396, the cardinal trip distribution for this TAZ was obtained from Miami-Dade 

County Transportation Planning Organization’s travel demand model called as Southeast Florida Regional 

Planning Model (SERPM). The TPO publishes cardinal trip distribution for the years 2015 and 2045. The 

cardinal distribution for the year 2026 was generated by interpolating the distribution percentages of the 
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years 2015 and 2045. Table 2 below shows the year-2026 trip distribution for TAZ 1396. Figure 2 below 

shows the project traffic assignment based on the 2026 trip distribution for TAZ 1396. 

 

 
 

The applicant’s traffic study reviewed the existing traffic conditions on the surrounding roadway network 

using the County’s and FDOT’s 2023 traffic count data. Eleven surrounding roadway segments were 

analyzed for afternoon peak hour capacity conditions, and it was determined that all roadways are 

functioning at an acceptable level of service. See the applicant’s Table 4 below for the existing roadway 

condition analysis. 
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The applicant’s traffic study included a cumulative 2026 short term roadway impact analysis, which included 

reserved trips from approved developments not yet constructed, a 2.3 percent annual growth-rate factor 

based on FDOT’s historical traffic volumes to account for future background volumes, project trips from the 

nearby CDMP amendment projects – Princeton Assemblage (CDMP20240010), Bluenest 24425 SW 127 

Avenue (CDMP20240021), Bluenest 24000 SW 124 Avenue (CDMP20240019), K-Legacy Townhomes 

(CDMP20240008), AMC Park (CDMP20230022), Bluenest at SW 226 Street (CDMP20240017), Blue 

Tango (CDMP20230027), and Somerset Academy (CDMP20230001);  programmed roadway capacity 

improvements listed in the first three years of the County’s adopted 2024 Transportation Improvement 

Program (TIP), and the PM peak hour trips estimated to be generated by the proposed development. This 

evaluation determined that three roadways adjacent to and in the vicinity of the application site would be 

operating below the County’s adopted Level of Service (LOS) standards in 2026:  

• SW 216 Street from Old Cutler Road to SW 112 Avenue would be operating at LOS ‘F’ but the adopted 
LOS is ‘D’. 

• SW 216 Street from US-1 to SW 134 Avenue would be operating at LOS ‘F’ but the adopted LOS is ‘D’. 

• SW 248 Street from SW 127 Avenue to SW 137 Avenue would be operating at LOS ‘F’ but the adopted 
LOS is ‘D’. 

 

The three roadway segments that are projected to fail in 2026, fail even without impacts from this project. 

Also, the traffic impact from this project on the roadway segments are insignificant as the percentage impact 

is less than five percent. See the applicant’s Table 7A below for the short-term roadway impact analysis. 

 

The applicant’s traffic study also included a cumulative 2045 Long Term analysis to determine the future 

long-term traffic impacts on the surrounding roadways. The 2045 traffic volumes were obtained from the 

Southeast Florida Regional Planning Model (SERPM8), and the project trips were added to the model 

volumes along with the project trips from the referenced projects, to determine the impact on the 

surrounding roadway segments. The long-term analysis determined that six roadway segments shown 

below are projected to operate below the County’s adopted level of service standards:  

• SW 216 Street from US-1 to SW 134 Ave. would be operating at LOS ‘F’ but the adopted LOS is 
‘D’. 

• SW 127 Avenue from SW 216 Street to SW 232 Street, the adopted LOS is ‘D’, but the roadway 
would be operating at LOS ‘F’.  

• US-1 from SW 216 Street to SW 232 Street would be operating at LOS ‘F’ but the adopted LOS is 
‘E+20%’. 

• SW 112 Avenue from SW 200 Street to SW 216 Street, the adopted LOS is ‘E’, but the roadway 
would be operating at LOS ‘F’.  

• Florida’s Turnpike from SW 248 Street to SW 232 Street, the adopted LOS is ‘E’, but the roadway 
would be operating at LOS ‘F’.  

• Florida’s Turnpike from SW 248 Street to SW 268 Street, the adopted LOS is ‘E’, but the roadway 
would be operating at LOS ‘F’.  

 

The six roadways that are projected to fail in 2045, fail even without impacts from this project. Also, the 

traffic impact from this project on the six roadway segments is insignificant as the percentage impact is less 

than five percent. Even though the project traffic impact is not significant on Florida’s Turnpike and US-1, 

since both these roadways are evacuation routes, they must be improved by the applicant by entering into 

a proportionate fair share agreement with the County. See the applicant’s Table 7B below for the 2045 Long 

Term analysis. 

 

To conclude, the applicant’s traffic study assessed the impacts of the proposed CDMP amendment on the 

roadway segments surrounding the application site. The traffic analysis was prepared for existing, short-

term (year 2026) and long-term (year 2045) traffic conditions. The results indicate that three roadway 
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segments fail in the short-term and six roadway segments fail in the long term. The failing roadways are 

not significantly impacted by the project traffic. But Florida’s Turnpike and US-1 are evacuation routes hence 

the roadways must be improved by the applicant by entering into a proportionate fair share agreement with 

the County to be consistent with the requirements of CDMP. 

MDC038



Pa
ge

 3
8 

 O
u

t-
O

f-
C

y
c
le

 2
0

2
4
  

  
  
  

  
  
  

  
  
  

  
  

  
  

  
  
  

  
  

  
  

  
  
  

  
  

  
  
  
A

p
p

lic
a

ti
o
n

 N
o

. 
C

D
M

P
2

0
2
4

0
0

2
1

  
  

  
  

  
  

  
  

  
  

  
  
  

  
  
  

  
  

  
  

  
  
  

  
  

  
  
  

  
  
  

  
  
  

  

 

 

MDC039



Pa
ge

 3
9 

 O
u

t-
O

f-
C

y
c
le

 2
0

2
4
  

  
  
  

  
  
  

  
  
  

  
  

  
  

  
  
  

  
  

  
  

  
  
  

  
  

  
  
  
A

p
p

lic
a

ti
o
n

 N
o

. 
C

D
M

P
2

0
2
4

0
0

2
1

  
  

  
  

  
  

  
  

  
  

  
  
  

  
  
  

  
  

  
  

  
  
  

  
  

  
  
  

  
  
  

  
  
  

  

 

 

MDC040



Page 40 
 

2024 Out of Cycle   Application No. CDMP 20240021 

 

Transit  

 

Existing Service  

The property is served by Metrobus Route 70 at a bus stop located at SW 248 Street and SW 123 Place 
approximately 0.3 miles away (6-minute walk). The property is also served by Metrobus Routes 34 and 38 
at a bus stop along the South Dade Transitway at SW 244 Street approximately 1.13 miles away (a 30-
minute walk). Headways for the services mentioned above are listed in the table below. 

 

Metrobus Route Service Summary 

Route 

Service Headways (in minutes) 

Type 

of   Service 
Peak 

(AM/PM) 

Off-Peak 

(middays) 

Evenings 

(after 8 

pm) 

Saturday Sunday 

70 
60 60 60 60 60 L 

34 
10 10 n/a n/a n/a L/F 

38 
12 15 15 20 30 L/F 

 

Source: 2024-2033 Transit Development Plan, Miami Dade Department of Transportation and 

Public Works, January 2025 Line Up, January 2025.  

Notes:     L means Metrobus local route service; E means Express or limited stop Metrobus  

    route service; and F means Metrobus feeder service to Metrorail.   

 

Recent Service 

There are no recent service changes, the Better Bus Network was implemented on November 13, 2023. 
 
Future Transportation/Transit Needs and Planned Improvements  
According to the TDP there are two Funded Capital Projects. First, The South Dade Transitway project 
will implement Gold Standard BRT along the Transitway from the SW 344th Street Park- and-Ride to 
Dadeland South Metrorail Station. Second, The TOD Master Plan for the South Corridor project will 
plan along the Strategic Miami Area Rapid Transit (SMART) Plan's South Corridor to boost smart 
economic development and mobility through mixed-use development around transit stations, located 
approximately 1.13 miles away from the subject site. 
 
DTPW Comments/Recommendations 

DTPW encourages the developer to support and enhance pedestrian and bicyclist connections to the bus 
stops, as feasible. Incorporate pedestrian accessibility into residential neighborhood design to enable safe 
pedestrian access to neighboring properties, adjacent transit stops, and planned future rapid transit 
stations. The existing total combined resident and work force population is below 10,000 persons. Additional 
residents will be provided with transit service having better than 30-minute headways. According to the 
traffic impact study, the proposed CDMP amendment would create a minimal net increase in trips, which 
can be absorbed by Metrobus Routes 344 and 70. Upon DTPW’s review for mass transit concurrency, the 
application is found to meet the Level-of-Service concurrency with the adopted mass transit level-of-service 
standard as stated in CDMP Policy MT-1A. DTPW has no objections to this application. 
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Consistency Review with CDMP Goals, Objectives, Policies, Concepts and Guidelines 

 

The proposed application would further the following goals, objectives, policies, concepts and guidelines of 

the CDMP: 

 

LU-1. The location and configuration of Miami-Dade County’s urban growth through the year 2030 
shall emphasize concentration and intensification of development around centers of activity, 
development of well-designed communities containing a variety of uses, housing types and 
public services, renewal and rehabilitation of blighted areas, and contiguous urban expansion 
when warranted, rather than sprawl. 

 
LU-1C. Miami-Dade County shall give priority to infill development on vacant sites in currently 

urbanized areas, and redevelopment of substandard or underdeveloped environmentally 
suitable urban areas contiguous to existing urban development where all necessary urban 
services and facilities are projected to have capacity to accommodate additional demand.  

 
LU-1F. To promote housing diversity and to avoid creation of monotonous developments, Miami-Dade 

County shall vigorously promote the inclusion of a variety of housing types in all residential 
communities through its area planning, zoning, subdivision, site planning and housing finance 
activities, among others. In particular, Miami-Dade County shall review its zoning and 
subdivision practices and regulations and shall amend them, as practical, to promote this policy. 

 
LU-4A. When evaluating compatibility among proximate land uses, the County shall consider such 

factors as noise, lighting, shadows, glare, vibration, odor, runoff, access, traffic, parking, height, 
bulk, scale of architectural elements, landscaping, hours of operation, buffering, and safety, as 
applicable.  

 
LU-8A. Miami-Dade County shall strive to accommodate residential development in suitable locations 

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

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

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

 
LU-8F. The Urban Development Boundary (UDB) should contain developable land having capacity to 

sustain projected countywide residential demand for a period of 10 years after adoption of the 
most recent Evaluation and Appraisal Report (EAR) plus a 5-year surplus (a total 15-year 
Countywide supply beyond the date of EAR adoption). The estimation of this capacity shall 
include the capacity to develop and redevelop around transit stations at the densities 
recommended in policy LU-7F. The adequacy of non-residential land supplies shall be 
determined on the basis of land supplies in subareas of the County appropriate to the type of 
use, as well as the Countywide supply within the UDB. The adequacy of land supplies for 
neighborhood- and community-oriented business and office uses shall be determined on the 
basis of localized subarea geography such as Census Tracts, Minor Statistical Areas (MSAs) 
and combinations thereof. Tiers, Half-Tiers and combinations thereof shall be considered along 
with the Countywide supply when evaluating the adequacy of land supplies for regional 
commercial and industrial activities. 

 

LU-10A. Miami-Dade County shall facilitate contiguous urban development, infill, redevelopment of 
substandard or underdeveloped urban areas, moderate to high intensity activity centers, mass 
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transit supportive development, and mixed-use projects to promote energy conservation. To 
facilitate and promote such development Miami-Dade County shall orient its public facilities 
and infrastructure planning efforts to minimize and reduce deficiencies and establish the 
service capacities needed to support such development. 

 
HO-8.  Bring about housing design and development alternatives that are aesthetically pleasing, 

encourage energy efficiency and enhance the overall health, safety and general welfare of 
County residents. 

 
HO-8A. Ensure that growth management, housing design, and development alternatives form an 

integral part of a community of functional neighborhoods and town centers that promote 
community identity, and enhance the overall quality of life. 

 
CIE-3. CDMP land use decisions will be made in the context of available fiscal resources such that 

scheduling and providing capital facilities for new development will not degrade adopted 
service levels. 

 
CON-8A. Specimen trees and Natural Forest Communities in Miami-Dade County shall be protected 

through the maintenance and enforcement of the County's Tree and Forest Protection and 
Landscape Code, as may be amended from time to time. The County's Natural Forest Inventory 
shall be revised periodically to reflect current Natural Forest Community conditions. A Natural 
Forest Community shall not be removed from the inventory unless its quality and resource 
values have been degraded to the point where it cannot be restored. 
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ADDITIONAL ITEMS 
OUT OF CYCLE 2024 APPLICATION NO. CDMP20240021 

TO AMEND THE COMPREHENSIVE DEVELOPMENT MASTER PLAN 
(Consisting of additional materials related to the application not included in the Initial 

Recommendations Report) 

ITEM 
PAGE 

NO. 

1 Community Council 15 Resolution for hearing held on February 19, 

2025 

A-1

2 Community Council 15 Minutes for hearing held on February 19, 2025 A-2

3 Planning Advisory Board Resolution for hearing held on March 3, 

2025 

A-5

4 Planning Advisory Board Minutes for hearing held on March 3, 2025 A-10

5 Proffered Revised Declaration of Restrictions, submitted May 27, 

2025 

A-19

6 Request from applicant for 180 day extension for final hearing, 

submitted June 17, 2025 

A-30

the link below. 

https://energov.miamidade.gov/EnerGov_Prod/SelfService#/plan/569dc72e-bdfa-4b7a-9fbd-
c072042055b2

EXHIBIT 2
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MINUTES 
Community Council 15 

Public Hearing on October 2024 CDMP Cycle Application No. CDMP20240019 and Out of 
Cycle Application No. CDMP20240021 

To Amend the Comprehensive Development Master Plan 
In Person/Virtual Hearing 

 
February 20, 2025, 6:30 PM 

 
Department of Regulatory and Economic Resources (RER) Staff Present 

 
Physical Attendance 
Rosa Davis, Section Supervisor, Metropolitan Planning Section, Planning Division  
Jennifer Snell, Community Development Municipal Planning Liaison, Planning 
Division 
Ivo Rondinoni, Senior Planner, Metropolitan Planning Section, Planning Division 
Felix Acosta, Agenda Clerk, Development Services Division 
Thomas Gomez, Agenda Clerk, Development Services Division 
 
Virtual Attendance  
Noel Stillings, Principal Planner, Metropolitan Planning Section, Planning Division 
Ana Lezcano, Strategic Metro Planner, Metropolitan Planning Section, Planning  

      Division 
James McCall, Strategic Metro Planner, Metropolitan Planning Section, Planning   
Division 
Mark Dorsey, Principal Planner, Metropolitan Planning Section, Planning Division 

 
I. CALL TO ORDER AND OPENING REMARKS  
 
Community Council 15 in person/virtual public hearing opened at 6:30 p.m. Chair Enid 
Washington Demps called the meeting to order and following the Pledge of Allegiance, asked 
Staff to conduct the roll call.  
 
Roll Call 
Ms. Rosa Davis, Planning Section Supervisor, conducted the roll call and determined that there 
was quorum with four Community Council 15 members present as follows:   
 

Venusmia Fernande Lovely Present 

Timothy Forbes Present 

Marjorie Murillo, Vice Chair Present  

Enid Washington Demps, Chair, Present  

 
Chair Enid Washington Demps welcomed everyone to the public hearing on the October 2024 
Cycle Small-scale Application Nos. CDMP20240019 and CDMP20240021.  
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II. AGENDA ITEM 
 
2024 Out of Cycle Application No. CDMP20240021 
 
Mr. Ivo Rondinoi, Community Development Municipal Plan Liaison, provided an overview of 
Application No. CDMP20240021, filed by Bluenest Development, LLC. He explained that the 
application site is ±4.46 gross acres and is currently undeveloped, and noted that the properties 
surrounding the application site are characterized by r variety of housing types including estate 
density homes, and several multifamily developments. Mr. Rondinoni stated that the applicant 
seeks to redesignate the application site from “Low Density Residential” (2.5 to 6 dwelling units 
per acre) to "Low Medium Density Residential” (6 to 13 dwelling units per acre) that would allow 
the property to be developed with a maximum of 57 residential units. However The applicant has 
proffered a Declaration of Restrictions, that among other things, proposes 20% of the units on the 
application site as workforce housing units and to limit development on the site to a maximum of 
60 residential units. Mr. Rondinoni explained that staff is recommending to redesignate the site to 
"Low-Medium Density with One Density Increase (DI-1)”, which would allow a density of 6 to 13 
dwelling units per gross acre and requires the site to be made compatible with the surrounding 
uses through the incorporation of urban design principles.  
In closing, Mr. Rondinoni stated that staff recommended to adopt the application with change to 
redesignate the site from "Low Density Residential” to “Low-Medium Density Residential with One 
Density Increase (DI-1)” and with acceptance of the proffered Declaration of Restrictions. 
The representatives for the applicant Pedro Gassant, expressed the importance of approving this 
application and that this type of housing is needed in the area, due to its close distance to schools. 
They also mentioned this application would provide opportunities for affordable housing within the 
UDB. 
  
One public comment which was made by Maryland Ross, opposed the application stated her 
concern for SW 127th Ave and that there is no need for new development. She stated that the 
neighborhood should stay a single-family neighborhood and that there was no place for cars to 
park. She also stated that there is a termite problem that could negatively affect the proposed 
development.  
 
After the public comments, several Board members discussed that they prefer townhomes with 
parking in the front as opposed to rear loaded buildings. They also asked if these will be 
townhomes or condo plats. Board member Lovely then asked if they want to create affordable 
housing why do they are limiting the number of units to 60 if the redesignation would allow for 
more units. 
 
 
The applicant’s representatives Pedro Gassant made a final statement where you addressed the 
concerns of the comments of the Board concerning the maximum number of 60 units by stating 
that the lot size would not allow for more than 60 units according to their architectural design.  
 
A motion to Adopt with Change as Recommended by Staff with acceptance of the revised 
Proffered Declaration of Restrictions was made by Board Member Murillo. Board Member Forbes 
seconded the motion. The motion passed unanimously as follows: 
 

Venusmia Fernande Lovely Yes 

Marjorie Murillo, Vice Chair Yes 

Timothy Forbes Yes  

Enid Washington Demps, Chair, Yes 
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Adjournment 
 
There being no further business before the Board, Chair Curtis Lawrence, adjourned the hearing 
at 8:00 pm.  
 
        Respectfully submitted, 
 
 
        ____________________ 
        Rosa Davis, Secretary  
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