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May 2025 Cycle  Application No. CDMP20250007 

APPLICATION SUMMARY 
Applicant/Representative: GPC Miami Business Park, LLC / Tracy Slavens, Esq. and 

Wesley Hevia, Esq., LSN Law, P.A. 

Location: West side of the Homestead Extension of Florida’s Turnpike 
(generally east of SW 112 Avenue), between SW 186 Street and 
SW 196 Street  

Total Acreage:  ±84.80 gross/±79.10 net acres  

Current Land Use Plan Map Designation: "Office/Residential” and “Low-Medium Density Residential” 

Requested Land Use Plan Map 
Designation and Other Changes: 

1. Redesignate the application site:

From: "Office/Residential” (±79.62 gross acres) and
 “Low-Medium Density Residential” (6 to 13 dwelling 
units per gross acre; ±5.18 gross acres) 

To:       "Industrial and Office” (±81.36 gross acres); 
            “Business and Office” (±2.14 gross acres); and  
            “Low-Medium Density Residential” (6 to 13 dwelling 

units per gross acre; ±1.30 acres)  

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

Amendment Type: Standard application (Being processed concurrently with Zoning 
Application No. Z2025000117) 

Existing Zoning District/Site Condition: OPD (Office Park District) / office buildings, daycare facility, 
undeveloped land  

RECOMMENDATIONS 

Staff Final Recommendation: 

Staff Initial Recommendation: 

ADOPT WITH ACCEPTANCE OF THE PROFFERED 
DECLARATION OF RESTRICTIONS (August 2026) 

TRANSMIT WITH ACCEPTANCE OF THE APPLICANT’S 
PROFFERED DECLARATION OF RESTRICTIONS (March 
2026)  

FINAL RECOMMENDATION 
Application No. CDMP20250007 

GPC Miami Business Park, LLC   
Commission District 9 (McGhee) Community Council 14     
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May 2025 Cycle  Application No. CDMP20250007 

Redland Community Council (CC14): TRANSMIT WITH ACCEPTANCE OF THE APPLICANT’S 
PROFFERED DECLARATION OF RESTRICTIONS AS 
RECOMMENDED BY STAFF (March 11, 2026) 

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

TRANSMIT WITH ACCEPTANCE OF THE APPLICANT’S 
PROFFERED DECLARATION OF RESTRICTIONS (April 20, 
2026) 

Transmittal Action of Board of County 
Commissioners  

Final Action of Board of County 
Commissioners: 

TRANSMIT WITH ACCEPTANCE OF THE APPLICANT’S 
PROFFERED DECLARATION OF RESTRICTIONS (June 2, 
2026) 

TO BE DETERMINED (September 24, 2026) 

MDC003



Page 3 

May 2025 Cycle  Application No. CDMP20250007 

Staff’s final recommendation is to ADOPT WITH ACCEPTANCE OF THE PROFFERED 
DECLARATION OF RESTRICTIONS the proposed standard amendment to the Comprehensive 
Development Master Plan (CDMP) Adopted 2030 and 2040 Land Use Plan (LUP) map to 
redesignate the ±84.80 gross/±79.10 net acres application site from “Office/Residential” and 
“Low-Medium Density Residential” (6 to 13 dwelling units per gross acre) to “Industrial and Office”, 
“Business and Office” and “Low-Medium Density Residential” (6 to 13 dwelling units per gross 
acre); and add the proffered Declaration of Restrictions in the Restrictions Table in Appendix A of 
the CDMP Land Use Element, if accepted by the Board of County Commissioners. The final 
recommendation is based on the staff analysis summarized in the Principal Reasons for 
Recommendation below: 

Principal Reasons for Recommendation: 

1. Staff recommends approval of the application as the prior concerns regarding potential
negative impacts to environmental resources on site and the projected roadway impacts have
been adequately addressed through additional and revised commitments included in the
Applicant’s proffered Declaration of Restrictions (covenant). The revised proffered covenant
proposes to enhance preservation of an on-site pine rockland beyond a current requirement
established through the 1981 approved, and subsequently modified, American Bankers
Insurance Group Development of Regional Impact (DRI) that authorized an office park
development for the site, in addition to ensuring the traffic impacts do not exceed that of the
previously approved development. The application is being processed concurrently with
Zoning Application No. Z2025000117, which seeks to modify the existing DRI Development
Order to allow the proposed uses identified in Reason No. 1 of Principal Reasons for Initial
Recommendation on page 4 below.

Staff previously noted a portion of the application site contains pine rocklands habitat within
which several threatened and endangered plant species were identified upon two separate
visits to the site (February 2 and April 29, 2026). Pine rockland are a globally imperiled habitat
occupied by numerous listed threatened and endangered species and are required to be
preserved pursuant to Section 24-49 of the County’s Code and by several policies of the
CDMP, including Conservation, Aquifer Recharge and Drainage Element Policy CON-8D.
While Condition No. 3A of the American Bankers DRI development order, originally approved
though Resolution Z-186-81, require preservation of ±2-acre pine rockland, the proffered
covenant proposes to maintain a minimum ±2.75 acres of the pine rockland as a Pine
Rockland Preserve, an increase from 2 acres to ±2.75 acres. The Applicant’s proffered
covenant now requires the ±2.75 acres of pine rockland to be preserved and maintained, be
kept free of exotic species, with an adjacent 15-foot buffer, fencing and signage. Also, the
covenant commits to the conduct of endangered species surveys, subject to review and
approval by the County, prior to any tree‑removal permit and consideration of wildlife
best‑management practices to minimize construction impacts. Accordingly, the commitments
in the proffered covenant have adequately addressed Staff’s concerns.

Staff previously noted that three roadway segments are operating below their adopted LOS
standards and will be impacted by the traffic from the proposed development but that
mitigation of the impacts is not required, except for impacts to the Turnpike, because the traffic
impacts are not significant, as they are below 5% of the maximum service volume capacity for
each roadway segment. The mitigation of impacts to the Turnpike was noted to be required
given it is a hurricane evacuation route. However, it has now been demonstrated by the
Applicant that the projected traffic impacts from the proposed development are within the
thresholds of impacts provided for, including mitigation, under the previously approved DRI,
and therefore no further traffic mitigation is required. The threshold of traffic impacts is a
maximum of 903 net external PM peak-hour vehicle trips (Trip Cap) to which development of
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the site is limited by a condition in the proffered covenant. In addition, the Applicant updated 
the proffered covenant to incorporate the appropriate land uses, such as high‑cube parcel hub 
warehouse and multipurpose recreational facility, to ensure that the simultaneous increase 
and decrease of uses (interchanging of square footages between uses) provided for in the 
covenant will occur within the Trip Cap.  

2. The Florida Department of Commerce (FloridaCommerce), in its capacity as the State Land
Planning Agency (SLPA), and the other state and regional reviewing agencies (Reviewing
Agencies), upon their review of the application, issued comments identifying no significant
impacts from the application, if it were to be approved. On June 2, 2026, the Board of County
Commissioners (BCC) held its first public hearing and approved the transmittal of the
application with the proffered Declaration of Restrictions (covenant) to the SLPA and the other
Reviewing Agencies, as required by Chapter 163.3184, Florida Statutes, for their review and
comments. No objections were raised against the application by any reviewing agency, or by
any affected party. However, the South Florida Water Management District (SFWMD) and the
South Florida Regional Planning Council (SFRPC) offered technical assistance comments,
which will not form the basis of any challenge to the application if it is ultimately adopted.
Additionally, the Florida Fish and Wildlife Conservation Commission highlighted the presence
of pine rockland habitat and the potential occurrence of the Rim Rock crowned snake,
requesting that work to be stopped and sightings reported to FWC if the species is observed
on site, which is appropriately addressed by the commitments in the Applicant’s proffered
covenant. The comments from the Reviewing Agencies are summarized and addressed in
the “State and Regional Reviewing Agency Summary Comments and Responses” on page
12 herein and are presented in Appendix B on page 33.

3. The basis for Staff’s Final Recommendation is outlined above and in the original analysis of
the application included in the Initial Recommendations report, dated March 2026, as updated
herein. The Principal Reasons, as published in the Initial Recommendations report, are
presented below. The full Initial Recommendation report and other documents related to the
application may be accessed through the following link:
https://energov.miamidade.gov/EnerGov Prod/SelfService#/plan/9b1fd3d7-2f2f-4426-af08-
9b6c759b7e80?tab=attachments.

Principal Reasons for Initial Recommendation:  

1. While recognizing the application’s underlying merit, Staff recommends its transmittal to the
State Land Planning Agency and other state and regional agencies for review because
environmental, roadway and potential residential impacts remain that may require additional
information and analysis that must be provided and addressed through the standard CDMP
amendment process. The application proposes redevelopment as a primarily industrial use,
generally consistent with CDMP Policicy LU-1D that promotes the planning of communities to
include places of employment. The ±84.80 gross acres application site is a triangular-shaped
site in the southern area of the County and contains the Assurant (formerly American Bankers
Insurance Group) building complex. The site was originally developed in 1981 as the
American Bankers Insurance Group Development of Regional Impact (ABIG DRI). However,
the complex suffered extensive damage from Hurricane Andrew in 1992. As a result, the
Miami-Dade Board of County Commissioners approved requests to modify the DRI in 1994
and 1995, resulting in the current site configuation. Due to operational changes and staff
reductions, the CDMP application now seeks to redevelop the site as a logistics park. The
±84.80 gross acres application site was offered for sale to the County in 2023 for $160 million,
but no action was taken.
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The majority of the application site (±79.62 gross acres) is currently designated 
“Office/Residential,” which allows professional and clerical offices and motels, and certain 
residential uses. The remainding ±5.18 acres are designated “Low-Medium Density 
Residential,” which allows residential uses from 6 to 13 dwelling units per gross acre. As noted 
previously, the site is subject to the conditions of the existing DRI Development Order, which 
limits development to: 470,000 square feet of office use, 30,000 square feet of warehouse 
use, 250-room hotel, and a 330-student daycare facility. The applicant now seeks to 
redesignate the land use on the application site to “Industrial and Office” (±81.36 gross acre) 
and “Business and Office” (±2.14 acres), with the remaining ±1.30 acres retaining the existing 
“Low-Medium Density Residential” designation. In addition, the applicant has proffered a 
CDMP Declaration of Restrictions (covenant) proposing development consisting of 1,091,500 
square feet of industrial uses; 20,000 square feet of retail; 75,000 square feet of office space; 
a 75,000-square-foot multipurpose recreational facility; and a 50-room hotel. The covenant 
allows simultaneous increases or decreases among these uses, provided that the total vehicle 
trips do not exceed 903 net external PM peak-hour trips. The proposed CDMP amendment is 
being processed concurrently with Zoning Application No. Z2025000117, which seeks to 
modify the existing DRI Development Order to allow the proposed uses. 

2. According to Zoning records for this site, DRI conditions from 1981 and a recent assessment
of the site by the County’s Department of Environmental Resources (DERM), the application
site contains longstanding pine rocklands (a globally imperiled habitat), as well as other
threatened or endangered species. The environmental review conducted by DERM identified
these unique pine rocklands and recommended specific covenant language, including
possible conveyance to the County. During  a site visit from DERM, staff identified in the pine
rocklands rare and threatened and endangered plant species. These unique plants included
coontie plants, with indications suggesting the presence of rare Atala butterflies and pineland
croton, the sole larval host plant for the federally-listed endangered Bartam’s hairstreak
butterfly. The application site is also located within the U.S. Fish and Wildlife Service
consultation area for the federally endangered Florida bonneted bat (Eumops floridanus)
which may utilize the application site for foraging, nesting, and roosting. The Florida bonneted
bat is largely urban and known to forage and socialize over dark, open spaces adjacent to
natural areas such as open water, forested areas, wetlands, and areas with significant tree
resources. DERM noted that folio no. 30-6006-034-0010 to the south of the pine rockland,
also may contain rare, threatened and endangered plant species. This folio also contains the
±11.83-acre lake proposed to be filled in by the applicant, and whose possible presence of
threatened or endangered wildlife or plant species is unknown. As per DERM’s request, the
appliant has proffered a condition in the CDMP covenant commiting to establish a pine
rockland preservation area (“Pine Rockland Preserve”) with a minimum size of 2.0 contiguous
acres. The applicant is also committing to submit a wildlife survey, prior to the issuance of a
tree removal permit, to determine the absence or presence of listed wildlife species on the
site.

3. Approval of the application would be generally consistent with the criteria set forth in CDMP
Land Use Element Policy LU-8E for evaluating Land Use Plan map amendment applications.
Policy LU-8E requires LUP map amendment applications to consider factors such as: (i) the
proposed amendment’s ability to “[s]atisfy a deficiency in the Plan map to accommodate
projected population or economic growth of the County;” (ii) whether the proposed
amendment would “[e]nhance or impede provision of [public] services [or facilities] at or above
adopted LOS Standards;” (iii) whether the proposed amendment would “[b]e compatible with
abutting and nearby land uses”; (iv) whether the proposed amendment would “[e]nhance or
degrade environmental or historical resources;” (v) whether the proposed amendment would
“[e]nhance or degrade systems important to the County as a whole”; and (vi) whether the
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proposed amendment would “promote transit ridership and pedestrianism” pursuant to 
Objective LU-7 and associated policies. Each factor is discussed below:  

 
i. Need to Accommodate Population or Economic Growth: Approval of the application with 

acceptance of the proffered covenant and development of the site with the proposed 
industrial, commercial use would support economic growth in the area. The analysis area 
for the proposed application in MSA 7.2, where the application site is located, contained 
approximately ±320.3 acres of in-use industrial uses in 2025, along with an additional 
±10.84 acres of vacant land that are zoned or designated for industrial uses. Based on the 
absorption rate for the 2025-2040 period, the projected depletion for industrial land in MSA 
7.2 is the year 2028. MSA 7.2 also contained 212.60 acres of in-use commercial uses in 
2025 and an additional 64.60 acres of vacant land zoned or designated for business uses. 
With an annual average absorption rate of 0.6 acres for the 2025 -2040 period, the study 
area is projected to deplete its supply of commercially zoned land beyond the year 2040.   

 
As previously described in Principal Reason No. 1, the CDMP amendment would allow the 
site to be developed with residential uses if the DRI is modified accordingly. An analysis of 
residential capacity by dwelling unit type indicates that the supply of single-family units in 
MSA 7.2 is projected to be depleted by 2028. For multi-family units, depletion is projected 
to occur beyond 2040. When both unit types are considered together, the overall residential 
capacity is also expected to last beyond 2040 (see “Supply and Demand Analysis” on page 
17). 

 
ii. Public Facilities and Services: Approval of the application is generally consistent with the 

CDMP Capital Improvements Element Objective CIE-3 that requires CDMP land use 
decisions not to cause a violation in the adopted level of service (LOS) 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 with the proffered 
 covenant, would not cause a violation in the adopted level of service standards for public 
facilities and services. With the exception of roadways, all other public services and 
facilities have adequate capacity to serve the proposed development. 

 
The Applicant’s traffic study analyzes the existing and DRI conditions and the proposed 
development program and provided traffic impact analysis for the short-term (year 2028) 
and the long-term (year 2045). The applicant’s short-term analysis shows that all roadways 
impacted by the proposed development will have sufficient capacity to handle the additional 
traffic impacts that would be generated by this project except for the following three 
roadway segments: 1) Homestead Extension of Florida’s Turnpike (HEFT) south of SW 
168 Street (the adopted LOS is ‘D’, but the roadway is operating at LOS ‘F’); 2) SW 200 
Street between Quail Roost Drive and US-1, (the adopted LOS is ‘D’, but the roadway is 
operating at LOS ‘F’); and 3) SW 117 Avenue between Quail Roost Drive and US-1 (the 
adopted LOS is ‘D’, but the roadway is operating at LOS ‘F’). The three roadways that are 
operating below the adopted LOS standards for the short term 2028 traffic conditions fail 
even without traffic impacts from this project. The project traffic that is impacting the 
roadway segment is below 5% of the maximum service volume of the roadway and thus is 
considered not significant and would not require mitigation. However, although the HEFT 
is not significantly impacted by project traffic; because it is an evacuation route which is 
failing, any additional traffic impact does require mitigation. The applicant will be required 
to provide a condition in the proffered CDMP covenant that commits to entering into a 
proportionate fair share agreement with the County to address the impacts. Additionally, 
Staff determined that the applicant’s trip generation estimates for the High Cube Parcel 
Hub Warehouse are inaccurate and that the applicant did not complete the supplemental 
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analysis necessary to evaluate potential impacts on traffic circulation near the school 
located immediately west of the site (see “Roadways” section on page 41).  

 
iii. Compatibility: The proposed development of the site, if the requested application is 

approved with the proffered covenant, would be generally compatible with the existing 
community. To the north lie established single‑family neighborhoods and a religious facility, 
while the west includes a County park, a range of residential housing types, and nearby 
public school and park facilities. The southern and southeastern areas are characterized by 
multi‑family communities and additional public housing, and light industrial, warehouse, 
automotive, self‑storage, and utility‑related uses are located northeast and south of the 
C‑1N Canal. This mix of adjoining uses, combined with the site’s physical separation, 
supports the site’s compatibility within the broader land use context (see “Existing Land Use” 
map on page 9 and “CDMP Land Use” plan map on page 10).  

 
iv. Environmental and Historic Resources: The subject application, if approved, would not affect 

any historic resources, but will impact environmental resources. DERM review and Zoning 
records identified a longstanding pine rockland habitat, a globally imperiled community, in 
the northeast corner of the site. DERM’s review confirmed the presence of rare, threatened, 
and endangered plant species, including coontie with indications of Atala butterflies, and 
pineland croton, the sole larval host for the federally endangered Bartram’s hairstreak 
butterfly. DERM also identified that the adjacent folio, which contains the approximately 
11.83‑acre lake proposed for filling, may similarly support sensitive species, unknown at this 
point. The site also lies within the U.S. Fish and Wildlife Service consultation area for the 
federally endangered Florida bonneted bat, which may utilize the property for foraging, 
nesting, and roosting. The applicant has addressed these issues by committing to estalish 
a 2-acre pine rockland preserve and committing to conduct a submit a wildlife survey to 
determine the if there are any wildlife species on the site. 
 

v. Enhance or Degrade Countywide Systems: The application if approved with acceptance of 
the proffered covenant, would not degrade any Countywide system, except for roadways, 
but as explained in Reason No. 3ii, the applicant will need to include a condition in the 
proffered covenant committing to enter into a proportionate share agreement with the 
County to mitigate impacts to the HEFT. All Countywide systems have sufficient capacity to 
absorb the impacts that would be generated by the proposed development.  

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

ridership and pedestrian activity. It is served directly by Metrobus Route 97 at a stop located 
at SW 112 Avenue and SW 196 Street, ±100 feet (a 1‑minute walk) from the application 
site, as well as Metrobus Routes 52 and 137, located at SW 117 Avenue and SW 189 Street 
and at SW 200 Street and SW 117 Court, respectively, within 0.6 to 0.8 miles (15‑ to 
19‑minute walks). The application site also is within 0.5 miles (a 10‑minute walk) of the 
South Dade Transitway Gold Standard BRT (Bus Rapid Transit) station at SW 200 Street, 
which is served by Metrobus Routes 34, 38, 39, and 107. Of note, the BRT station at SW 
200 Street is part of the Metro Express, the County’s first ever all electric BRT service. 
Service commenced on October 27, 2025. These referenced routes provide frequent 
service, including 10‑ to 12‑minute AM/PM peak headways on Routes 34, 38, and 39, and 
30‑minute peak headways on Routes 52, 107, and 137. The proximity of multiple local and 
rapid transit services, including a Bus Rapid Transit (BRT) station, enhances multimodal 
access and supports opportunities for increased transit use and pedestrian connectivity as 
the area develops. The referenced BRT station is adjacent to the South Dade Trail, a 22-
mile multi-use trail located within the South Dade Transitway right of way and provides 
enhanced pedestrian and bicycling opportunities along the corridor. Due to this proximity, 
the Transit Division of the Department of Transportation and Public Works (DTPW) has 
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recommended the applicant work with DTPW and consider complete street design principles 
when designing the SW 112 Avenue Street section (see “Transit” section on page 49). 
 

MDC009



Page 9 

May 2025 Cycle    Application No. CDMP20250007 
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Staff Analysis 
 

Background  
 
The ±84.80 gross acre application site is primarily developed as an office park through the 
American Bankers Insurance Group Development of Regional Impact (DRI) and the application 
seeks to change the land uses to facilitate redevelopment of the site into a logistics center. 
Currently, ±79.62 gross acres are designated “Office/Residential” and ±5.18 gross acres 
designated “Low-Medium Density Residential,” and with development limited by the existing DRI 
order. The applicant proposes redesignating the site to “Industrial and Office” (±81.36 gross 
acres) and “Business and Office” (±2.14 gross acres), with ±1.30 acres retaining the existing “Low-
Medium Density Residential” designation. The Applicant’s proffered CDMP Declaration of 
Restrictions proposes to limit development of the site to a mix of industrial/warehouse, 
commercial/retail, office, recreational, and hotel uses that is capped at a maximum of 903 net 
external PM peak-hour vehicle trips (Trip Cap). The proffered covenant also provides for 
interchange between the square footages for the various uses provided that the Trip Cap is not 
exceeded. The Trip Cap is the same as the maximum 903 net external PM peak-hour vehicle trips 
that were previously approved for the DRI and thereby operates to ensure the development 
currently proposed for the site will not generate additional roadway impacts beyond those of the 
DRI initially approved through Resolution Z-186-81 adopted by the Board of County 
Commissioners in 1981, and last amended through Resolution Z-180-95. This application is being 
processed concurrently with Zoning Application No. Z2025000117, which would modify the DRI 
Development Order to allow the proposed development. 
 
On June 2, 2026, the Board of County Commissioners (BCC) held its first public hearing and 
approved the transmittal of the application to the SLPA and the other Reviewing Agencies for 
review and comment. The Reviewing Agencies reviewed the application in accordance with 
Section 163.3184(3), Florida Statutes, and issued correspondence between June 29, 2026 and 
August 6, 2026 identifying no adverse impacts to state and regional resources or facilities that 
would be generated by the application, if approved. Three of the agencies provided technical 
assistance and/or advisory comments.  
 
The Florida Fish and Wildlife Conservation Commission (FWC) noted the application site contains 
suitable habitat for the Rim Rock crowned snake (Tantilla oolicta), most often found in pine 
rockland habitat, and encourages stoppage of work activities if the species is observed, and 
requested documentation be provided to the FWC of any sightings. The South Florida Regional 
Planning Council (SFRPC) recommends monitoring the transportation related impacts of land use 
applications on hurricane evacuation routes within a regional framework and suggest careful 
monitoring of impacts to pine rockland habitat, a resource of regional significance. The South 
Florida Water Management District (SFWMD) noted that the proposed development may require 
an Environmental Resource Permit and additional authorization may be required. The comments 
are presented in summary along with Staff’s responses in the “State and Regional Reviewing 
Agency Summary Comments and Responses” section on page 12 below and the correspondence 
are included in Appendix B: State and Regional Agency Review Comments and Applicant’s 
Response. 
 
Changes to Application Since Transmittal 
 
Subsequent to the transmittal hearing, the applicant addressed several of Staff’s prior concerns 
with the application concerning environmental and roadway impacts. Concerning the 
environmental impacts, the Applicant submitted a revised covenant that adequately addresses 
the pine rockland. Text was added to the covenant requiring the owner to preserve and maintain 
the pine rockland ±2.75-acre area and to provide a 15-foot native plant buffer along the 
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boundaries of the pine rockland, except along its boundaries adjacent to the Homestead 
Extension of Florida’s Turnpike (HEFT). Regarding roadway impacts, the applicant revised the 
proffered covenant to update the P.M. Peak Hour Trip Generation Equivalency Matrix 
(Equivalency Matrix), included in Exhibit E: Trip Generation Equivalency of the proffered 
covenant, to include all uses considered for development on the site. The proffered covenant with 
the Equivalency Matrix provides that any square footage interchange between the uses is to occur 
based on specified vehicular trip generation rates for each use to ensure the maximum/ultimate 
development of the site does not exceed the Trip Cap, such as the high-cube parcel hub 
warehouse and the multipurpose recreational facility to account to changes to the base 
development program. For the proportionate share agreement for impacts to the Homestead 
Extension of Florida’s Turnpike (HEFT), a hurricane evacuation route, it was determined that the 
traffic impacts and any associated fees were previously addressed under the original DRI and not 
required. Below is a summary of the proffered covenant conditions. 
 
Proffered Declaration of Restrictions (Covenant) 
The Applicant’s proffered Declaration of Restrictions (covenant) caps development of the 
application site to a mix of uses that generates up to 903 net external PM peak hour trips (the Trip 
Cap) among other commitments to address the projected impacts from the proposed 
development (see Appendix A: Applicant’s proffered Declaration of Restrictions). The following 
provides a summary of the commitments in the proffered covenant:   

• Permitted Uses: Outlines the base program of development for the site that is inclusive of  
o  1,091,500 square feet (sq. ft.) industrial uses, 
o 20,000 sq. ft retail uses,  
o 75,000 sq. ft office uses,  
o 75,000 sq. ft. multipurpose recreational facility, and  
o A 50-room hotel.  
o A Trip Generation Equivalency Matrix allows the uses to increase or decrease 

simultaneously, provided that in no event shall the total vehicle trips exceed 903 
net external PM peak hour trips.  

• Connection to Public Water and Sanitary Sewer: Requires connection to the public water 
and sanitary sewer and consistency with the consent decree for connections to the 
County’s sewer system.  

• Pine rockland: Requires a ±2.75-acre minimum “Pine Rockland Preserve” at northeast 
corner to be established and maintained as pine rockland.  

o Contains the legal description and sketch of the pine rockland preserve. 
o Requires prior to T-plat or issuance of tree removal permit, the pine rockland be 

established as a separate tract or parcel. 
o Requires owner to maintain and preserve the pine rockland and keep free of exotic 

vegetation.  
o Requires a 15-foot native plant buffer surrounding the pine rockland preserve 

(excepting the portion adjacent to the HEFT). 
o Includes condition for owner to voluntarily convey the pine rockland parcel to the 

County.   
• Endangered Species Survey: Requires an endangered species survey prior to a tree 

removal permit to determine the absence or presence of threatened and endangered 
species. 
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State and Regional Reviewing Agency Summary Comments and Responses 
 
Florida Fish and Wildlife Conservation Commission (FWC) Comments 
 
The Florida Fish and Wildlife Conservation Commission (FWC) comments dated July 13, 2026 
raised concerns about the presence of suitable habitat for the rim rock crowned snake (Tantilla 
oolicta) within the application site and emphasized the need to avoid impacts to this “cryptic 
species”. While the County’s referenced site visits to the pine rockland preserve did not include a 
sighting of this species, the FWC comments indicate that the species is “naturally secretive” and 
“not easily observed”.  
 
The Applicant submitted a letter to the FWC dated August 12, 2026 acknowledging the FWC 
comments and states its agreement to the FWC recommendations regarding the rim rock 
crowned snake (see Applicant letter regarding Florida Fish and Wildlife Conservation Commission 
in Appendix B on page 43 herein). In addition, the Applicant’s proffered covenant aims to protect 
the pine rockland habitat for this and other species by creating a legally protected, perpetually 
preserved Pine Rockland Preserve, where development is prohibited. The covenant also 
mandates installation of a 15-foot buffer surrounding the pine rockland preserve. A funding 
mechanism for the pine rockland preserve is also required, which should help safeguard the 
sensitive habitat for the rim rock crowned snake as well as other wildlife that may utilize the pine 
rockland preserve  
 
Furthermore, the covenant requires professionally recognized, County‑reviewed wildlife surveys 
for listed species prior to any tree‑removal permit. These surveys must be conducted within each 
development phase and may trigger revisions to site plans. The covenant also requires 
implementation of wildlife best management practices to minimize development impacts, aligning 
with FWC’s recommendation that construction activities stop if the species is observed onsite. 
These commitments substantially address FWC’s concerns by preserving the pine rockland 
habitat, requiring species-specific due diligence prior to any tree permit issuance, and ensuring 
protective measures during land‑clearing and construction activities.  
 
South Florida Regional Planning Council (SFRPC) Comments 
 
The South Florida Regional Planning Council’s (SFRPC) comments dated July 20, 2026 raised 
two main regional issues: the cumulative transportation impacts on the HEFT, an important 
hurricane evacuation route, and secondly the need for careful monitoring of mitigation related to 
Pine Rockland habitat, which the SFRPC identifies as a resource of regional significance. 
 
The Applicant’s proffered covenant caps development at 903 net external PM peak‑hour vehicle 
trips, consistent with the currently approved DRI limit, and requires a trip‑generation analysis with 
every development order to ensure that traffic impacts remain within the previously established 
Trip Cap threshold. Additionally, the covenant establishes a ±2.75‑acre Pine Rockland Preserve, 
that is to be preserved and maintained in perpetuity, with a 15-foot buffer with fencing and 
signage, exotic‑vegetation removal, long‑term maintenance funding, and requiring an 
environmental survey be conducted prior to issuance of any tree removal permit.  
 
South Florida Water Management District (SFWMD) Comments 
 
The South Florida Water Management District (SFWMD) comments dated August 6, 2026 are 
advisory and emphasize that future development in the application site may require 
Environmental Resource Permits (ERPs) and other regulatory authorizations, necessitating 
coordination with the appropriate agencies.  
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The proffered covenant includes a condition requiring all development to connect to public water 
and sewer systems in full compliance with the County’s Miami‑Dade Water and Sewer 
Department (WASD) standards and Chapter 24 of the County Code. It also includes the reference 
to the Consent Decree Case No. 1:12-cv-24400-FAM (S.D. Fla) between the County, federal 
government and the state. These provisions ensure that water‑supply, wastewater, and related 
environmental impacts will be reviewed and regulated through established permitting processes 
such as the ERPs.  
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ADDITIONAL ITEMS: APPENDIX B 
 

STATE AND REGIONAL AGENCY REVIEW COMMENTS 
AND APPLICANT’S RESPONSE  

MAY 2025 CYCLE APPLICATION NO. CDMP20250007 
TO AMEND THE COMPREHENSIVE DEVELOPMENT MASTER PLAN 

 
 

 
ITEMS 
 

 
PAGE NO. 

 
Florida Department of Transportation Comments, dated June 29, 2026 34 

Florida Fish and Wildlife Comments, dated July 13, 2026 36 

Florida Department of Environmental Protection Comments, dated July 15, 2026 37 

Florida Department of Commerce Comments, dated July 15, 2026 38 

South Florida Regional Planning Council Comments, dated July 20, 2026 40 

South Florida Water Management District Comments, dated August 6, 2026 42 

Applicant Letter Response to Florida Fish and Wildlife Commission Comments, 
dated August 12, 2026 

43 

 
 
Other documents related to the application, including third party correspondence, are available online at the link below: 
https://energov.miamidade.gov/EnerGov Prod/SelfService#/plan/9b1fd3d7-2f2f-4426-af08-
9b6c759b7e80?tab=attachments 
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