
 

Application No. 1 
Commission District 2     Community Council 8  

APPLICATION SUMMARY 
 
Applicant/Representative:  Geovanis Medina/Gloria M. Velazquez, Esq. 

 
Location: 100 feet east of NW 27 Avenue between NW 87 

Terrace and theoretical NW 89 Street  
 

Total Acreage:  1.57 Gross Acres, + 1.37 Net Acres 
 

Current Land Use Plan Map Designation:
 

Business and Office and Low-Medium Density 
Residential (6-13 DU/Ac) 
 

Requested Land Use Plan Map 
Designation: 
 

Business and Office 

Amendment Type:  Standard; was denied as a Small Scale 
 

Existing Zoning/Site Condition: RU-1 (Single-Family dwellings on 7,500 sq ft net 
lots) and BU-3 (Liberal Business) / Parcel A: truck 
parking, Parcel B: vacant house, Parcel C: 
undeveloped 
  

 
RECOMMENDATIONS 
 
Staff: DENY (August 25, 2007) 

 
North Central Community Council:  
 

NO QUOROM (September 25, 2007) 
NO RECOMMENDATION (January 23, 2008) 
TO BE DETERMINED (March 26, 2008) 
 

Planning Advisory Board (PAB) acting as 
Local Planning Agency: 
 

DENY (October 15, 2007) 

Board of County Commissioners: TRANSMIT AS A STANDARD AMENDMENT 
WITHOUT RECOMMENDATION (November 27, 
2007) 
 

Revised Staff Recommendation: DENY (March 24, 2008) 
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Final Recommendation of PAB acting as 
Local Planning Agency: 
 

TO BE DETERMINED (March 31, 2008) 

Final Action of Board of County 
Commissioners: 

TO BE DETERMINED (April 24, 2008) 

 
 
Initial Staff Recommendation: 
  
In the Initial Recommendations Report published on August 25, 2007, the staff 
recommended: DENIAL of the proposed amendment to redesignate the subject 
property from “Business and Office” and “Low-Medium Density Residential” (6 to 13 
dwelling units per gross acre) to “Business and Office” on the adopted Land Use Plan 
(LUP) map of the Comprehensive Development Master Plan (CDMP) based on the staff 
analysis as summarized in the Principal Reasons for Recommendations below: 
 
Principal Reasons for Recommendations: 
 

1. The requested “Business and Office” designation would intrude into the “Low-
Medium Density Residential” designated neighborhood east of the subject site 
that is situated 100 feet east of NW 27 Avenue between NW 87 Terrace and 
theoretical NW 89 Street.  The application site is adjacent to the applicant’s 
business of selling used diesel trucks.  The existing business faces NW 27 
Avenue, and currently uses one of the parcels for overflow truck parking and 
storage.  During a recent visit to the site, trucks and their accompanying trailers 
were observed parked within the swales on both sides of NW 88 Street. 
Expanding the “Business and Office” designation to include the subject 
properties would not be compatible with the abutting residential neighborhood, 
including single-family dwellings to the east and south of the application site.  
The North Central Miami- Dade Charrette Report, dated January 2003, states on 
page 25 regarding the NW 27th Avenue Used-Car Dealership District that “this 
use and district should be limited to the corridor and should not be allowed to 
permeate into the surrounding neighborhoods.” 

 
2. The applicant has not demonstrated that redesignation of the subject site would 

provide adequate buffering and protection (e.g.: landscaping, screening, noise, 
fumes, etc.) for the adjacent residential property owners. The charette has 
developed a set of design guidelines to assist the DP&Z and property owners in 
the development and redevelopment of businesses along the corridor. 

 
3. The proposed request does not satisfy a deficiency in the Plan map to 

accommodate projected population or economic growth within the County. There 
are currently 95.7-acres of vacant commercial, or commercially zoned land, 
within the Analysis Area of which 37.4-acres are located within a 1.5-mile radius 
of the subject site. At the projected rate of absorption, the study area, Minor 
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Statistical Area (MSA) 4.2, will deplete its supply of commercially zoned or 
designated land beyond the year 2025. 

 
4. The future north corridor of Metrorail is planned to extend along NW 27 Avenue 

between NW 79 Street and the Florida Turnpike.  A new rapid transit station is 
proposed in the vicinity of NW 82 Street and NW 27 Avenue, which is a little 
more than 1/4 mile from the site.  The application does not promote transit 
ridership and pedestrianism since the applicant is suggesting that the property 
will be used for a vehicular-oriented business, a truck dealership. 

 
5. No existing sewer lines are located at or near the subject property.  The 

Department of Environmental Resources Management (DERM) should be 
contacted to determine if a septic tank is allowed at the site and what, if any, 
restrictions of use might apply. 

 
New Information 

 
Since the BCC transmittal public hearing on November 27, 2007 and the publication 
date of the Initial Recommendations Report (August 25, 2007), the Department of 
Planning and Zoning (DP&Z) has received updated information from the applicant and 
the Department of Community Affairs (DCA) concerning the application site.  The 
applicant on November 2, 2007 proffered a Declaration of Restrictions (covenant) that 
would require the applicant to submit a landscape plan at the time of zoning to assure 
appropriate landscaping and buffering to protect the residential lots abutting the 
application site.  

 
The DCA has submitted its “Objections, Recommendations and Comments” (ORC) 
report to the County on February 26, 2008, which included one objection to this 
application.  Objection No. 4 concluded that Miami-Dade County is prohibited from 
adopting any Comprehensive Plan amendments, which potentially increase residential 
density, until the necessary school amendments to the CDMP and a revised Interlocal 
Agreement with the Miami-Dade County School Board has been adopted and 
transmitted to DCA.  The application is subject to this objection because the “Business 
and Office” designation also allows residential development at a greater density than is 
allowed on adjacent property.  The CDMP allows a one-density category increase over 
the designation of adjacent property on the same side of a major roadway.  Thus, 
redesignation of the site would allow an increase in maximum density from 13 DU/Gross 
Acre to 25 DU/Gross Acre.  
 
At the November 27, 2007 BCC transmittal public hearing, Commissioner Rolle 
requested that the staff reschedule a second hearing with the Community Council, and 
provide them an opportunity to consider making a recommendation on the application.  
The DP&Z scheduled a second meeting with the Community Council on January 23, 
2008.  Both the staff and the applicant’s representative presented the application to the 
council; however, the Council chose not to finalize the recommendation and instead 
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requested staff to schedule a third meeting to consider the application.  This meeting is 
scheduled for March 26, 2008. 

 
Revised Recommendation 

 
Staff recommends DENIAL of the application to redesignate the subject property from 
“Business and Office” and “Low-Medium Density Residential” (6 to 13 dwelling units per 
gross acre) to “Business and Office” on the adopted LUP map of the CDMP based on 
the following: 

 
1. The reasons stated in the initial recommendations for denial of the 

application are still valid.  The proposal will result in an intrusion into the 
residential neighborhood. A need does not exist for more commercial land in 
the area since the supply will not be depleted in MSA 4.2 until after 2025. 
The site is in the vicinity of a future Metrorail station, however, the proposed 
use, a motor vehicular dealership, does not promote the use of transit.  The 
site is not served by sewer lines.  

 
2. The other reason given in the initial recommendations was that the applicant 

has not demonstrated that redesignation of the subject site would provide 
adequate buffering and protection (e.g.: landscaping, screening, noise, 
fumes, etc.) for the adjacent residential property owners. The applicant has 
proffered a covenant that would require the applicant to submit a landscape 
plan at the time of zoning to assure appropriate landscaping and buffering to 
protect the residential lots abutting the application site.  However, the 
applicant has not demonstrated that the proposed landscaping plan would 
adequately protect those properties abutting and adjacent from excessive 
noise, light, glare, odor, vibration, dust or traffic. 
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Appendix 1 
 

Proffered Declaration of Restrictions received on November 2, 2007. 
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