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INTRODUCTION 
 
 

This report contains the initial recommendations by the Department of Planning and Zoning 
(DP&Z) addressing applications to amend the Comprehensive Development Master Plan 
(CDMP), which were filed for consideration during the October 2010 Plan Amendment Review 
Cycle.  A total of three (3) applications were filed during this amendment cycle, all by private 
parties. Application Nos. 1 and 2 are small-scale Land Use Plan (LUP) map amendment 
requests while Application No. 3 is a standard LUP map amendment request. The report also 
contains the necessary background information and analyses upon which the initial 
recommendations are based.  
 
 

Application Review Process and Schedule of Activities 

 
Following is a summary of the Plan review, amendment activities and schedule that will be 
followed by this cycle to comply with the CDMP procedural requirements contained in Section 2-
116.1, Code of Miami-Dade County and State law.  The Schedule of Activities on page v lists 
the principal activities that will occur under this process and indicates the timeframes for those 
activities in accordance with the State requirements and the County Code.  For this amendment 
cycle, the application filing period extended from October 1 through November 1, 2010.   
 
The CDMP amendment process involves two phases.  The first phase occurs between the time 
applications are filed and the time the Board of County Commissioners (Board) conducts its first 
hearing and takes action to transmit standard applications to the Florida Department of 
Community Affairs (DCA) and other associated State agencies for possible review and 
comment, and/or adopt eligible small-scale Land Use Plan (LUP) map amendments on an 
expedited schedule.  During the first phase, affected and neighboring property owners are 
notified of the nearby LUP map amendment requests.  Section 2-116.1 authorizes Community 
Councils to conduct public hearings and issue recommendations on applications that directly 
affect their areas. These hearings must be held before the Planning Advisory Board (PAB), 
acting as the County's "Local Planning Agency", and the Board. 
 
The DP&Z will submit its initial recommendations to the PAB regarding each requested change, 
no later than February 25, 2011.  Each Community Council in which a proposed amendment to 
the LUP map is located is scheduled to hold a public hearing to discuss the LUP map 
application(s) and may formulate recommendation(s) regarding the request(s) in March 2011.  
The PAB is scheduled to hold a public hearing on April 25, 2011 to receive comments and 
recommendations on the proposed amendments, and to formulate recommendations to the 
Board regarding adoption of the eligible small-scale amendments and transmittal to DCA.  The 
Board is currently scheduled to hold a public hearing on May 18, 2011 taking final action on the 
eligible small-scale amendments, and to consider transmittal of the other requested 
amendments to DCA. "Transmittal" of a proposed amendment to the State for initial review does 
not constitute adoption of requested amendments.   
 
The second phase of the review, addressing the standard applications, begins after transmittal 
of the applications to the DCA and associated State agencies.  The CDMP amendment 
procedures in Section 2-116.1 of the County Code provide that the DCA will be requested by 
the County to review and comment on all transmitted amendment proposals.  The DCA is 
expected to return comments addressing all transmitted amendment proposals in August 2011, 
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approximately within 75 days of the transmittal date.  The PAB will then conduct its final public 
hearing(s) within 30 days after receiving comments from the DCA.  No later than 60 days after 
receiving comments from the DCA, the Board could conduct a public hearing and take final 
action on the applications.  During the DCA review period, the DP&Z will also review comments 
received at the transmittal hearings and any additional submitted material and may issue a 
“Revised Recommendations” report reflecting any new information prior to the final public 
hearings.  Final action by the Board will be to adopt, adopt with change, or not adopt each of the 
transmitted applications.   
 
Outside this regular CDMP amendment process, requests to amend the CDMP can be made by 
the Board under a special amendment process, or by a party having an application undergoing 
the Development of Regional Impact (DRI) process requesting a concurrent amendment to the 
CDMP.  Procedures for processing such special or DRI-related amendments are established in 
Section 2-116.1 of the Miami-Dade County Code.  
 
 

Additional Information 

 
Anyone having questions regarding any aspect of the CDMP review and amendment process 
should visit or call the Metropolitan Planning Section of the Miami-Dade County Department of 
Planning and Zoning at 111 NW 1st Street, Suite 1220; Miami, Florida 33128-1972; telephone 
305/375-2835. 
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TABLE 1 
SCHEDULE OF ACTIVITIES 

OCTOBER 2010-2011 CDMP AMENDMENT CYCLE 

 

Pre-application Conference  Prior to November 1, 2010 

Application Filing Period October 1- November 1, 2010 

Deadline to withdraw Application and obtain Return of 
Full Fee.  Notify applicant of deficiencies. 

November 8, 2010 

Deadline for resubmittal of unclear or incomplete 
Applications 

Seventh business day after Notice of 
Deficiency 

Applications Report published by DP&Z December 6, 2010 

Deadline for submitting Technical Reports December 30, 2010 

Deadline for submitting Declarations of Restrictions to be 
considered in the Initial Recommendations Report 

January 28, 2011 

Initial Recommendations Report released by DP&Z February 25, 2011 

Community Council(s) Public Hearing(s)  

Biscayne Shores Community Council March 23, 2011 

Westchester Community Council March 9, 2011 

South Bay Community Council (CC 15) March 29, 2011 

Planning Advisory Board (PAB), acting as Local 
Planning Agency (LPA), Public Hearing to formulate 
Recommendations regarding Adoption of Small-Scale 
Amendments and Transmittal of Standard Amendment 
requests to DCA 

April 25, 2011 
County Commission Chamber 

111 NW 1st Street 
Miami, Florida 33128 

Board Hearing and Action on Adoption of Small-Scale 
Amendments and Transmittal of Standard Amendment 
requests to DCA 

May 18, 2011 
County Commission Chamber 

111 NW 1 Street 
Miami, Florida 33128 

Transmittal to DCA for State review May or June 2011** 

Deadline for Filing Supplementary Reports by the Public 
Forty-five (45) days after Commission 

transmittal hearing 

Receipt of DCA Objections, Recommendations and 
Comments (ORC) report 

August 2011** (Approximately 75 
days after transmittal) 

Public Hearing and Final Recommendations:  Planning 
Advisory Board (Local Planning Agency) 

Specific date(s) to be set September 
2011** (Within 30 days after receipt of 

DCA ORC report) 

Public Hearing and Final Action on Applications:  Board 
of County Commissioners 

Specific date(s) to be set in October 
2011** (No later than 60 days after 

receipt of DCA ORC report) 

 
Note: ** Estimated Date.  All hearings will be noticed by newspaper advertisement. 
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Summary of Initial Recommendations 
October 2010 Applications to Amend the Comprehensive Development Master Plan for Miami-Dade County, Florida 

February 25, 2011 

 

Application 
Number/ 

Type 

Location/Acreage/ 
Requested Amendment 

BCC District/ 
Commissioner 

DP&Z Initial 
Recommendation 
February 25, 2011 

Community  
Council 

Recommendation, 
Resolution # and 

Date 

Local Planning 
Agency 

Recommendation 
April 25, 2011 

BCC 
Recommendation 

May 18, 2011 

1/ 
Small-Scale 

GRM Acquisition Corp./Joseph G. Goldstein, 
Esq. and Tracy R. Slavens, Esq. 

 
West side of Biscayne Blvd. at theo. NE 112 

Street and east of NE 14 Avenue 
 

From:  Business and Office and Low-Medium 
Density Residential 

To:      Business and Office 
 

4/ 
Heyman 

Adopt  
as a Small-Scale 

Amendment 
   

2/ 
Small-Scale 

SunTrust Bank/Jeffrey Bercow, Esq. and 
Graham Penn, Esq. 

 
Southwest corner of SW 83 Avenue and SW 40 

Street 
 

1.  From:  Business and Office and Low 
Density Residential 

To:      Business and Office 
2.  Add the Declaration of Restrictions to the 

Restrictions Table in the Land Use Element 
 

10/ 
Souto 

Adopt as a Small-
scale Amendment 
with Acceptance of 

the Proffered 
Declaration of 
Restrictions 

   

3/ 
Standard 

Wal-Mart Stores East, LLP/ Augusto E. Maxwell, 
Esq. and Joel E. Maxwell, Esq. 

 
Southeast corner of SW 137 Avenue and SW 

288 Street 
 

From: Business and Office and Low Density 
Residential (2.5 to 6 du/ac) 

To:      Business and Office 
 

9/ 
Moss 

Transmit with 
Acceptance of the 

Proffered 
Declaration of 

Restrictions and 
Adopt  

   

Source:  Miami-Dade County Department of Planning and Zoning 

Notes:  DP&Z - Department of Planning and Zoning; BCC - Board of County Commissioners 
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October 2010 Cycle  Application No. 1 1-1 

 

  APPLICATION SUMMARY 
 

Applicant/Representative:  GRM Acquisition Corp./Joseph G. Goldstein, Esq. and 
Tracy R. Slavens, Esq.  
701 Brickell Avenue, Suite 3000 
Miami, Florida  33131 
 

Location: Between Biscayne Boulevard and NE 14 Avenue along 
theoretical NE 112 Street  
 

Total Acreage:  3.96 Gross; 3.60 Net  
 

Current Land Use Plan Map Designation: 
 

―Low-Medium Density Residential‖ (6 to 13 DU/gross 
acre; 2.91 gross acres) and ―Business and Office‖ (1.05 
gross acres) 
 

Requested Land Use Plan Map Designation: 
 

―Business and Office‖ 

Amendment Type:  Small-scale 
 

Existing Zoning/Site Condition: RU-4A (Hotel/Apartment House District – Apartments 50 
units/net acre; Hotel/Motel 75 units/net acre) and BU-1A 
(Limited Business District) / Application site is vacant 

 

 RECOMMENDATIONS 
 

Staff: ADOPT AS A SMALL-SCALE AMENDMENT  

 (February 25, 2011) 
 

Biscayne Shores Community Council (7): TO BE DETERMINED (March 23, 2011) 

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

TO BE DETERMINED (April 25, 2011) 

Board of County Commissioners: 
(Small-Scale Final Action) 

TO BE DETERMINED (May 18, 2011) 

Final Action of PAB acting as the Local 
Planning Agency (if transmitted): 
 

TO BE DETERMINED (September 2011) 

Final Action of Board of County  
Commissioners (if transmitted): 

TO BE DETERMINED (October 2011) 

 
 

Application No. 1 
Commission District 4     Community Council 7 
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The Staff recommends to ADOPT as a small-scale amendment to the Adopted 2015-2025 Land 

Use Plan (LUP) map of the Comprehensive Development Master Plan (CDMP) to redesignate 
the subject property from ―Low-Medium Density Residential‖ (6 to 13 DU/gross acre) and 
―Business and Office‖ to ―Business and Office‖ based on the Staff analysis as summarized in 
the Principal Reasons for Recommendations below. 
 
Principal Reasons for Recommendations: 
 

1. Policy LU-8E of the CDMP Land Use Element requires applications requesting amendments 
to the LUP map to be evaluated according to factors such as (i) the proposed development‘s 
ability to satisfy a deficiency in the LUP map to accommodate projected population or 
economic growth in the County, (ii) impacts to County services, (iii) compatibility with abutting 
and nearby land uses, (iv) impacts to environmental and historical resources, (v) and the 
extent to which the proposed CDMP land use would promote transit ridership and 
pedestrianism pursuant to Objective LU-7 and associated policies.   

 
i Need: The subject property is located in Minor Statistical Area (MSA) 4.1, which contains 

50 acres of vacant commercially zoned or designated land. The average annual 
absorption rate of the vacant commercial land projected for the 2010-2030 period in the 
MSA 4.1 is 0.35 acres per year. At the projected rate of absorption, the MSA will deplete 
its supply of vacant commercially zoned or designated land after 2030.  Therefore, the 
proposed development would not satisfy a deficiency in the LUP map to accommodate 
projected population or economic growth in the County. However, the application site is 
located inside the Urban Infill Area (UIA), which is an area promoted by the CDMP for 
infill development. Land Use Element Objective LU-12, and Policies LU-1C and LU-12D, 
require the County to give priority to infill development on vacant sites within the UIA. 
The requested LUP map designation change to ―Business and Office‖ would allow for a 
wider range of uses that could be developed on the site providing greater flexibility in the 
development of an area that is promoted for infill.  

 
ii Public Facilities and Services: The impacts that would be generated from the maximum 

development allowable on the application site under the proposed ―Business and Office‖ 
land use category, would not cause a violation in adopted level of services for public 
facilities and services. However, it is important to note that the City of North Miami, 
which owns the sewer force main and pump station servicing the application site, has 
stated that a capacity study is required before additional sewage flows can be allocated 
to the system. 

 
iii Compatibility: The proposed LUP map amendment is compatible with existing uses in 

the vicinity of the application site. The application site abuts Biscayne Boulevard to the 
east and further east beyond Biscayne Boulevard is the Jockey Club, which includes 
residential towers, a hotel, and a marina, and vacant land. Properties abutting the 
application site on the north and south are vacant, and to the west and northwest are a 
Florida Power and Light (FPL) electrical substation (a utility use) and a church. Beyond 
the abutting vacant parcels to the north is the Biscayne Breeze Mobile Home Park. 
Beyond the abutting vacant parcels to the south are the Sun Surf Motel, duplexes, and 
small apartment buildings, the Gas Spot gasoline station, Los Antojos Steak and 
Seafood Restaurant.  

 
The requested ―Business and Office‖ can be compatible with adjacent land use 
designations on the LUP map. The eastern one-third of the application site as well as 
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properties to the north, east, and southeast are designated ―Business and Office‖ on the 
LUP map. The adjacent areas to the west and south are designated ―Low-Medium 
Density Residential‖ and the area to the northwest (the church site and and a strip of 
land along the east side of NE 14 Avenue) is designated ―Medium Density Residential‖ 
(13 to 25 DU/gross acre).   At the time of zoning and site plan review, measures should 
be taken to ensure compatibility with these residentially designated properties.  
 

iv Environmental and Historical Resources: There are no historical or environmental 

resources on the application site.  
 

v Transit Ridership and Pedestrianism: The application site is located within 1/4 mile of a 

standard bus stop served by Metrobus Routes 3 and 93, both routes having peak period 
(AM/PM) headways of 18 minutes. In addition, business, office and residential uses are 
supportive of public transportation. Therefore, the proposed amendment is considered to 
promote transit ridership and pedestrianism pursuant to Objective LU-7 and associated 
policies. 
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STAFF ANALYSIS 
 
Background 

 
The current application site was included in two prior requests to amend the LUP map of the 
CDMP. The current application site was part of CDMP amendment Application No. 3 (identified 
as ―Parcel D‖) filed in the April 2005 Cycle of Applications to amend the CDMP. The applicant 
requested a CDMP LUP map designation change on a ±21.54 property to ―Medium Density 
Residential‖ (13 to 25 DU/gross acre). The applicant proposed to develop a vertical mixed-use 
development on the 21.54-acre property to include residential uses, retail and office spaces, 
and a public school. The Department of Planning and Zoning (DP&Z) recommended that the 
Miami-Dade Board of County Commissioners (BCC) adopt the proposal. However, the applicant 
withdrew a 2.97-acre portion of Parcel D from the application by letter dated November 3, 2005 
then later withdrew the remaining 1.73 acres of Parcel D by letter dated December 22, 2005. 
Subsequently, a ±2.9-acre portion of the current application site (approximately the western two 
thirds) was included in CDMP amendment Application No. 2 of the October 2005 Cycle of 
Applications to amend the CDMP (±4.9-acre subject property). The applicant requested a 
change to the LUP map designation of the ±4.9-acre property to ―Office/Residential‖ and 
proffered a Declaration of Restrictions prohibiting residential uses on the site. The DP&Z 
recommended that the BCC adopt the proposal, since the property was already developed with 
two five-story buildings that housed the corporate headquarters of SFBC International; a firm 
that provides clinical research to pharmaceutical, biotechnology, and generic drug companies, 
as well as medical observation dormitories, and ancillary facilities.  The BCC transmitted the 
proposed amendment to the Department of Community Affairs (DCA) without a 
recommendation. The application was subsequently withdrawn by the applicant through letter 
dated September 7, 2006 prior to the BCC final hearing.  
 
Application Site 

 
The application site is a vacant 3.96 gross acre site (3.60 net acres) located inside the Urban 
Infill Area (UIA), an area given priority for infill development. The application site is situated 
between NE 14 Avenue and Biscayne Boulevard, along theoretical NE 112 Street with roadway 
frontage on Biscayne Boulevard, a major commercial corridor. (See Appendix G: Photos of 
Application Site and Surroundings).  
 
Existing Zoning  
The western approximately two thirds of the application site (±2.91 acres) is zoned RU-4A, 
which allows apartment structures at a density of 50 units per net acre and hotels/motels 
structures at 75 units per net acre. The remaining one third of the application site (±1.05 acre) 
abuts Biscayne Boulevard and is zoned BU-1A (Limited Business District), which allows retail 
and service convenience facilities that satisfy the essential and frequent needs of the adjacent 
residential neighborhood(s), as well as specialized commercial facilities which may serve 
several neighborhoods.   
 
Land Use Plan Map Designations 
The RU-4A zoned western portion of the application site (±2.91 acres) is currently designated 
―Low-Medium Density Residential‖ on the LUP map, which allows residential development at a 
density between 6 and 13 dwelling units (DU) per gross acre.  The types of housing typically 
found in areas designated for this CDMP land use category include single-family homes, 
townhouses, and low-rise apartments. The remaining one-third (±1.05 acres) of the subject 



October 2010 Cycle  Application No. 1 1-5 

property that fronts on Biscayne Boulevard is designated ―Business and Office‖ (see Appendix 
A: Map Series). The applicant requests a LUP map designation change on the application site 
from ―Low-Medium Density Residential‖ and ―Business and Office‖ to ―Business and Office.‖ The 
―Business and Office‖ land use category allows the full range of sales and service activities 
including retail, wholesale, commercial and professional offices, hotels, motels, hospitals, 
entertainment and cultural facilities, and residences. 
 
Zoning History 
Miami-Dade County zoning districts and zoning code regulations were first created in 1938.  
Based on the 1938 zoning code, the application site was zoned BU-2 (Special Business District; 
on the eastern one-third of the site), RU-2 (Two-Family Residential District; on the western most 
1-acre portion of the site) which allows single-family units and duplexes on 7,500 sq. ft. net lots, 
and GU (Interim; on remaining portion of the site) which allows uses based on the character of 
the surrounding neighborhood. The GU zoned portion of the application site was rezoned to RU-
2 prior to 1946. 
 
In May 1949, the BCC adopted Resolution No. 3211 approving a zoning district change on the 
subject property from RU-2 to RU-4A (western two-thirds of the site). Subsequently in March 
1976, the BCC adopted Resolution No. Z-95-76 approving another zoning district boundary 
change on property that included the eastern one-third of the application site, from BU-2 to BU-
1A. The March 1976 rezoning was the result of a joint application filed by the Directors of the 
Building and the Planning and Zoning Departments pursuant to recommendations of the 
Biscayne Shores Area Study that was accepted by the BCC on October 15, 1974. 
 
Community Redevelopment Area Proposal 
The application site is part of a ±28-acre area that was targeted by the County for rehabilitation 
and redevelopment. The ±28 acres are bounded on the north by NE 116 Street, on the south by 
theoretical NE 112 Street, on the east by Biscayne Boulevard, and on the west by NE 14 
Avenue. In June 7, 2005, the BCC adopted Resolution No. 609-05 accepting a Finding of 
Necessity Study, dated January 20, 2005, which found the referenced 28-acre area to be a slum 
or blighted area (as defined in Section 163.340, F.S.), and concluded that the blighted area was 
in need of rehabilitation and redevelopment. The Study, commissioned by the BCC and 
prepared by The Curtis and Kimball Company, recommended that the blighted area be 
designated a Community Redevelopment Area (CRA) in order to improve its blighted conditions. 
CRAs are utilized to redevelop slum or blighted areas with funds generated through Tax 
Increment Financing (TIF). At a public hearing held on April 27, 2006, the BCC addressed the 
creation of the CRA in the area described above. The BCC ultimately decided to research the 
matter further, and deferred the proposal indefinitely. 
 
Adjacent Land Use and Zoning 
 

Existing Land Uses 
Properties abutting the north, south and east of the application site are currently vacant. Further 
north, beyond the vacant properties, is the Biscayne Breeze Park Mobile Homes Park. Areas 
further south, along Biscayne Boulevard, are characterized by small retail/business operations 
such as the Gas Spot gasoline station, Los Antojos Steak and Seafood Restaurant, and the 
Sunsurf Motel.  Small apartment buildings and duplexes are located to the south along NE 111 
Street. Further east is the Jockey Club, containing a multi-family residential community and a 
hotel with a marina. Immediately west of the application site, across NE 14 Avenue, is an 
electrical power substation that is owned and operated by Florida Power & Light. El Shaddai 
Presbyterian Church is located to the northwest. 
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Land Use Plan Map Designations 
The Adopted 2015-2025 LUP map of the CDMP shows that properties adjacent to the south and 
west of the application site, across NE 14 Avenue, are designated ―Low-Medium Density 
Residential Communities (6 to 13 DU/gross acre)‖.  Properties adjacent to the north, southeast, 
and east (across Biscayne Boulevard) are designated ―Business and Office‖. Properties 
adjacent to the northwest are designated ―Medium Density Residential Communities (13 to 25 
DU/gross acre)‖.  
 
Zoning 
The properties adjacent to the application site are zoned for residential and commercial 
purposes. Properties adjacent to the north of the application site are zoned BU-1A (Limited 
Business District) and RU-3M (Minimum Apartment House District), which allows residential 
development at 12.9 units per net acre. Properties adjacent to the south of the application site 
are zoned BU-1A and RU-4A (Hotel/Apartment House District). Properties located to the east of 
the application site, across Biscayne Boulevard, are zoned BU-2 (Special Business District). 
The purpose of the BU-2 Zoning District is to ―provide large scale commercial and/or office 
facilities which service the needs of large urban areas‖ (see Section 33-252, Miami-Dade 
County Code). Properties immediately west of the application site are zoned RU-3M. (See 
Appendix A: Map Series). 
 
Supply and Demand for Commercial Land 

 
The subject property is located in Minor Statistical Area (MSA) 4.1. Currently, there are 50 acres 
of vacant, commercially zoned or designated, land in the subject MSA. The average annual 
absorption rate of commercially zoned or designated vacant land projected for the 2010-2030 
period in MSA 4.1 is 0.35 acres per year. At the projected rate of absorption, the referenced 
MSA will be depleted of its supply of commercially zoned or designated land after 2030. It is 
important to note that the ratio of commercial acres per thousand persons in the referenced 
MSA is below the County average for both 2020 and 2030 (see ―Projected Absorption of Land 
for Commercial Uses‖ table below). If approved, the proposed amendment would add 3.96 
gross acres of commercial land to the County‘s supply. 
 

Projected Absorption of Land for Commercial Uses 
Indicated Year of Depletion and Related Data 

Analysis  
Area 

 Vacant 
Commercial  
Land 2010 

(Acres) 

Commercial 
Acres in 

Use 2010 

Annual Absorption 
Rate 2010-2030 

(Acres) 

Projected 
Year of 

Depletion 

Total Commercial 
Acres 

per Thousand Persons 
 
 
 2020 2030 

MSA 4.1  50.0 357.2 0.35 2030+ 4.4 4.3 

Countywide  2,942.9 13,768.9 124 2034 5.8 5.2 

Source: Miami-Dade Department of Planning & Zoning, Planning Research Section, February 2011. 

 

 
Analysis of the Trade Area  

 
The trade area analysis is based on the location of the application site, which is considered as 
the focal point of the trade area. The trade area for the application site includes land located in 
MSAs 4.1, 1.3 and 2.1, within an approximate 1.5 mile radius from the center of the application 
site. Analysis of the trade area shows that there are 212.84 acres in existing commercial uses 
and 28.39 acres of vacant commercially zoned or designated land.  Most of the vacant parcels 
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are located along US-1 to the north and south of the application site (see Trade Area Map in 
Appendix A: Map Series). 

 
Trade Area Analysis 

Trade Area 
Radius 

Vacant Commercial 
Land (Acres) 

Commercial Acres 
in Use 2010 

1.5 Miles 28.39 212.84 

Source:  Miami-Dade Department of Planning & Zoning, Planning Research 
Section, February 2011. 

 
 
Environmental Conditions 
 
The following information pertains to the environmental conditions of the application site.  All 
YES entries are further described below. 
 

Flood Protection 

County Flood Criteria, National Geodetic 
Vertical Datum (NGVD) 

+5.0 feet 

Stormwater Management 5-year/1-day storm event 

Drainage Basin Intracoastal Drainage Basin 

Federal Flood Zone AE, 100-year floodplain  

Hurricane Evacuation Zone NO 

Biological Conditions 

Wetlands Permits Required NO 

Native Wetland Communities NO 

Specimen Trees NO 

Natural Forest Communities NO 

Endangered Species Habitat NO 

Other Considerations 
 

Within Wellfield Protection Area 
NO 

Archaeological/Historical Resources NO 

Hazardous Waste NO 

 
Drainage and Flood Protection 
The application site lies within Flood Zone AE with a base flood elevation of 8.0 feet NGVD, 
according to the Federal Flood Insurance Rate Maps (FIRM) for Miami-Dade County.  Although, 
the County's flood criteria indicates that the site shall be filled to a minimum elevation of 5.0 feet 
and an additional 8 inches for residential and 4 inches for commercial structures, because the 
County‘s flood elevation is less than the FIRM-established base flood elevation, the higher 
elevation will be used. 
 
According to Miami-Dade Department of Environmental Resources Management (DERM), all 
stormwater shall be retained on-site utilizing a properly designed seepage or infiltration drainage 
system for compliance with stormwater quality requirements. Furthermore, to comply with 
stormwater quantity requirements designed to prevent flooding of adjacent properties, the site 
grading and development shall provide for the full on-site retention of the 25-year/3-day storm 
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event and shall also comply with the requirements of Section 11C of Miami-Dade County Code, 
and all State and Federal criteria. While the proposed development is located within the 
Intracoastal Drainage Basin, there are no primary or secondary canals in the surrounding area 
that provides drainage to the site. 
 
Water and Sewer 
 
Water Supply 
The Biscayne Aquifer is the primary water supply source for the millions of people living in 
South Florida.  However, overuse of this aquifer has resulted in lowered water levels in the 
Everglades, which is inconsistent with the goals of the Comprehensive Everglades Restoration 
Project (CERP), designed to restore and preserve water resources in the South Florida 
ecosystem, including the Everglades.  In 2005, the South Florida Water Management District 
(SFWMD) promulgated new rules that prohibited withdrawals from the Biscayne Aquifer to 
accommodate future development.  The SFWMD requires that all future developments be linked 
to new water supply sources, either through alternative water supply or reuse projects. 
 
Effective January 11, 2011, WASD implemented a Water Supply Certification Program to 
assure water supply is available to all users as required by Policy CIE-5D and WS-2C of the 
County‘s Comprehensive Development Master Plan and in accordance with the permitted 
withdrawal capacity in the WASD 20-year Water Use Permit. All new construction, addition, 
renovation or changes in use resulting in an increase in water consumption will require a Water 
Certification Letter. This certification letter is issued at the time an Agreement, Verification Form 
or Ordinance Letter is offered; or during the Plat process prior to the final development order. At 
such time, the project will be evaluated for water supply availability and a water supply 
reservation will be made. 
 
The assessment of available water supply, as it relates to comprehensive plan amendments, is 
difficult given that there is no specific timing of the development.  Therefore, to determine if 
adequate water supply will be available for the proposed development, an assumption of 3 
years for project completion from when final comprehensive plan amendment approval is made. 
For this small-scale project, the year 2014 will be used as project completion date. This 
timeframe allows for rezoning of the property, platting of property, permitting, and construction.  
Additionally, 3 years is the timeframe for which concurrency is applied. 
 
Potable Water  
The application site is within the water service area of the City of North Miami. However, the 
source of the water supply is the Hialeah/Preston Water Treatment Plant, which is owned and 
operated by WASD. At the present time, there is adequate water supply and capacity to service 
the application site.   
 
As noted in the ―Estimated Water Demand‖ table below, if the application site were developed 
with 158 dwelling units (maximum development allowed under its current CDMP land use 
designations of ―Low-Medium Density Residential‖ and ―Business and Office‖, which would 
generate the greatest demand for water service), water demand from the application site is 
estimated at a maximum of 23,700 gallons per day (gpd). If the application site were developed 
with retail, the estimated water demand would be 6,273. However, if developed with a maximum 
of 237 dwelling units allowable under the proposed CDMP land use designation of ―Business 
and Office‖, water demand is estimated at a maximum of 35,550 gpd. Water demand estimates 
under the proposed CDMP land use designation will not cause the adopted level of service 
standard for potable water to be violated.   
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Estimated Water Demand by Land Use Scenario 

Scenario 
Use 

(Maximum 
Allowed) 

Quantity 
(Units or 

Square Feet) 

Water Demand Multiplier 
(Section 24-43.1 

Miami- Dade Code) 

Projected Water 
Demand  

(gpd) 

Current Potential Development 

Low Medium 
Density 

Residential 

MF 
Residential 

158 dwelling 
units 

150 gal/unit 23,700 

Proposed Potential Development 

Business  
and Office 

Retail 62,726 sq. ft. 10 gal/100 sq. ft. 6,273 

     
High Density 
Residential 

MF 
Residential 

237 dwelling 
units 

150 gal/unit 35,550 

 
 

The County's adopted level of service (LOS) standard for water treatment is based on a regional 
treatment system.  This system is comprised of the Hialeah-Preston and Alexander Orr Water 
Treatment Plants.  The LOS requires that the regional treatment system operate with a rated 
maximum daily capacity of no less than 2 percent above the maximum daily flow for the 
preceding year, and an average daily capacity 2 percent above the average daily system 
demand for the preceding 5 years.  Based on the 12-month average (period ending 11-30-10) 
data provided by DERM, the regional treatment system has a DERM rated treatment capacity of 
439.7 million gallons per day (mgd) and a maximum plant production of 345.8 mgd.  As a result, 
the regional system has approximately 94 mgd or 21.4% of treatment plant capacity remaining.  
Additionally, the system has a 12-month average demand (for period ending 11-30-10) of 
314.43 mgd, which is well within 2 percent of the system‘s 402.3 mgd permitted annual average 
withdrawal, and therefore meets the LOS standard for water treatment facilities. 
 

Water Conservation 
All future development will be required to comply with water use efficiency techniques for indoor 
water use in accordance with Sections 8-31, 32-84, and 8A-381 of Miami-Dade County Code. In 
addition, the future development will be required to comply with the landscape standards in 
Sections 18-A and 18-B of Miami-Dade County Code. 
 
Wastewater Facilities  
The County's adopted level of service standard for wastewater treatment and disposal requires 
that the regional wastewater treatment and disposal system operate at a capacity that is two 
percent above the average daily per capita flow for the preceding five years and a physical 
capacity of no less than the annual average daily sewer flow.  The wastewater effluent must 
also meet all applicable federal, state, and County standards and all treatment plants must 
maintain the capacity to treat peak flows without overflow.  
 
The application site is located in the sewer service area of the City of North Miami. This 
municipality is a volume sewer customer of WASD. The wastewater flows generated within the 
City of North Miami‘s (the City) sewer service area are transmitted to WASD‘s North District 
Wastewater Treatment Plant (NDWTP) for treatment and disposal. This facility has a design 
capacity of 112.5 mgd and a 12-month average flow of 83.92 mgd or 74.6% of the plant‘s 
design capacity. Based upon the residential development scenario, it is estimated that the 
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application site will generate sewage flows of 35,550 gpd.  These estimated flows will not cause 
the adopted level of service standard for wastewater treatment and disposal to be violated. 
   
The closest public sanitary sewer line to the application site is an existing 8-inch force main 
abutting the subject property along Biscayne Boulevard.  This force main directs sewage flows 
to the City‘s sewer force main 06-8FM I and Pump Station 06-1, then to WASD‘s Pump Station 
30-0347, and finally to the NDWTP.  The City‘s force main 06-8FM I and Pump Station 06-1 are 
in ‗incomplete status‘ due to failure of the municipality to provide adequate information on the 
capacity of the force main running to the pump station. Additionally, the City has stated that a 
capacity study is required before additional sewage flows can be allocated to the City‘s 
wastewater collection/transmission system. WASD‘s Pump Station 30-0347 and the NDWTP 
are currently working within the mandated criteria set forth in the First and Second Partial 
Consent Decrees. DERM has determined that the County‘s sanitary sewer system has 
adequate treatment capacity for the proposed development. 
 
Solid Waste 
 
The application site is located inside the Department of Solid Waste Management (DSWM) 
waste service area for garbage and trash collections. The adopted level of service standard for 
the County‘s Solid Waste Management System is 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 DSWM issues a periodic assessment of the County‘s status 
in terms of ‗concurrency‘ that is, the ability to maintain a minimum of five (5) years of waste 
disposal capacity system-wide. As of FY 2010/11, the DSWM is in compliance with this 
standard.  The DSWM does not actively compete for non-residential waste collection at this time 
and the development of the application site would not cause the DSWM to violate its LOS 
standard. Therefore, the DSWM has no objection to the proposed amendment. 
 
Parks  

 
The adopted level of service standard for recreation open space requires 2.75 acres of local 
recreation open space per 1,000 permanent residents in unincorporated areas of Miami-Dade 
County; and adds that the County must provide open space of five acres or larger within three 
miles from a residential area.  The subject application site is in Park Benefit District 1 (PBD-1), 
which has a surplus capacity of 400.64 acres of parkland when measured by the County‘s 
concurrency LOS standard for recreation open space.  The ―County Local Parks‖ table below 
indicates that there are three local parks within a 2-mile radius of the application site, one of 
which (the Biscayne Shores and Gardens Park) is larger than the required five acres (or larger) 
park. The parks are listed according to their proximity to the application site. The nearest park to 
the application site is the Biscayne Shores and Gardens Park located at 11550 NE 14 Avenue, 
approximately 700 feet north of the application site. 
 

County Local Parks 
Within a 2-Mile Radius of Application Site 

Park Name Acreage Classification 

Biscayne Shores and Gardens Park 6.49 Neighborhood Park 

Military Trail Park 1.66 Neighborhood Park 

North Shorecrest Park 0.50 Neighborhood Park 

 Source: Miami Dade Parks and Recreation Department, January 2011 
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The proposed CDMP amendment, if approved, has the potential to increase population on the 
application site by 410 persons, resulting in a need for 1.13 acres of parkland (if the site were 
developed with residential uses). This park acreage demand is well within the surplus capacity 
of the PBD, and would not cause a violation of the park LOS standard. 
 
Fire and Rescue Service 
 
Miami-Dade County Fire Rescue Station 20, located at 13000 NE 16 Avenue, is the fire rescue 
facility that currently serves the application site.  This station is equipped with an Advanced Life 
Support (ALS) Engine and a Rescue Unit, and staffed with a battalion totaling eight (8) 
firefighter/paramedics 24 hours a day, seven days a week.   
 
According to Miami-Dade County Fire Rescue Department (MDFR), average travel time to 
incidents in the vicinity of the application site is approximately 6 minutes and 50 seconds.  
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 incidents in the vicinity of the 
application site complies with the referenced performance objective of national industry 
standards. 
 
The application site‘s current CDMP land use designation of ―Business and Office‖ and ―Low 
Medium Density Residential‖ will allow a potential development that is anticipated to generate a 
total of 44 annual alarms. The proposed CDMP land use designation of ―Business and Office‖ 
will allow a potential development on the application site that is anticipated to generate 67 
annual alarms. The 67 annual alarms will result in a moderate impact to existing fire rescue 
services.  Presently, fire and rescue services in the vicinity of the application site are adequate.  
It is important to note that under the MDFR evaluation system, 1 – 30 annual alarms would have 
minimal impact to fire and rescue services, 31 – 69 annual alarms would have a moderate 
impact, and 70+ annual alarms would have a severe impact. 
 
The required fire flow for the proposed CDMP land use designation of ―Business and Office‖ 
shall be 3,000 gallons per minute (gpm).  Fire hydrants shall be spaced a minimum of 300‘ from 
each other and shall deliver not less than 1,000 GPM. Presently, there are no fire flow 
deficiencies in the vicinity of the application site. 
 
Public Schools 

 
On July 17, 2009, the County‘s Educational Plan Amendment and Interlocal Agreement which 
adopted a level of service standard for public school facilities (school concurrency), was found 
in compliance by the DCA. The level of service standard for public school facilities is 100% 
utilization of Florida Inventory of School Houses (FISH) with relocatable classrooms. The 
proposed amendment was reviewed based on this level of service standard and on planned 
public school facilities in the Miami-Dade County Facilities Five-Year Work Plan.  This review is 
an initial cursory review and no concurrency reservation is required at this stage.  
 
Students generated by the proposed amendment will attend those schools identified in the 
―Concurrency Service Area (CSA) Schools‖ table below.  If the subject property were developed 
with the maximum residential units allowed under the proposed CDMP land use designation of 
―Business and Office‖, the student population of the schools serving the application site would 
be increased by 47 additional students.  Twenty-two (22) students would attend David Lawrence 
Jr. K-8 Center, which has no seats available; eleven (11) students would attend North Miami 



October 2010 Cycle  Application No. 1 1-12 

Middle, which has no seats available; and fourteen (14) students would attend Alonzo and Tracy 
Mourning Senior High, which has one-hundred fifty-two (152) seats available.  
 

Concurrency Service Area (CSA) Schools 

CSA 
ID 

Facility Name 
Net Available 

Capacity 
Seats 

Required 
LOS 
Met 

Source Type 

5005 David Lawrence Jr. K-8 Center -184 22 No Current CSA 

561 W J Bryan Elementary 121 22 Yes Adjacent CSA 

6631 North Miami Middle -200 11 No Current CSA 

6411 Horace Mann Middle 659 11 Yes Adjacent CSA  

7048 Alonzo and Tracy Mourning 
Senior High 

152 14 Yes Current CSA 

Source:  Miami-Dade County Public Schools, January 2011 

Note:  An impact reduction of 15.3% was included for charter and magnet schools (schools of choice) 

 
If the application site were developed with residential uses and based on the potential school 
capacity needs of the proposed amendment and the present school capacity in the applicable 
CSA, the proposed amendment would not cause the LOS standard for public school facilities to 
fail for Alonzo and Tracy Mourning Senior High.  The LOS standard for public school facilities for 
David Lawrence Jr. K-8 Center and North Miami Middle is currently not being met. 
 
However, Policy EDU-2C in the Educational Element of the CDMP states the following: 
 
In the event the adopted LOS standard of a CSA cannot be met as a result of a proposed 
development‘s impact, the development may proceed provided at least one of the following 
conditions is met: 
 

a) The development‘s impact can be shifted to one or more contiguous CSAs that have 
available capacity, subject to such provisions in the Interlocal Agreement for Public 
School Facility Planning with Miami-Dade County Public Schools that may limit the 
shifting of impacts to those facilities, located, either in whole or in part, within the same 
Geographic Areas (Northwest, Northeast, Southwest, or Southeast, see Figure 1A 
through 1D) as the proposed development; or  

 
b) The development‘s impact is mitigated, proportionate to the demand for public schools it 

created, through a combination of one or more appropriate proportionate share mitigation 
options, as defined in Section 163.3180 (13)(e)1, Florida Statutes, and subject to such 
provisions in the Interlocal Agreement for Public School Facility Planning with Miami-
Dade County Public Schools as may further define the available proportionate share 
mitigation options. The intent of these options is to provide for the mitigation of residential 
development impacts on public school facilities, guaranteed by a legal binding 
agreement, through mechanisms such as: contribution of land; the construction, 
expansion, or payment for land acquisition or construction of a permanent public school 
facility; or, the creation of a mitigation bank based on the construction of a permanent 
public school facility in exchange for the right to sell capacity credits. The proportionate 
share mitigation agreement, is subject to approval by Miami-Dade County School Board 
and Miami-Dade County Board of County Commission and must be identified in the 
Miami-Dade County Public Schools Facilities Work Program.  
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c) The development‘s impacts are phased to occur when sufficient capacity will be 
available.   

 
If none of the above conditions is met, the development shall not be approved.  It is provided, 
however, that nothing in this element or in the Interlocal Agreement for Public School Facility 
Planning shall be construed or applied to effect a permanent or temporary taking of private 
property in violation of the United States Constitution or the Florida Constitution, to result in the 
unlawful abrogation of vested rights or other violation of law, to require the payment of 
compensation for impacts on private property, or to modify or eliminate any remedy available to 
prevent or rectify a taking, abrogation of vested rights, or violation of law. 
 
As is indicated in the Concurrency Service Area (CSA) Schools table above, the CSA adjacent 
to the subject CSA have elementary and middle school facilities with available capacity. 
Therefore, the students that could be generated from the proposed development, under a 
residential use scenario, could be shifted to one or more contiguous CSAs due to the available 
capacity and meet the LOS standard for public school facilities. 

 
Aviation 

 
Miami-Dade County Aviation Department (MDAD) reviewed the proposed CDMP amendment 
and determined that the proposal is compatible with airport operations. 
 
Roadways 

 
Existing Conditions 
Primary access to the subject site is from Biscayne Boulevard/SR-5/US 1, a six-lane divided 
arterial, which provides connections to other major corridors such as NE 123 Street (SR 922) 
and NE 6 Avenue (SR 915).  NE 123 Street provides access to I-95. 
 
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. Current traffic conditions on Biscayne Boulevard, between 
NE 123 and NE 87 Street is acceptable at level of service D, and from NE 87 to NE 79 Streets 
is also acceptable at level of service E+8%, which are above the adopted level of service 
E+50% standard applicable to these roadway segments. Traffic conditions on NE 125 Street 
between NE 6 Avenue and US 1 and NE 123 Street from US 1 to North Bayshore Drive are 
acceptable at level of service D and C, respectively, which are above the adopted level of 
service E+20% standard applicable for these roadway segments.  See ―Traffic Impact Analysis‖ 
table below.  
 
Short-Term Traffic Evaluation 
An evaluation of PM peak-period traffic conditions as of January 7, 2011 of Biscayne Boulevard 
(US 1/SR-5), NE 125 Street and NE 123 Street using the County‘s Traffic Concurrency 
Management System, indicates that these roadways would continue to operate at an acceptable 
LOS. The Traffic Concurrency Management System considers reserved trips from approved 
developments not yet constructed, any roadway capacity improvement programmed in the 2011 
Transportation Improvement Program (TIP), and the PM peak trips that would be generated by 
the subject application under the requested LUP map designation (see ―Traffic Impact Analysis‖ 
table below).  It should be pointed out that there is no roadway capacity improvement 
programmed for roadways adjacent to or in vicinity of the application site in the County‘s 2011 
TIP in fiscal years 2011-2015. 
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Application Impact 
The ―Estimated Peak Hour Trip Generation‖ table below identifies the estimated number of PM 
peak hour trips expected to be generated by the potential development that could occur under 
the requested CDMP land use designation, and compares them to the number of trips that 
would be generated by the potential development that could occur under the current CDMP land 
use designation.  
 

Two development scenarios were analyzed for traffic impact under the requested CDMP land 
use designation of ―Business and Office‖. Scenario 1 shows that if the subject site were 
developed as a shopping center, with approximately 62,726 sq. ft. of commercial space, it would 
generate approximately 112 more PM peak hour trips than under the current CDMP land use 
designations of ―Low-Medium Density Residential (6 to 13 DUs/Acre)‖ and ―Business and 
Office‖.  In contrast, Scenario 2 shows that if the site were developed with residential use only 
(237 apartments) it would generate approximately 43 more PM peak hour trips than the current 
CDMP designation.  It should be pointed out that the subject property is currently vacant, zoned 
RU-4 which allows 50 dwelling units per net acre, and is located inside the County‘s Urban Infill 
Area. 

 
Estimated PM Peak Hour Trip Generation 

By Current and Requested CDMP Land Use Designations 

Application  
Number 

Current Land Use 
Designation/  

Assumed Development/ 
Estimated Trips 

Requested Land Use 
Designation/ 

Assumed Development/ 
Estimated Trips 

Estimated Trip Difference  
Between Current and 

Requested CDMP 
Land Use Designation 

1 
(Scenario 1) 

Business & Office and 
Low-Medium Density Resid.  

(6 to 13 DUs/Acre)
1
 

 

16,552 sq. ft. Retail & 
132 Multifamily Residential

2 
 

 

233  

Business & Office 
 
 

 
62,726 sq. ft. Retail

2
 

 

 
345 

 
 
 
 
 
 
 

+112 

1 
(Scenario 2) 

158 Multifamily
3
 

 
105 

237 Multifamily Units
4
 

 
148 

 
 

+43 
Source: Institute of Transportation Engineers, Trip Generation, 7th Edition, 2003; Miami-Dade County Department 

of Planning and Zoning and Public Works Department, January 2011. 
Notes: 
1
 ―Business and Office‖ parcel (+1.05 gross acres; +0.95 net acres) and ―Low-Medium Density Residential‖ (+2.91 
gross acres; +2.65 net acres). The low-medium density residential area is zoned RU-4A which allows 50 
dwelling units per net acre; The business and office area is zoned BU-1A. 

2
 Retail trip adjusted for pass-by trips (max. 25% of project‘s external trips). 

3
 Includes 26 apartments that could be developed on the 1.05-gross acre parcel currently designated ―Business 
and Office‖ and 132 apartments that could be developed on the 2.65-net acre parcel currently zoned RU-4A, 
which allows 50 dwelling units per net acre. 

4
 Residential development may be authorized to occur in the ―Business and Office‖ land use category at a density 
up to one density category higher than the LUP-designated land use category of the adjacent or adjoining 
residentially designated area on the same side of the abutting principal roadway, or up to the density of any 
such existing residential development, or zoning if the adjacent or adjoining land is undeveloped, whichever is 
higher.  
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Traffic Impact Analysis on Roadways Serving the Amendment Site 

Roadway Lanes, Existing and Concurrency Peak Period Operating Level of Service (LOS) 

 
Roadway 

 
Location/Link 

 
Number 
Lanes 

 
Adopted 

LOS Std.* 

 
Peak Hour 
Capacity 

 
Peak Hour 

Volume 

 
Existing 

LOS 

Approved 
D.O‘s  
Trips 

Amend.  
Peak Hour 

Trips 

Total Trips 
With 

Amend. 

Short Term 
LOS with 
Amend. 

Scenario 1: Commercial Development 
Biscayne Boulevard (US 1/SR 5) NE 123 St to NE 87 St. 4 DV E+50% 5,100 2,986 D  43 188 3,217 E (09) 
Biscayne Boulevard (US 1/SR 5) NE 87 St, to NE 79 St. 4 DV E+50% 4,650 3,313 E+8%  34 157 3,504 E+13% (09) 
NE 125 ST (SR 922) NE 6 Ave to US 1/SR 5 4 DV E+20% 3,720 2,073 D  0 87 2,160 D (09) 
NE 123 Street (SR 922) US 1 to N. Bayshore Dr. 4 DV E 3,400 1,602 C  0 31 1,633 C (09) 
           
Scenario 2: Residential Development  
Biscayne Boulevard (US 1/SR 5) NE 123 St to NE 87 St. 4 DV E+50% 5,100 2,986 D  43 80 3,109 D (09) 
Biscayne Boulevard (US 1/SR 5) NE 123 St to NE 87 St. 4 DV E+50% 4,650 3,313 E+8%  34 68 3,415 E+10% (09) 
NE 125 ST (SR 922) NE 87 St. to US 1/SR 5 4 DV E+20% 3,720 2,073 D 0 36 2,109 D (09) 
NE 123 Street (SR 922) US 1 to N. Bayshore Dr. 4 DV E 3,400 1,602 C 0 12 1,614 C (09) 
           
Source: Miami-Dade County Department of Planning and Zoning; Miami-Dade County Public Works Department and Florida Department of Transportation, January 31, 2011. 
Notes: DV= Divided Roadway 

*County adopted roadway level of service standard applicable to the roadway segment 
E+50% = 150% of LOS E, with extraordinary Transit (Express Bus) in Urban Infill Area (UIA); LOS E+20% with transit service with 20 minutes peak hour headway inside the UIA; 
LOS E inside the UIA and no transit service. 
( ) Year traffic count was updated or LOS Revised 
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Transit 

 
Existing Service 
The subject property and surrounding areas are served by Metrobus Routes 3 and 93.  The 
existing service frequencies of these routes are shown in the ―Metrobus Route Service 
Summary‖ table below. 
 

Metrobus Route Service Summary 

Route(s) 

Service Headways (in minutes) 
Proximity to 
Bus Route 

(miles) 

Type of 
Service Peak 

(AM/PM) 
Off-Peak  
(Midday) 

Evenings  
(After 8pm) 

Overnight Saturday Sunday 

3 18 18 30 60 15 20 0.0 F 

93 18 30 N/A N/A N/A N/A 0.0 F/E 

Source: Draft 2010 Transit Development Plan, Miami-Dade Transit 
  

Notes:   
L means Metrobus local route service 
F means Metrobus feeder service to Metrorail 
E means Express Metrobus service 

 
Future Conditions 
Transit improvements to the existing Metrobus service, such as the replacement of an existing 
route with a new enhanced route and/or route alignment extensions/expansions are being 
planned for the next ten years as noted in the 2020 Recommended Service Plan within the Draft 
2010 Transit Development Plan (TDP).  The ―Metrobus Recommended Service Improvements‖ 
table below shows the Metrobus service improvements programmed for the existing routes 
serving the application site. 
 

  Metrobus Recommended Service Improvements 

Route(s) Improvement Description 

3 No planned improvements. 

93 
Route is to be transformed to the Biscayne Rapid Bus. This route would provide 
limited-stop service along Biscayne Boulevard between Aventura and Downtown 
Miami. Headway adjustments to both peak (12 min.) and mid-day (20 min.) service 

Source: Draft 2010 Transit Development Plan, Miami-Dade Transit. 

 
No additional service improvements are programmed at this time. The estimated operating or 
capital cost of the projected bus service improvement is estimated to cost no additional or 
minimal funds as this enhanced service would be replacing the Biscayne MAX (Route 93).  The 
new buses to be used for this Route would come from the savings of the Biscayne MAX and 
$1.2 million to be funded by efficiencies and restructuring. 
 
Major Transit Projects 
Regarding future transit projects in the vicinity of the application site, Miami-Dade Transit (MDT) 
is developing premium transit services in the corridors approved by the People‘s Transportation 
Plan (PTP). These services—enhanced bus corridors and express bus services—will 
incrementally build local ridership first to justify major improvements later. Enhanced bus 
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services include modern, high-tech buses with more direct routes, and operating more 
frequently with fewer stops. They will appear on various corridors including the Biscayne 
Boulevard Corridor. In the future, services will be further enhanced by increased passenger 
amenities such as improved park-and-ride facilities and real-time information. 
 

Application Impacts 
A preliminary analysis was performed in the Traffic Analysis Zone (TAZ) #201 where the 
application site is located.  If the proposed amendment is approved, the expected transit impact 
produced by the proposed development is minimal and can be absorbed by the planned 
improvements to the existing transit service in the area. 
 
Consistency Review with CDMP Goals, Objectives, Policies, Concepts, and Guidelines 
 
The following CDMP goals, objectives, policies, concepts, and guidelines would be enhanced if 
the proposed CDMP land use amendment is approved. 
 
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-4D. Uses which are supportive but potentially incompatible shall be permitted on sites 

within functional neighborhoods, communities or districts only where proper design 
solutions can and will be used to integrate the compatible and complementary 
elements and buffer any potentially incompatible elements. 

 
LU-7. Miami-Dade County shall require all new development and redevelopment in 

existing and planned transit corridors and urban centers to be planned and 
designed to promote transit-oriented development (TOD), and transit use, which 
mixes residential, retail, office, open space and public uses in a pedestrian-friendly 
environment that promotes the use of rapid transit services. 

 
LU-7D. Redevelopment of property within one-half mile of existing or planned mass transit 

stations and bus routes shall not cause an increase in walking distances from 
nearby areas to the transit services and shall, wherever practical, be done in a 
manner that reduces walking distances and is comfortable and attractive to 
pedestrians. 

 
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-10A. Miami-Dade County shall facilitate contiguous urban development, infill, 

redevelopment of substandard or underdeveloped urban areas, high intensity 
activity centers, mass transit supportive development, and mixed-use projects to 
promote energy conservation. 

 
LU-12. Miami-Dade County shall take specific measures to promote infill development that 

are located in the Urban Infill Area (UIA) as defined in Policy TC-1B or in an built-up 
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area with urban services that is situated in a Community Development Block Grant 
(CDBG)-eligible area, a Targeted Urban Area identified in the Urban Economic 
Revitalization Plan for Targeted Urban Areas, an Enterprise Zone established 
pursuant to state law or in the designated Empowerment Zone established pursuant 
to federal law. 

 
LU-12D. The County shall consider developing strategies that promote infill development in 

specific areas. 
 
Guidelines for Urban Form No. 11: Allocate suitable and sufficient sites for industrial and 
business districts to accommodate future employment needs. 
 
Guidelines for Urban Form No. 13: Avoid excessive scattering of industrial or commercial 
employment locations. 
 
TC-1D.  Issuance of all development orders for new development or significant expansions 

of existing development shall be contingent upon compliance with the Level of 
Service standards contained in Policy TC-1B, except as otherwise provided in the 
―Concurrency Management Program‖ section of the Capital Improvements Element. 

 
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.  

 
The following CDMP goals, objectives, policies, concepts, and guidelines could be impeded if 
the proposed CDMP land use amendment is approved. 
 
LU-1G. Business developments shall preferably be placed in clusters or nodes in the vicinity 

of major roadway intersections, and not in continuous strips or as isolated spots. 
 
LU-4C. Residential neighborhoods shall be protected from intrusion by uses that would 

disrupt or degrade the health, safety, tranquility, character, and overall welfare of 
the neighborhood by creating such impacts as excessive density, noise, light, glare, 
odor, vibration, dust or traffic. 
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APPENDIX C 
 

Miami-Dade County Public Schools Analysis 
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APPENDIX D 
 

Traffic Study  
 

 

Not required for small-scale amendments 
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APPENDIX E 
 

Fiscal Impact Analysis 
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Fiscal Impacts 
On Infrastructure and Services 

 
On October 23, 2001, the Board of County Commissioners adopted Ordinance No. 01-163 
requiring the review procedures for amendments to the Comprehensive Development Master 
Plan (CDMP) to include a written evaluation of fiscal impacts for any proposed land use change.  
The following is a fiscal evaluation of the October 2010 Cycle Application No. 1 to amend the 
CDMP from County departments and agencies responsible for supplying and maintaining 
infrastructure and services relevant to the CDMP.  The evaluation estimates the incremental 
and cumulative costs of the required infrastructure and service, and the extent to which the 
costs will be borne by the property owner(s) or will require general taxpayer support and 
includes an estimate of that support. 
 

The agencies use various methodologies for their calculations.  The agencies rely on a variety 
of sources for revenue, such as, property taxes, impact fees, connection fees, user fees, gas 
taxes, taxing districts, general fund contribution, federal and state grants, federal funds, etc.  
Certain variables, such as property use, location, number of dwelling units, and type of units 
were considered by the service agencies in developing their cost estimates. 

 
Solid Waste Services 

 
Residential Collection and Disposal Service 
Currently, the household waste collection fee is $439 per residential unit, which also covers costs 
for waste disposal, bulky waste pick up, illegal dumping clean-up, trash and recycling center 
operations, curbside recycling, home chemical collection centers, and code enforcement.  As of 
September 30, 2010, the average residential unit generated 2.27 tons of waste, which includes 
garbage, trash and recycled waste.  This value is consistent with the average 2.28 tons reported 
annually for the April 2020 Cycle CDMP amendment applications.  As reported to the State of 
Florida, Department of Environmental Protection, for FY 2008-09, the full cost per residential unit 
of providing waste collection service was $451. 
 
Waste Disposal Capacity and Service 
The cost of providing disposal capacity for Waste Collection Service Area (WCSA) customers, 
municipalities and private haulers is paid for by system users.  For FY 10-11, the DSWM charges 
at a contract disposal rate of $60.30 per ton to DSWM Collections and to those private haulers 
and municipalities with long-term disposal agreements with the Department.  The short-term 
disposal rate is $79.50 per ton in FY 10-11.  These rates adjust annually with the Consumer Price 
Index, South Region.  In addition, the DSWM charges a Disposal Facility Fee to private haulers 
equal to 15 percent of their annual gross receipts, which is used to ensure availability of disposal 
capacity in the system.  Landfill closure is funded by a portion of the Utility Service Fee charged to 
all retail customers of the County‘s Water and Sewer Department. 
 

Water and Sewer 

 
The Miami-Dade County Water and Sewer Department provides for the majority of water and 
sewer service throughout the county.  The cost estimates provided herein are preliminary and 
final project costs will vary from these estimates.  The final costs for the project and resulting 
feasibility will depend on actual labor and material costs, competitive market conditions, final 
project scope implementation schedule, continuity of personnel and other variable factors.  The 
water impact fee was calculated at a rate of $1.39 per gallon per day (gpd), and the sewer 
impact fee was calculated at a rate of $5.60 per gpd.  The annual operations and maintenance 
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cost was based on $1.3785 per 1,000 gallons for the water and $1.5708 per 1,000 gallons for 
the sewer.  However, the application site is located within the City of North Miami water and 
sewer service area. The water connection charges were calculated for the City of North Miami 
based on a special water connection charge rate of $0.44 per average daily gallon. Therefore, 
water connection charges are estimated at $15,642 and sewer connection charges are 
estimated at $199,080. The connection fee was based on providing a 1-inch service line and 
meter. In addition, if the application site is built with 237 units of multi-family homes (maximum 
development allowed under the proposed CDMP land use designation of ―Business and Office‖, 
which would generate the greatest demand for water and sewer service), the annual operating 
and maintenance costs for water and sewer service for the proposed development is estimated 
at $38,269. This estimate is based on approved figures through September 30, 2009. 

 
Flood Protection 

 
The Department of Environmental Resource Management (DERM) is restricted to the 
enforcement of current stormwater management and disposal regulations. These regulations 
require that all new development provide full on-site retention of the stormwater runoff 
generated by the development. The drainage systems serving new developments are not 
allowed to impact existing or proposed public stormwater disposal systems, or to impact 
adjacent properties. The County is not responsible for providing flood protection to private 
properties, although it is the County's responsibility to ensure and verify that said protection has 
been incorporated in the plans for each proposed development. The above noted 
determinations are predicated upon the provisions of Chapter 46, Section 4611.1 of the South 
Florida Building Code; Section 24-58.3(G) of the Code of Miami-Dade County, Florida; Chapter 
40E-40 Florida Administrative Code, Basis of Review South Florida Water Management District 
(SFWMD); and Section D4 Part 2 of the Public Works Manual of Miami-Dade County.  All these 
legal provisions emphasize the requirement for full on-site retention of stormwater as a post 
development condition for all proposed commercial, industrial, and residential subdivisions.  
 
Additionally, DERM staff notes that new development, within the urbanized area of the County, is 
assessed a stormwater utility fee.  This fee commensurate with the percentage of impervious area 
of each parcel of land, and is assessed pursuant to the requirements of Section 24-61, Article IV, 
of the Code of Miami-Dade County. Finally, according to the same Code Section, the proceedings 
may only be utilized for the maintenance and improvement of public storm drainage systems.  
 
Based upon the above noted considerations, it is the opinion of DERM that Ordinance No. 01-
163 will not change, reverse, or affect these factual requirements. 
 

Public Schools 
 
The proposed amendment will result in 47 additional students.  The average cost for K-12 grade 
students amounts to $6,549 per student.  The total annual operating cost for additional students 
residing in this development, if approved, would total $307,803.  Since there is sufficient 
concurrency capacity to accommodate the additional students, there are no capital costs.  If at 
time of issuing a development order and reserving student stations for the development, 
pursuant to the school concurrency, there is not sufficient capacity, the capital costs will 
addressed at that time.   
 

Fire Rescue 
 

Information Pending   
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APPENDIX F 
 

Proposed Declaration of Restrictions 

 
 

The deadline for the applicant to submit a Declaration of Restriction (covenant) is January 28, 
2011. No covenant was submitted by the applicant prior to this deadline.  
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APPENDIX G 
 

Photos of Application Site and Surroundings 
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Application Site looking East Towards Biscayne Boulevard 

 

 
Retail Establishments Along Biscayne Boulevard 

East Of The Application Site 
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FP&L Electrical Sub-Station Located Immediately West of the Application Site 

 

 
NE 14 Avenue, West of the Application Site 
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APPLICATION SUMMARY 

 
 

Applicant/Representative: 

 
SunTrust Bank/Jeffrey Bercow, Esq. & Graham Penn, 
Esq. 
Bercow Radell & Fernandez, P.A. 
200 South Biscayne Blvd, Ste. 850 
Miami, Florida 33131 
 

Location: 8300 Bird Road (Southwest corner of Bird Road and SW 
83 Avenue) 
 

Total Acreage: 
 

4.73 Gross Acres, 4.07 Net Acres 

Current Land Use Plan Map Designation: 
 

“Business and Office” (2.43 gross acres) and  
“Low-Density Residential” (2.5 to 6 DU/Gross Acre; 2.3 
gross acres) 
 

Requested Land Use Plan Map 
Designation: 
 

“Business and Office” 

Other Requested Change: Add to Land Use Element a proposed Declaration of 
Restrictions limiting residential development to a 
maximum of 10 dwelling units per gross acre 

Amendment Type: Small-scale 
 

Existing Zoning/Site Conditions; BU-1A (Limited Business) and RU-1 (Single Family 
Residential)/Existing SunTrust Bank building and a 
detached drive-through building  

  

RECOMMENDATIONS 
 

 

Staff: 
 

ADOPT AS A SMALL-SCALE AMENDMENT  WITH 
ACCEPTANCE OF THE PROFFERED DECLARATION 
OF RESTRICTIONS (February 25,  2011) 

Westchester Community Council: 
 

TO BE DETERMINED (March 9, 2011) 
 

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

 
TO BE DETERMINED (April 25,  2011) 
 

Board of County Commissioners 
(Small-Scale Final Action) : 

TO BE DETERMINED (May 18, 2011) 
 

 

Final Recommendation of PAB acting as 
Local Planning Agency (if transmitted): 
 

 
TO BE DETERMINED (September 2011) 

Final Action of Board of 
County Commissioners (if transmitted): 

 
TO BE DETERMINED (October 2011) 

Application No. 2 

Commission District 10          Community Council 10  
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Staff recommends ADOPT AS A SMALL-SCALE AMENDMENT  WITH ACCEPTANCE OF 
THE PROFFERED DECLARATION OF RESTRICTIONS the proposed small-scale Land Use 
Plan (LUP) map amendment to redesignate from “Business and Office” (2.43 gross acres) and 
“Low Density Residential” (2.5 to 6 dwelling units per gross acre; 2.3 gross acres) to “Business 
and Office” on the Adopted 2015-2025 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: 

 
1. Policy LU-8E of the Land Use Element of the CDMP requires applications requesting 

amendments to the LUP map to be evaluated according to factors such as, the proposed 
development‟s ability to satisfy a deficiency in the LUP map to accommodate projected 
population or economic growth in the County, impacts to County services, compatibility 
with abutting and nearby land uses, impacts to environmental and historical resources, 
and the extent to which the proposed CDMP land use would promote transit ridership 
and pedestrianism.  
 
Need: The application site is located within Minor Statistical Area (MSA 5.4) contains 

578 acres of in-use commercial land and 13.5 acres of available land zoned or 
designated for business uses. The annual absorption rate is 1.39 acres per year, of 
which the commercial supply of land would be depleted in the year 2020. The proposed 
redesignation could increase the commercial land supply in this MSA. The analysis of 
the Trade Area, 1.5 miles around the proposed project, for Application 2 shows that 
there are 286.55 acres in existing commercial uses and 13.21 acres of vacant 
commercially zoned or designated land. Most of the vacant parcels are located to the 
north along SW 24 Street. (See Appendix A – Trade Area Map). 
 
Public Facilities and Services: Maximum development on the application site, under the 

proposed “Business and Office” CDMP land use category, would not cause the level of 
services for public facilities and services to violate their adopted level of service 
standards (see Staff Analysis below). 
 
Compatibility: The proposed LUP map amendment would be compatible with existing 
business uses along Bird Road. The proposed land use change could be compatible 
with adjacent residential areas to the south and southeast with structures in good 
condition if at time of zoning or site plan review measures are taken to insure 
compatibility. Policy LU-4C states that “Residential neighborhoods shall be protected 
from intrusion by uses that would disrupt or degrade the health, safety, tranquility, 
character, and overall welfare of the neighborhood by creating such impacts as 
excessive density, noise, light, glare, odor, vibration, dust or traffic.” Policy LU-4D states 
that potentially incompatible uses shall be permitted on sites only where proper design 
solutions can and will be used to integrate the compatible and complementary elements 
and buffer any potentially incompatible elements. To be consistent with these policies, 
measures addressing the concerns identified in Policy LU-4C will need to be considered 
at the time of zoning and site plan review. 
 
Environmental and Historical Resources: There are no archaeological or historical 

resources on the application area and the proposed redesignation would have minimal 
environmental impacts. The application site is located within the average day time-travel 
of the Alexander Orr/Snapper Creek/ Southwest Wellfield Complex. Hazardous wastes 
shall not be used, generated, handled, discharged, disposed of or store on the subject 
property. Air quality management requirements of the Department of Environmental 
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Resources Management (DERM) regarding asbestos should be followed during 
demolition and redevelopment activities. 
   
Transit Ridership and Pedestrianism: Policy LU-8E(v) in the Land Use Element states 

that for proposed land uses, “If located in a planned Urban Center, or within 1/4 mile of 
an existing or planned transit station, exclusive busway stop, transit center, or standard 
or express bus stop served by peak period headways of 20 or fewer minutes, would be a 
use that promotes transit ridership and pedestrianism.” The application site is located 
adjacent to a standard bus stop served by Metrobus Route 40 with peak period (AM/PM) 
headways of 15 minutes. In addition, business, office and residential uses are activities 
that are supportive of public transportation. Therefore, the proposed amendment is one 

that promotes transit ridership and pedestrianism. 

2. The proposed redesignation would be consistent with the Bird Road Corridor Study 
(January 2010), which was adopted by the Board of County Commissioners on April 6, 
2010 (Resolution R-356-10).  The study identifies the entire application site as being 
located within the Commercial Corridor Sub-Area, which consist of parcels and blocks 
directly on Bird Road. The Urban Design Recommendations section of this Study 
contains a figure on development intensities that recommends medium intensity on the 
northern portion of the application site and medium-low intensity on the southern portion. 
Intensity for non-residential development is measured by floor area ratio (FAR), which is 
calculated by dividing the building square footage (not counting parking structures) by 
the net lot area of the parcel. Medium intensity development would have a maximum 
FAR of 1.5, which could result in 309,058 square feet of floor area on the application 
site. The Urban Design Recommendations section also states that building heights 
should decrease as development moves away from Bird Road, tapering down in order to 
transition into the existing residential neighborhoods and limit differences in heights.  

 
3. The applicant has requested that the application site of 4.73 gross acres be treated as a 

small-scale application, which allows the land use change to undergo an expedited 
review. Thus, staff has reviewed as the application as a small-scale application. State 
law requires that the subject property, as a small-scale amendment, not exceed a 
maximum density of 10 dwelling units per gross acre. Based on provisions in the Land 
Use Element, redesignating this property to “Business and Office” on the LUP map could 
allow up to 13 dwelling units per gross acre. To address this concern the applicant has 
submitted a declaration of restrictions or covenant limiting any potential residential 
development to a maximum of 10 DU/Ac (47 DU‟s).   
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STAFF ANALYSIS 
 
Background 

The applicant is requesting a redesignation of the entire site (4.73 gross acres) from the current 
designations of “Business and Office” (2.43 gross acres) and “Low Density Residential 
Communities” (2.3 gross acres) on the Adopted 2015-2025 Land Use Plan (LUP) map to 
“Business and Office” in order to allow the entire site to be redeveloped for a single unified 
commercial development. The applicant asserts that the application site is currently 
underutilized with a floor area ratio (FAR) of 0.15. The FAR is a measure of non-residential 
development intensity that is calculated by dividing the building square footage (not counting 
parking structures) by the net lot area of the parcel.   
 
Declaration of Restrictions 
The applicant has submitted a draft Declaration of Restrictions (covenant) to limit residential 
development to no more than 10 dwelling units per acre.  The “Business and Office” land use 
designation would allow residential development up 13 dwelling units per gross acre (du/ac) on 
the subject property unless modified by a covenant running with the land. A provision in the 
Land Use Element of the CDMP regarding land designated as “Business and Office” allows a 
one density category increase above the density allowed on adjacent residentially designated 
parcels if the properties are located on the same side of a major roadway. This provision applies 
to the application site since it borders a residential subdivision that is designated as “Low 
Density Residential Communities” on the LUP map, which allows 2.5 to 6 dwelling units per 
gross acre. Thus, the property could be developed at the next density category, “Low-Medium 
Density Communities” (6 to13 du/ac).  
 
Application Site 

 
Location  
The 4.73-gross acre application site is located at the southwest corner of Bird Road/SW 40 
Street and SW 83 Avenue (8300 Bird Road) in the Westchester neighborhood in 
Unincorporated Miami-Dade County. The site is located one block west of Tropical Park, a 
major recreational facility, and slightly more than ½ mile west of the interchange of Bird Road 
with Palmetto Expressway.  

Existing Land Use 
The application site is currently occupied by a single-story, approximately 27,000-sq. ft. 
SunTrust Bank building that was constructed in 1962 and a free-standing two-story drive-
through teller building.  The remainder of the site is comprised of a surface parking lot 
interspersed with large shade trees.   

Land Use Plan Map Designations 

The 4.73-gross acre property is currently designated “Business and Office” (2.43 gross acres) 
and “Low Density Residential” (2.3 gross acres) on the Land Use Plan (LUP) map of the 

Comprehensive Development Master Plan (CDMP).   

Zoning 

Most of the application site is currently zoned BU-1A (Business-Limited District), which allows all 
which allows retail and service convenience facilities that satisfy the essential and frequent 
needs of the adjacent neighborhood(s), specialized commercial and service facilities/activities 
which may serve several neighborhoods plus residential uses if approved at a public hearing. In 
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addition, there is a 100-foot wide strip of land along SW 83 Avenue that is zoned RU-1 (Single 
Family Residential District; 7,500 square feet of net lot area).  Permitted uses in the RU-1 zone 
include single-family residential, workforce housing, municipal and private recreation facilities, 
and group homes and daycare centers with conditions.   
 
Zoning History 
Miami-Dade County zoning districts and zoning code regulations were first created in 1938.  
Available records show that on December 17, 1959, the Board of County Commissioners 
adopted Resolution No. 4340 which approved a zoning change from BU-2 (Special Business) 
and GU (Interim) to BU-2 on the subject property with conditions.  The Metropolitan Dade 
County Zoning Appeals Board adopted on June 20, 1962 Resolution No. 2-ZAB-359-62, which 
approved a point-of-sale sign with a variance of size and setback requirements.  A zoning 
application was filed in 1967 by the Director of the Building and Zoning Department to rezone a 
property that included the southern portion of the subject property from BU-2 to RU-1 in order to 
reduce conflicts with adjacent residential properties. However, the request was denied without 
prejudice (Resolution 3-ZAB-424-67). The Zoning Appeals Board on December 11, 1968, 
adopted Resolution No. 4-ZAB-89-68 which approved an Unusual Use to permit non-
commercial parking on RU-1 (Single-Family Residential) zoned property with conditions related 
to the plot plan.  On February 6, 1969, the Board of County Commissioners reaffirmed in 
Resolution Z-27-69 the Zoning Appeals Board‟s approval and adoption of Resolution No. 4-
ZAB-89-68, which was appealed by the Directors of the Planning and the Building and Zoning 
Departments with  additional conditions regarding the plot plan including a 15-foot landscaped 
setback along SW 83 Avenue. The Zoning Appeals Board adopted on February 7, 1972 
Resolution No. 4-ZAB-80-72, which approved a variance of setback requirements to permit a 
70-ft x 92-ft addition on the south side of the existing building with the setback being 20-ft. (31-ft. 
required) from the east property line, and to modify Condition No. 1 of Resolution No. Z-27-69 
(February 6, 1969) concerning the layout of parking areas, entrances and exits in accordance 
with the plan rendered by Carl H. Blohm and Associates for Guaranty Bank of Miami dated 
October 6, 1971.  The Board of County Commissioners adopted on March 25, 1977 Resolution 
Z-83-77, which rezoned a 14.04-acre parcel on the south side of Bird Road that included a large 
portion of the subject property, from BU-2 to BU-1A. This application was filed by the Directors 
of Planning and Building and Zoning Departments pursuant to the Tropical Park Area Study that 
was accepted and adopted by the Board of County Commissioners on October 28, 1976 
(Ordinance 76-96). 
 
In June 2007, Miami-Dade Code Enforcement issued one citation on the application site for 
“failure to provide emergency lights.”  The citation has since been resolved.   
 
Adjacent Land Use and Zoning 
 
Existing Land Use 
The application site is located on Bird Road/SW 40 Street, a roadway with extensive strip 
commercial development that is generally more intense than the existing office use on the 
subject property with a FAR of 0.15.  Located to the north and northwest of the application site 
across Bird Road are two small commercial strip shopping centers with FARs of 0.32 and 0.40 
that include businesses such as the El Floridita restaurant, Cash America Pawn, Strictly 
Aquariums, a Dollar Store.  Free-standing businesses to the north include Total Bank with a 
FAR of 0.10 and a Pueblito restaurant.  Another strip shopping center, Avila Plaza, with a FAR 
0.33 is located to the northeast. To the east of the site on the southeast corner of Bird Road and 
SW is another strip shopping center with a FAR of 0.27 that contains a USMC Recruiting Center 
and a Mattress Store, and a free-standing Subway restaurant. East of the site along SW 83 
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Avenue is the three-story office building of Granada Insurance Company, which has a FAR of 

0.75. Immediately adjacent to the site on the west is the Bird 84 Shopping Plaza with a FAR of 
0.44 that contains a Dunkin‟ Donuts restaurant, a Bingo Hall, a Body Plex Gym, Beatty Animal 
Clinic, Lucky Oriental Market and other retail and service activities. To the south along SW 41 
Terrace and to the southeast along SW 83 Avenue and SW 41 Street are single-family 
detached homes in good condition that primarily built in the 1950s in the Gottlieb Subdivision. 
 
Land Use Plan Map Designations  
The land area immediately north, northeast and northwest of the application site is designated 
“Business and Office” on the Land Use Plan map.  Land to the immediate south, southeast and 
southwest of the subject property is designated “Low Density Residential” (2.5 to 6 DU/Gross 
Acre).     
 
Zoning Designations 
The application site is surrounded by property in business and residential zoning districts. The 
land area immediately north of the application site is zoned BU-2 (Special Business District). 
Permitted uses in the BU-2 zone include parking garages, hospitals, hotels and motels, 
department stores, office parks and regional shopping centers. The land to the northeast and 
west is zoned BU-1A and the land to the immediate southeast and south is designated RU-1.   
 
Other Planning Considerations 

 
The application site is located within the “Bird Road Corridor Study” area, which was the result 
of a series of public community events held between December 2007 and April 2010. The study 
was approved by the BCC in April 2010 through Resolution R-356-10. The study focuses on the 
four-mile long section of Bird Road from the Palmetto Expressway to the Florida Turnpike, 
which is mainly fronted by commercial, residential and civic uses. In addition, the study 
examines the adjacent areas north and south of the corridor between SW 32 Street and SW 48 
Street, respectively. The study area falls in the southern portion of the Westchester community. 
  
The purpose of the study was to develop a community driven long-term vision for future 
development along the corridor and to propose specific recommendations for this major arterial 
roadway. The community‟s vision intends to enhance the existing conditions along the corridor 
by establishing a distinct character for the study area, encouraging pedestrian activity, allowing 
for effective land utilization and encouraging ease of circulation for both vehicles and 
pedestrians. The Bird Road Corridor Study as well as the 2010 Draft Evaluation and Appraisal 
Report on the County‟s Comprehensive Development Master Plan recommend establishing a 
Community Urban Center (CUC) at the east boundary of the study area, next to the Palmetto 
Expressway. The application site is located adjacent to the proposed CUC ½-mile radius. The 
study specifically recommends that redevelopment in this area creates visual interest, enhances 
the pedestrian environment and establishes a human scale by fronting buildings to the road, 
bringing them close to the sidewalk and placing parking to the rear or side of them. The Bird 
Road Corridor Study recommends that new development on the application site has the 
potential to accommodate medium intensity development along the corridor, while decreasing to 
medium-low intensity towards the rear of the site in order to create a transition into the existing 
residential neighborhood.  Additionally, the study recommends new development along the 
corridor accommodate for a mix of uses. 
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Supply and Demand 

 
The application site is located within Minor Statistical Area 5.4 (MSA 5.4).  In 2010, MSA 5.4 
contained 578 acres of in-use commercial uses and an additional 13.5 acres of vacant land 
zoned or designated for business uses.  The annual average absorption rate for the 2010-2030 
period is 1.39 acres per year.  At the projected rate of absorption, reflecting the past rate of 
commercial uses, MSA 5.4 will deplete its supply of commercially zoned or designated land in 
the year 2020 (see table below). Approval of the application would add ±4.7 acres 
(approximately 3 years supply) to the commercial land supply which would bring the depletion 
year for commercial development within the MSA to year 2023. 

 

 

Analysis of the Trade Area  

 
Analysis of the Trade Area, 1.5 miles around the proposed project, for Application No. 2 shows 
that there are 286.55 acres in existing commercial uses and 13.21 acres of vacant commercially 
zoned or designated land (see table below). Most of the vacant parcels are located to the north 
of the application area along SW 24 Street. (See Trade Area Map in Appendix A: Map Series.) 
 
 

Trade Area Analysis 

Application Trade Area Radius 
Vacant Commercial 

Land (Acres) 
Commercial Acres 

in Use 2010 

2 1.5 13.21 286.55 

Source: Miami-Dade Department of Planning & Zoning, Planning Research Section, February 2011. 

 
 
 
 
 
 
 
 
 
 
 
 
 

Projected Absorption of Land for Commercial Uses 
Indicated Year of Depletion and Related Data 

Application No. 2 Analysis Area 

Analysis    
Area 

MSA 5.4 

 
Vacant 

Commercial  
Land 2010 (Acres) 

Commercial 
Acres in 

Use 2010 

Annual Absorption 
Rate 2010-2030 

(Acres) 

Projected 
Year of 

Depletion 

 
Total Commercial Acres 
per Thousand Persons 

  

  
  2020 2030 

Total 
 

13.5 578.0 1.39 2020 
 

5.6 5.6 

Source: Miami-Dade Department of Planning & Zoning, Planning Research Section, February 2011. 
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Environmental Conditions 

 
The following information pertains to the environmental conditions of the application site.  All 
YES entries are further described below: 
 

Flood Protection 

County Flood Criteria (NGVD) +8.5 Feet 

Stormwater Management Surface Water Management Permit 

Drainage Basin C-4 

Federal Flood Zone AH; 100-year floodplain 

Hurricane Evacuation Zone NO 

Biological Conditions 

Wetlands Permits Required NO 

Native Wetland Communities NO 

Specimen Trees YES 

Natural Forest Communities NO 

Endangered Species Habitat NO 

Other Considerations  

Within Wellfield Protection Area YES 

Archaeological/Historical Resources NO 

Hazardous Waste NO 

 
Drainage and Flood Protection 
The application site lies within Flood Zone AH, where the base flood elevation is 11.0 feet 
NGVD, according to the Federal Flood Insurance Rate Maps (FIRM) for Miami-Dade County.  
According to the County's flood criteria, the site shall be filled to a minimum elevation of  8.5 feet 
and requires an additional 8 inches for residential and 4 inches for commercial structures.  
However, if the County flood elevation is less than the base flood elevation established by the 
FIRM maps, the higher elevation will be used.  
 
According to Miami-Dade Department of Environmental Resources Management (DERM), all 
stormwater shall be retained on-site utilizing a properly designed seepage or infiltration drainage 
system for compliance with stormwater quality requirements. Furthermore, to comply with 
stormwater quantity requirements designed to prevent flooding of adjacent properties, the site 
grading and development shall provide for the full on-site retention of the 25-year/3-day storm 
event and shall also comply with the requirements of Section 11C of Miami-Dade County Code, 
and all State and Federal criteria. 
 
Specimen Trees  
The application site may contain specimen-sized trees (trunk diameter 18 inches or greater).  
Section 24-49 of the Miami-Dade County Code provides for the preservation and protection of 
tree resources; therefore, the applicant is required to obtain a Miami-Dade County Tree 
Removal Permit prior to the removal or relocation of any identified specimen-sized trees.   
 
Wellfield Protection Area 
The application site is within the average day travel-time contour of the Alexander Orr/Snapper 
Creek/Southwest Wellfield complex. Consequently, development of the application site shall be 
in accordance with Section 24.43 of the Miami-Dade County Code. 
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Water and Sewer 

 
Water Supply 
The Biscayne Aquifer is the primary water supply source for the millions of people living in 
South Florida.  However, overuse of this aquifer has resulted in lowered water levels in the 
Everglades, which is inconsistent with the goals of the Comprehensive Everglades Restoration 
Project (CERP), designed to restore and preserve water resources in the South Florida 
ecosystem, including the Everglades.  In 2005, the South Florida Water Management District 
(SFWMD) promulgated new rules that prohibited withdrawals from the Biscayne Aquifer to 
accommodate future development.  The SFWMD requires that all future developments be linked 
to new water supply sources, either through alternative water supply or reuse projects. 
 
Effective January 11, 2011, Miami-Dade Water and Sewer Department (WASD) implemented a 
Water Supply Certification Program to assure water supply is available to all users as required 
by Policy CIE-5D and WS-2C of the County‟s Comprehensive Development Master Plan and in 
accordance with the permitted withdrawal capacity in the WASD 20-year Water Use Permit. All 
new construction, addition, renovation or changes in use resulting in an increase in water 
consumption will require a Water Certification Letter. This certification letter is issued at the time 
an Agreement, Verification Form or Ordinance Letter is offered; or during the Plat process prior 
to the final development order. At such time, the project will be evaluated for water supply 
availability and a water supply reservation will be made. 
 
The assessment of available water supply, as it relates to comprehensive plan amendments, is 
difficult given that there is no specific timing of the development.  Therefore, to determine if 
adequate water supply will be available for the proposed development, an assumption of 3 
years for project completion from when final comprehensive plan amendment approval is made. 
For this small-scale project, the year 2014 will be used as project completion date. This 
timeframe allows for rezoning of the property, platting of property, permitting, and construction.  
Additionally, 3 years is the timeframe for which concurrency is applied. 

 
Estimated Water Demand By Land Use Scenario 

Development  
Scenario 

Use 
(Maximum 
Allowed) 

Quantity 
(Units or Square 

Feet) 

Water Demand Multiplier 
(Section 24-43.1 Miami- 

Dade Code) 

Projected Water 
Demand (gpd) 

Current Use 

1 Commercial  26,859 sq.ft. 10 gal/100 sq.ft. 2,685 

Proposed Use 

2 Commercial 70,916 sq.ft. 10 gal/100 sq.ft. 7,092 

Source: Miami-Dade Water and Sewer Department, January 2011 

 
Based on the above table, the maximum water demand for the current use is estimated at 2,685 
gpd.  Under the requested “Business and Office” proposed use, the maximum water demand 
that would be generated by the commercial development that could be built is estimated at 
7,092 gpd.  This represents an increase of 4,407 gpd above the water demand generated under 
the current use on the application site. A Water Supply Certification Letter will be required at the 
time of development, of which the proposed project will be evaluated for water supply availability 
and a water supply reservation will be made.  
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Potable Water 

The application site is located in the Miami-Dade Water and Sewer Department retail service 
area and the Alexander-Orr Water Treatment Plant will provide potable water supply. At this 
time, there are no programmed or planned improvements/projects adjacent to and/or in close 
proximity to the application site. At the present time there is adequate treatment and water 
supply capacity for this application. 
 
The County's adopted level of service (LOS) standard for water treatment is based on a regional 
treatment system.  This system is comprised of the Hialeah-Preston and Alexander Orr Water 
Treatment Plants.  The LOS requires that the regional treatment system operate with a rated 
maximum daily capacity of no less than 2 percent above the maximum daily flow for the 
preceding year, and an average daily capacity 2 percent above the average daily system 
demand for the preceding 5 years.  Based on the 12-month average (period ending 11-30-10) 
data provided by DERM, the regional treatment system has a DERM rated treatment capacity of 
439.7 million gallons per day (mgd) and a maximum plant production of 345.8 mgd.  As a result, 
the regional system has approximately 94 mgd or 21.4% of treatment plant capacity remaining.  
Additionally, the system has a 12-month average demand (for period ending 11-30-10) of 
314.43 mgd, which is well within 2 percent of the system‟s 402.3 mgd permitted annual average 
withdrawal, and therefore meets the LOS standard for water treatment facilities. 
 
Potable water service is provided by an existing 12-inch water main that lies on SW 83 Avenue 
just south of SW 40 Street.  Any public water main extension within the property shall be 12-
inches minimum diameter and extend south along SW 83 Avenue to the most southeastern 
corner of the application site.  If two or more fire hydrants are to be connected to a public water 
main extension within the property, the water system shall be looped with two points of 
connection. 
 
Wastewater Facilities 
The County's adopted LOS standard for wastewater treatment and disposal requires that the 
regional wastewater treatment and disposal system, consisting of North, Central, and South 
Districts Wastewater Treatment Plants, operate with a capacity that is two percent above the 
average daily per capita flow for the preceding five years and a physical capacity of no less than 
the annual average daily sewer flow.  The wastewater effluent must also meet all applicable 
federal, state, and county standards and all treatment plants must maintain the capacity to treat 
peak flows without overflow.  The regional wastewater treatment system has a design capacity 
of 368 million gallons per day (mgd) and a 12-month average (period ending 11-30-10) of 283.9 
mgd.  This represents approximately 78.9% of the regional system‟s design capacity. Therefore, 
the wastewater treatment system has 21.1% or 77.69 mgd of capacity remaining. 
 
The wastewater flows for this application will be transmitted to the South District Wastewater 
Treatment Plant (SDWWTP) for treatment and disposal.  A private pump station will be required, 
which the developer shall connect to an existing 8-inch sanitary sewer force main along SW 83 
Avenue and extend a new, 8-inch minimum sanitary sewer force main to the property.  
Currently, the South District Wastewater Treatment Plant has sufficient capacity to treat current 
sewage flows and the additional flows that would be generated by the application, if approved.  
 
Solid Waste 

 
The application site is located inside the Department of Solid Waste Management (DSWM) 
waste service area for garbage and trash collections.  The DSWM provides collection services 
to residential units, while permitted haulers are hired by most commercial and multi-family 
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establishments.  Private haulers purchase permits and vehicle decals to be allowed to haul solid 
waste on County roads.  Commercial and multi-family establishments are required by Chapter 
15 of the County Code to provide for a recycling program and the DSWM is proactively 
enforcing this law.  The adopted LOS standard for the County Solid Waste Management System 
is 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.  As of FY 
2010-2011, the DSWM is in compliance with this standard.  The DSWM issues a periodic 
assessment of the County‟s status in terms of „concurrency‟ that is, the ability to maintain the 
adopted LOS system wide.  The DSWM does not actively compete for non-residential waste 
collection. Thus the DSWM has no objection to the proposed changes.    
 
Parks 

 
The adopted level of service standard for recreation open space requires 2.75 acres of local 
recreation open space per 1,000 permanent residents in unincorporated areas of Miami-Dade 
County; and adds that the County must provide open space of five acres or larger within three 
miles from a residential area.  The subject application site is in Park Benefit District 2 (PBD-2), 
which has a surplus capacity of 475.26 acres of parkland when measured by the County‟s 
concurrency LOS standard for recreation open space.  The “County Local Parks” table below 
indicates that several local parks are within a 2-mile radius of the application site. 
 

County Local Parks 
Within a 2-Mile Radius of Application Site 

Park Name Acreage Classification 

Humble Mini Park 0.50 Mini-Park 

Brothers To The Rescue Memorial Park 5.70 Single Purpose Park 

Banyan Park 3.14 Neighborhood Park 

Rockway Park 2.52 Community Park 

Miller Drive Park 4.07 Community Park 

Blue Lakes Park 6.00 Neighborhood Park 

Sunkist Park 0.77 Neighborhood Park 

Francisco Human Rights Park 3.78 Mini-Park 

Coral Villas Park 0.37 Mini-Park 

Source: Miami-Dade Parks and Recreation Department, January 2011 

 
Under the requested “Business and Office” designation and as proposed through the proffered 
covenant, residential development on the application site would be restricted to 10 dwelling 
units per acre.  Accordingly, the site could be developed with a maximum of 47 single-family 
units, which would generate a demand for 0.37 acres of additional local park area, which is well 
within the surplus capacity of 475.26 acres for PBD-2. Alternatively the site could be developed 
with a total of 70,916 square feet of retail, which would not generate an impact to parks.  
 
Fire and Rescue Services 
 

Miami-Dade County Fire Rescue (MDFR) Station No. 3, located at 3911 SW 82 Avenue, 
currently serves the application site.  This station is equipped with an Advanced Life Support 
(ALS) Engine and Rescue unit, and is staffed with seven firefighters/ paramedics.   



October 2010 Cycle  Application No. 2 2-12 

 

According to the MDFR, the average travel time to incidents in the vicinity of the application site 
is approximately 4 minutes and 52 seconds.  National industry standards require the assembly 
of 15 to 17 firefighter‟s on-scene within 8 minutes at 90-percent of all incidents.  Thus, the 
response time for incidents within the vicinity of the application site is in compliance with 
national industry performance objectives.  The current CDMP designation allows a potential 
development that will generate a total of 14 annual alarms.  Under the requested CDMP 
designation, potential development is anticipated to generate a total of 76 annual alarms, a net 
impact of 62 annual alarms.  According to MDFR, this will result in a moderate impact to existing 
fire rescue services.  Fire rescue service is adequate in the general application area. 
 

The required fire flow for the proposed CDMP designation is as follows:  Business uses 3,000 
gallons per minute (GPM).  Fire hydrants shall be spaced a minimum of 300-feet apart, and 
each fire hydrant shall deliver no less than 1,500 GPM.   
 

Public Schools 
 

On July 17, 2009, the County‟s Educational Plan Amendment and Interlocal Agreement 
adopting a level of service (LOS) standard for public school facilities (school concurrency) was 
found in compliance by the State of Florida Department of Community Affairs.  The proposed 
LOS standard for public school facilities is 100% utilization of Florida Inventory of School 
Houses (FISH) with relocatable classrooms.  The County‟s land use applications have been 
reviewed based on this LOS standard and based on projected planned facilities in the Miami-
Dade County Facilities Five-Year Work Plan.  This review is an initial cursory review and no 
concurrency reservation is required at this stage. This review was conducted by Miami-Dade 
County Department of Planning and Zoning. 
 

Students generated by this application will attend those schools identified in the “Concurrency 
Service Area (CSA) Schools” table below.  If the subject application site were developed for 
residential use, the student population of the schools serving the application site would be 
increased by an additional 14 students.  Seven (7) students would attend Emerson Elementary, 
which has a net capacity of 173 students; three (3) students would attend Glades Middle, which 
has a net capacity of -286 students; and three (3) students would attend Southwest Miami 
Senior High, which has a net capacity of 93 students.  Given that Glades Middle School has no 
remaining capacity, those students would attend Palmetto Middle School, which has a net 
available capacity of 218 students.  

 

Concurrency Service Area (CSA) Schools 
CSA 

Id 
Facility Name 

Net Available 
Capacity 

Seats 
Required 

LOS 
Met 

Source Type 

1641 Emerson Elementary 173 7 Yes Current CSA 

6211 Glades Middle -286 3 No Current CSA 

6701 Palmetto Middle 218 3 Yes Adjacent CSA  

7251 Southwest Miami Senior High 1,977 3 Yes Current CSA 

Source:  Miami-Dade County Department of Planning and Zoning, January 2011 

Miami-Dade County Public Schools, January 2011 
 
Based on the potential school capacity needs of this application and the present school capacity 
in the applicable CSA, the schools serving this area have sufficient capacity available to serve 
this application area. 
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Roadways 
 
Existing Conditions 
Primary access to the subject site is from SW 40 Street/Bird Road (SR 976), a six-lane divided 
arterial, which provides connections to other major corridors such as the Palmetto Expressway 
(SR 826) and NW 87 Avenue (SR 973), NW 107 Avenue (SR 985), and the Homestead 
Extension of the Florida Turnpike (SR 821).  The Palmetto and the HEFT provide access to 
other areas of the County. 
 
Traffic conditions are evaluated by the roadway 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. Current traffic conditions on SW 40 Street, 
between SW 97 and SW 87 Avenues and from SW 87 Avenue to the Palmetto Expressway, are 
acceptable at Level of Service (LOS) D and E, respectively, which are above the adopted LOS 
E+20% standard applicable to these roadway segments.  Traffic conditions on SW 87 Avenue, 
between SW 24 and SW 40 Streets and from SW 40 Street to SW 56 Street, are at LOS C and 
B, respectively, which are above the adopted LOS D standard applicable for these roadway 
segments.  See Traffic Impact Analysis table below.  
 
Short-Term Traffic Evaluation 
An Evaluation of peak-period traffic conditions as of January 7, 2011 of SW 24 Street, SW 40 
Street, SW 56 Street, and SW 87 Avenue using the County‟s Traffic Concurrency Management 
System, does not predict any substantial changes in the LOS of the subject roadways with the 
impact of the application, if approved. The Traffic Concurrency Management System considers 
reserved trips from approved developments not yet constructed, any roadway capacity 
improvements programmed in the first three years of the 2011 Transportation Improvement 
Program (TIP), and the PM peak hour trips estimated to be generated by the application under 
the requested CDMP LUP map designation. There is no roadway capacity improvement 
programmed for the subject roadways in the County‟s 2011 TIP in fiscal years 2011-2013.    
 
Application Impact 
The “Estimated Peak Hour Trip Generation” Table below identifies the estimated number of PM 
peak hour trips expected to be generated by the potential development that could occur under 
the requested CDMP land use designation, and compares them to the number of trips that 
would be generated by the potential development that could occur under the current CDMP land 
use designation.  
 
Two development scenarios were analyzed for traffic impact under the requested CDMP land 
use designation (Business and Office).  Scenario 1 assumes the application site developed with 
commercial use only (70,916 sq. ft. shopping center) and Scenario 2 assumes the application 
site is developed with residential use only, limited by a covenant proffered by the applicant to 10 
dwelling units per acre (47 single-family attached units). Scenario 1 would generate 
approximately 298 more PM peak hour trips than the current CDMP land use designation.  In 
contrast, Scenario 2 shows if the site were developed with residential use (47 apartments) it 
would generate less PM peak hour trips than the current CDMP designation.   It should be 
pointed out that the subject property is improved with a 26,859 sq. ft. office building currently 
occupied by SunTrust Bank; thus, the estimated trip difference between the requested CDMP 
land use designation and the current use are approximately 298 (Scenario 1). The estimated trip 
difference for Scenario 2 is negative (see the table below). 
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Estimated PM Peak Hour Trip Generation 

By Current and Requested CDMP Land Use Designations 

Scenario 

Current Land Use 
Designation/  

Existing & Assumed 
Development/ 

Estimated Trips 

Requested Land Use 
Designation/ 

Assumed Development/ 
Estimated Trips 

Estimated Trip Difference  
Between Current and 

Requested CDMP 
Land Use Designation 

 
 

 

1 
 

“Business & Office” and 
“Low Density Resid. 
(2.5 to 6 DUs/Acre)”

1
 

26,859 sq. ft. Office Bldg.
2
 

76 

“Business & Office” 
 

 

70,916 sq. ft. Retail
5
 

374 

 
 

 
 

+298 

2 
 
 

13 Single-family detached
3
 &  

31 Single-family attached
4
 

40   

47 Single-family attached
6
 

 
32 

- 8 

Source: Institute of Transportation Engineers, Trip Generation, 7th Edition, 2003; Miami-Dade County Department 
of Planning and Zoning and Public Works Department, January 31, 2011.   

Notes: 
1  

Business and Office (+ 2.43 gross acres; + 2.04 net acres); Low Density Residential (+ 2.3 gross acres); 
Most of the Property is zoned BU-1A and small strips along SW 83 Avenue is zoned RU-1. 

            
2  

Application site is improved with 26,859 sq. ft. office building currently occupied by Suntrust Bank. 
3
 Includes 13 single-family detached dwelling units that could be developed on the 2.3-gross acre parcel 
currently designated “Low-Density Residential. 

4
 Residential development may be authorized to occur in the “Business and Office” land use category at 
density up to one density higher than the LUP-designated density of the adjacent or adjoining 
residentially designated area on the same side of the abutting principal roadway, or up to the density of 
any such existing residential development, or zoning if the adjacent or adjoining land is undeveloped, 
whichever is higher.  

5 
 Application site may be developed with a 70,916 sq. ft. shopping center under the requested “Business 
and Office” land use designation. Retail trips were adjusted for pass-by trips (max. 25% of project‟s 
external trips). 

6  
Applicant proffered a declaration of restrictions limiting residential development on the application site to 
10 dwelling units per gross acre. 
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CDMP Amendment Application No. 2 
Traffic Impact Analysis on Roadways Serving the Amendment Site 

Roadway Lanes, Existing and Concurrency Peak Period Operating Level of Service (LOS) 

 
Roadway 

 
Location/Link 

 
Number 
Lanes 

 
Adopted 

LOS Std.* 

 
Peak Hour 
Capacity 

 
Peak Hour 

Volume 

 
Existing 

LOS 

Approved 
D.O‟s 
Trips 

Amend. 
Peak Hour 

Trips 

Total Trips 
With 

Amend. 

Short-Term 
LOS with 
Amend. 

Scenario 1: Commercial Development Under the Requested “Business and Office” Land Use Designation   

SW 40 Street/Bird Road (SR 976) SW 97 Ave. to SW 87 Ave. 6 DV E+20% 6,180 3,775 D  74 30 3,887 D (09) 

SW 40 Street/Bird Road (SR 976) SW 87 Ave. to SR 826 6 DV E+20% 5,616 4,576 E  30 114 4,720 E+1% (09) 

SW 87 Ave/Galloway Rd (SR 973) SW 24 St. to SW 40 St. 4 DV E 3,400 2,134 C  57 20 2,211 C (09) 

SW 87 Ave/Galloway Rd (SR 973) SW 40 St. to SW 56 St. 4 DV E 3,560 2,028 B  10 33 2,050 B (09) 

SW 24 Street/Coral Way SW 97 Ave. to SW 87 Ave. 4 DV E+20% 4,500 3,354 D 39 19 3,412 E (09) 

SW 24 Street/Coral Way   SW 87 Ave. to SR 826 6 DV  E+20% 6,408 3,870 D 117 35 4,022 D (09) 

SW 56 Street/Miller Drive SW 97 Ave. to SW 87 Ave. 4 DV D 2,990 2,646 D 7 19 2,672 D (09) 

SW 56 Street/Miller Drive SW 87 Ave. to SR 826 4 DV D 3,160 2,827 C 17 19 2,863 D (09) 

Scenario 2: Residential Development Under the Requested “Business and Office” land Use Designation  

SW 40 Street/Bird Road (SR 976) SW 97 Ave. to SW 87 Ave. 6 DV E+20% 6,180 3,775 D  74  4 3,853 D (09) 

SW 40 Street/Bird Road (SR 976) SW 87 Ave. to SR 826 6 DV E+20% 5,616 4,576 E  30 13 4,619 E (09) 

SW 87 Ave/Galloway Rd (SR 973) SW 24 St. to SW 40 St. 4 DV E 3,400 2,134 C  57  2 2,193 C (09) 

SW 87 Ave/Galloway Rd (SR 973) SW 40 St. to SW 56 St. 4 DV E 3,560 2,028 B  10 3 2,041 B (09) 

SW 24 Street/Coral Way SW 97 Ave. to SW 87 Ave. 4 DV E+20% 4,500 3,354 D 39 2 3,395 D (09) 

SW 24 Street/Coral Way   SW 87 Ave. to SR 826 6 DV  E+20% 6,408 3,870 D 117 4 3,991 D (09) 

SW 56 Street/Miller Drive SW 97 Ave. to SW 87 Ave. 4 DV D 2,990 2,646 D 7 2 2,655 D (09) 

SW 56 Street/Miller Drive SW 87 Ave. to SR 826 4 DV D 3,160 2,827 C 17 2 2,846 C (09) 

Scenario 3: Mixed Use Development Under the Requested Land Use Designation 

SW 40 Street/Bird Road (SR 976) SW 97 Ave. to SW 87 Ave. 6 DV E+20% 6,180 3,775 D  74 62 3,911 D (09) 

SW 40 Street/Bird Road (SR 976) SW 87 Ave. to SR 826 6 DV E+20% 5,616 4,576 E  30 186 4,792 E+2% (09) 

SW 87 Ave/Galloway Rd (SR 973) SW 24 St. to SW 40 St. 4 DV E 3,400 2,134 C  57 32 2,223 C (09) 

SW 87 Ave/Galloway Rd (SR 973) SW 40 St. to SW 56 St. 4 DV E 3,560 2,028 B  10 56 2,094 B (09) 

SW 24 Street/Coral Way SW 97 Ave. to SW 87 Ave. 4 DV E+20% 4,500 3,354 D 39 32 3,425 E (09) 

SW 24 Street/Coral Way   SW 87 Ave. to SR 826 6 DV  E+20% 6,408 3,870 D 117 58 4,045 D (09) 

SW 56 Street/Miller Drive SW 97 Ave. to SW 87 Ave. 4 DV D 2,990 2,646 D 7 32 2,685 D (09) 

SW 56 Street/Miller Drive SW 87 Ave. to SR 826 4 DV D 3,160 2,827 C 17 31 2,875 C (09) 

Source: Miami-Dade County Public Works Department, January 2011. 
Notes: DV= Divided Roadway; E+20% = 120% of LOS E with express bus service within the area between the Urban Development Area (UDB) and the Urban Infill Area (UIA). 

*County adopted roadway level of service standard applicable to the roadway segment 

 ( ) Year traffic count was updated or LOS Revised. 
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Transit 

 
Existing Service 
Application No. 2 and neighboring areas are served by Metrobus Route 40.  The table below shows the 
existing service frequency in summary form. 
 

Metrobus Routes Service 

 Headways (in minutes) Proximity to Bus 

Route (Miles) 

Type of 

Service Route AM/PM Peak Off-Peak Sat Sun 

40 15 30 60 60 0.0 F 

Source: 2010 Transit Development program, Miami-Dade Transit, September 2010. 

Note:     F means feeder service to Metrorail. 

 
Future Conditions 
Transit improvements to the existing Metrobus service, such as alignment extensions and headway 
improvements, are being planned for the next ten years as noted in the 2020 Recommended Service 
Plan within the 2010 Transit Development Plan.  However, for Route 40 there are no planned 
improvements shown for the next 10 years.  Additionally, there are no transit plans to improve the Bird 
Road Corridor at this site location. 
 

Major Transit Projects 
No major transit improvements are planned for the next ten years as noted in the draft 2010 TDP for 
the existing system in the vicinity of the application area. 
 

Application Impacts 
A preliminary analysis was performed in the Traffic Analysis Zone (TAZ) 994 where the application is 
located.  If the application is approved the expected transit impact produced by this application is 
minimal and can be absorbed by the current transit service in the area. 
 
Consistency Review with CDMP Goals, Objectives, Policies, Concepts and Guidelines 

 
The following CDMP goals, objectives, policies, concepts and guidelines will be enhanced if the 
proposed CDMP land use amendment is approved: 
 
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-4D. Uses which are supportive but potentially incompatible shall be permitted on sites within 

functional neighborhoods, communities or districts only where proper design solutions 
can and will be used to integrate the compatible and complementary elements and 
buffer any potentially incompatible elements.  

 
LU-7C. On all streets served by Metrobus and all arterial or collector streets designated in the Mass 

Transit Subelement as year 2015 or 2025 potential service areas,  
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i)  New non-residential buildings and substantial alterations1 of existing non- residential 
buildings, and residential buildings wherever practical, shall provide at least one full-
time building entrance that is recognizable and accessible from the street and is 
comparably as close to the street and/or bus stop as it is to the primary parking lot; 
and 

ii)  New residential and non-residential developments, subdivisions and replats shall 
provide for buildings that front the transit street, or provide streets or pedestrian 
connections that intersect with the transit street in close proximity to bus stops not 
more than 700 feet apart and, as appropriate, shall provide for new bus stops and/or 
pullouts. 

 
LU-7D. Redevelopment of property within one-half mile of existing or planned mass transit stations 

and bus routes shall not cause an increase in walking distances from nearby areas to the 

transit services and shall, wherever practical, be done in a manner that reduces walking 

distances and is comfortable and attractive to pedestrians.  

 
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-8E. Applications requesting amendments to the CDMP Land Use Plan map shall be evaluated 

to consider consistency with the Goals, Objectives and Policies of all Elements, other timely 
issues, and in particular the extent to which the proposal, if approved, would: 
i) Satisfy a deficiency in the Plan map to accommodate projected population or 

economic growth of the County; 
ii) Enhance or impede provision of services at or above adopted LOS Standards; 
iii) Be compatible with abutting and nearby land uses and protect the character of 

established neighborhoods; and 
iv) Enhance or degrade environmental or historical resources, features or systems of 

County significance; and 
v) If located in a planned Urban Center, or within 1/4 mile of an existing or planned 

transit station, exclusive busway stop, transit center, or standard or express bus 
stop served by peak period headways of 20 or fewer minutes, would be a use that 
promotes transit ridership and pedestrianism as indicated in the policies under 
Objective LU-7, herein.  

 
LU-10A. Miami-Dade County shall facilitate contiguous urban development, infill, redevelopment of 

substandard or underdeveloped urban areas, high intensity activity centers, mass transit 
supportive development, and mixed-use projects to promote energy conservation.  

 
Guidelines for Urban Form No. 11: Allocate suitable and sufficient sites for industrial and business 

districts to accommodate future employment needs. 

 
Guidelines for Urban Form No. 13: Avoid excessive scattering of industrial or commercial employment 

locations. 

 

                                                             
1
 Substantial alteration, as the term is used in this section, shall mean repair, modification, reconstruction, addition to, or 

other change to a building during any ten-year period which exceeds 50 per cent of the fair market value of the building. 
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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.  

 
The following CDMP goals, objectives, policies, concepts and guidelines will be impeded if the 
proposed text change is approved: 
 
LU-1G. Business developments shall preferably be placed in clusters or nodes in the vicinity of 

major roadway intersections, and not in continuous strips or as isolated spots. 

 

LU-4C. Residential neighborhoods shall be protected from intrusion by uses that would disrupt or 

degrade the health, safety, tranquility, character, and overall welfare of the neighborhood 

by creating such impacts as excessive density, noise, light, glare, odor, vibration, dust or 

traffic. 
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Fiscal Impact Analysis 
 

On October 23, 2001, the Board of County Commissioners adopted Ordinance No. 01-163 
requiring the review procedures for amendments to the Comprehensive Development master 
Plan (CDMP) to include a written evaluation of fiscal impacts for any proposed land use change.  
The following is a fiscal evaluation of Application No. 2 of the October 2010 Cycle of 
Applications to amend the CDMP from county departments and agencies responsible for 
supplying and maintaining infrastructure and services relevant to the CDMP.  The evaluation 
estimates the incremental and cumulative costs of the required infrastructure and service, and 
the extent to which the costs will be borne by the property owners or will require general 
taxpayer support and includes an estimate of that support. 
 
The agencies use various methodologies for their calculations.  The agencies rely on a variety 
of sources for revenue, such as, property taxes, impact fees, connection fees, user fees, gas 
taxes, taxing districts, general fund contribution, federal and state grants; federal funds, etc.  
Certain variables, such as property use, location, number of dwelling units, and type of units 
were considered by the service agencies in developing their cost estimates. 
 

Solid Waste Services 
 
Residential Collection and Disposal Service 
The incremental cost of adding a residential unit to the DSWM Service Area, which includes the 
disposal cost of waste, is offset by the annual fee charged to the user.  Currently, that fee is $439 
per residential unit.  As of September 30, 2010, the average residential unit generated 2.27 tons 
of waste, which includes garbage, trash and recycled waste. This value is consistent with the 
average 2.28 tons reported annually for the April 2010 CDMP applications. As reported to the 
State of Florida, Department of Environmental Protection, for Fiscal Year 2008-2009, the full cost 
per unit of providing waste collection service was $451. 
 
Non-Residential Collection and Disposal Service 
The DSWM does not actively compete for non-residential waste collection at this time to 
include; commercial, business, and office, and industrial services. 

Waste Disposal Capacity and Service 
The incremental and cumulative cost of providing disposal capacity for DSWM Collections, 
municipalities and other haulers are paid for by the users.  For FY 2010 - 2011, the DSWM 
charges at a contract rate of $60.30 per ton to DSWM Collections and to those private haulers 
and municipalities with long term disposal agreements with the Department.  For non-contract 
haulers, the rate is $79.50 per ton in FY 2010 - 2011. These rates adjust annually with the 
Consumer Price Index, South Region.  In addition, the DSWM charges a Disposal Facility Fee to 
private haulers equal to 15 percent of their annual gross receipts, which is targeted to ensure 
capacity in operations.  Landfill closure is funded by a portion of the Utility Service Fee charged to 
all retail customers of the County’s Water and Sewer Department 

 
Water and Sewer 

 
The Miami-Dade County Water and Sewer Department provides for the majority of water and 
sewer service throughout the county.  The cost estimates provided herein are preliminary and 
final project costs will vary from these estimates.  The final costs for the project and resulting 
feasibility will depend on actual labor and material costs, competitive market conditions, final 
project scope implementation schedule, continuity of personnel and other variable factors.  The 
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water impact fee was calculated at a rate of $1.39 per gallon per day (gpd), and the sewer 
impact fee was calculated at a rate of $5.60 per gpd.  The annual operations and maintenance 
cost was based on $1.3785 per 1,000 gallons for the water and $1.5708 per 1,000 gallons for 
the sewer.  The connection fee was based on providing a 1-inch service line and meter.  
Assuming the subject site is developed with 94,954 square feet of retail space, the fees paid by 
the developer would be $13,335 for water impact fee, $53,723 for sewer impact fee, and $1,300 
per unit for connection fee.  Annual operating and maintenance cost, based on approved figures 
through September 30, 2009, is estimated at $10,327.  Additionally, the estimated cost of 
constructing the required 12-inch potable water main, 8-inch sanitary sewer force main, and the 
private sewer pump station is $470,137. 
 

Flood Protection 
 
The Department of Environmental Resource Management (DERM) is restricted to the 
enforcement of current stormwater management and disposal regulations.  These regulations 
require that all new development provide full on-site retention of the stormwater runoff 
generated by the development.  The drainage systems serving new developments are not 
allowed to impact existing or proposed public stormwater disposal systems, or to impact 
adjacent properties.  The County is not responsible for providing flood protection to private 
properties, although it is the County's responsibility to ensure and verify that said protection has 
been incorporated in the plans for each proposed development.  The above noted 
determinations are predicated upon the provisions of Chapter 46, Section 4611.1 of the South 
Florida Building Code; Section 24-58.3(G) of the Code of Miami-Dade County, Florida; Chapter 
40E-40 Florida Administrative Code, Basis of Review South Florida Water Management District 
(SFWMD); and Section D4 Part 2 of the Public Works Manual of Miami-Dade County.  All these 
legal provisions emphasize the requirement for full on-site retention of stormwater as a post 
development condition for all proposed commercial, industrial, and residential subdivisions.  
 
Additionally, DERM staff notes that new development, within the urbanized area of the County, 
is assessed a stormwater utility fee.  This fee commensurate with the percentage of impervious 
area of each parcel of land, and is assessed pursuant to the requirements of Section 24-61, 
Article IV, of the Code of Miami-Dade County.  Finally, according to the same Code Section, the 
proceedings may only be utilized for the maintenance and improvement of public storm 
drainage systems.  
 
Based upon the above noted considerations, it is the opinion of DERM that Ordinance No. 01-
163 will not change, reverse, or affect these factual requirements. 
 

Public Schools 
 
The proposed amendment could result in 14 additional students.  The average cost for K-12 
grade students amounts to $6,549 per student.  The total annual operating cost for additional 
students residing in this development, if approved, would total $91,686.  Since there is sufficient 
concurrency capacity to accommodate the additional students, there are no capital costs.  If at 
time of issuing a development order and reserving student stations for the development, 
pursuant to the school concurrency, there is not sufficient capacity, the capital costs will 
addressed at that time.   
 
Fire Rescue 
 
Data from Miami-Dade County Fire and Rescue Department is pending.  
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Photos of Site and Surroundings 
  



October 2010 Cycle   Application No. 2 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

THIS PAGE INTENTIONALLY LEFT BLANK 
 



October 2010 Cycle  Application No. 2 

  
   View of east façade from SW 83 Av   View of north façade from SW 40 St/Bird Road 

 
 

  
   View of west façade from SunTrust parking lot  View of east façade from SW 40 St andSW 83 Av 

 
 

  
   View of south façade from SunTrust Parking Lot View of drive-thru windows from SunTrust parking lot 
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APPLICATION SUMMARY 
 

Applicant/Representative: Wal-Mart Stores East, LP/Augusto E. Maxwell, Esq. 
and Joel E. Maxwell, Esq; Akerman, Senterfitt, P.A. 
 

Location: Southeast corner of SW 137 Avenue (Speedway 
Boulevard) and SW 288 Street (Biscayne Drive) 
 

Total Acreage: +18.5 Gross Acres (+16.8 Net Acres) 
 

Current Land Use Plan Map 
Designation: 

Business and Office (3.7 gross acres) and Low 
Density Residential (2.5 to 6 dwelling units per gross 
acre; 14.8 gross acres) 
 

Requested Land Use Plan Map 
Designation: 
 

Business and Office  
 

Other Requested Change Add to Land Use Element a proposed Declaration of 
Restrictions prohibiting residential development on the 
subject property (received January 24, 2011) 

Amendment Type: 
 

Standard 
 

Existing Zoning, Use and Site 
Condition: 

BU-1A on B/O-designated portion; and AU on LDR-
designated portion; cropland site currently vacant and 
cleared of all vegetation; no trees. 
 

 

RECOMMENDATIONS 
 

Staff: TRANSMIT WITH ACCEPTANCE OF PROFFERRED 
DECLARATION OF RESTICTIONS AND ADOPT 

(February 25, 2011) 
 

South Bay Community Council (15):  TO BE DETERMINED (March 29, 2011)  
 

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

TO BE DETERMINED (April 25, 2011) 

Board of County Commissioners: 
 

TO BE DETERMINED (May 18, 2011) 

Application No. 3 
Commission District 9      Community Council 15   
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Final Recommendation of PAB 
acting as Local Planning Agency: 

TO BE DETERMINED (September, 2011) 

Final Action of Board of County 
Commissioners: 

TO BE DETERMINED (October, 2011) 

 
 
Staff recommends TRANSMIT WITH ACCEPTANCE OF PROFFERRED DECLARATION OF 
RESTICTIONS AND ADOPT the proposed standard amendment to redesignate the application 

site from “Business and Office” and “Low Density Residential” to all “Business and Office” on the 
Adopted 2015-2025 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 application site is located within an “activity node”, which has already been 

established by existing commercial activity at the intersection of two section line roads, 
SW 288 Street and SW 137 Avenue.  Approval of the requested “Business and Office” 
designation of the entire application site would conform with and promote 
implementation of Guideline No.  4 of the CDMP “Guidelines for Urban Form”.  This 
guideline provides that intersection of section line roadways should be planned to serve 
as activity nodes for the surrounding residential communities. The guideline further 
provides that activity nodes shall be occupied by any nonresidential components of the 
neighborhood including public and semi-public uses, and when commercial uses are 
warranted, they should be located within these activity nodes.  This proposed 
amendment will not only compliment the established commercial uses on the other three  
quadrants of the activity node but will serve the nearby residential neighborhoods within 
a mile of the site especially the residences on the east, north and west vicinity of the 
application site.   
 

2. Policy LU-8E of the Land Use Element of the CDMP requires applications requesting 
amendments to the LUP map to be evaluated according to factors such as, the proposed 
development’s ability to satisfy a deficiency in the LUP map to accommodate projected 
population or economic growth in the County, impacts to County services, compatibility 
with abutting and nearby land uses, impacts to environmental and historical resources, 
and the extent to which the proposed CDMP land use would promote transit ridership 
and pedestrianism. 

 
Need: No deficiency in the supply of vacant commercial land exists in the analysis area 
Minor Statistical Area (MSA) 7.4 in which the application site is located. At the projected 
rate of absorption, reflecting the past rate of commercial uses, the analysis area will 
deplete its supply of commercially zoned or designated land beyond the year 2030.  
 
Public Facilities and Services: Maximum development on the application site, under the 

proposed “Business and Office” CDMP land use category, would not cause the level of 
services for public facilities and services to violate their adopted level of service 
standards (see Staff Analysis below).   
 
Compatibility: The proposed LUP map amendment would be compatible with existing 
business uses at the intersection of SW 288 Street and SW 137 Avenue. This 



October 2010 Cycle  Application No. 3 3-3 

amendment to redesignate the application site from “Business and Office” and “Low 
Density Residential” to “Business and Office” on the adopted LUP map would be 
consistent with the land use designations and compatible with existing commercial 
development on the other three corners of the roadway intersection. All three corners 
are designated as “Business and Office” on the adopted LUP map. The Biscayne 
Shoppes shopping center on the northwest corner includes Home Depot, Chase Bank 
and Burger King. Waterstone Plaza shopping center with Publix grocery store as an 
anchor store is located on the southwest corner in the City of Homestead. Also, on the 
southwest corner are a free-standing Walgreens Pharmacy store and a Bank of America 
with drive-through facilities. Directly north of the application site across SW 288 Street is 
a free-standing Wendy’s fast-food restaurant, a vacant office building for lease and 
vacant land. The area to the northeast of the application site across SW 288 Street 
contains a Day Care Learning Center, The Spot Barbershop, a Boost Mobile telephone 
franchise, a Math/Reading Learning Center and a few vacant office spaces marked for 
leasing. 
 
Compatibility of commercial development with the adjacent Keystone residential 
development to the east is at least partially addressed by an existing concrete fence wall 
that separates the application site and the residential neighborhood.  Additional buffering 
could be addressed during the zoning process. Policy LU-4A of the CDMP Land Use 
Element requires the County to consider factors such 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, when 
evaluating compatibility among proximate land uses. 

   
  Environmental and Historical Resources: There are no historical or environmental 

resources on the application site. Therefore, approval of the proposed amendment 
would have no impact on historical or environmental resources. 

   
  Transit Ridership and Pedestrianism: Policy LU-8E(v) in the Land Use Element states 

that for proposed land uses, “If located in a planned Urban Center, or within 1/4 mile of 
an existing or planned transit station, exclusive busway stop, transit center, or standard 
or express bus stop served by peak period headways of 20 or fewer minutes, would be a 
use that promotes transit ridership and pedestrianism.” The Closest Route, Route 70, is 
a ½ mile from the application site with 30-miunte headways.  The application site does 
not meet these requirements. 
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STAFF ANALYSIS 

 
Background 

The applicant is requesting a redesignation of the entire site (18.5 gross acres) from the current 
designations of “Business and Office” and “Low Density Residential Communities” on the 
Adopted 2015-2025 Land Use Plan (LUP)  map to  “Business and Office”  for the entire property 
in order to allow a Wal-Mart Supercenter development. Under the requested Business and 
Office category, the entire site could be potentially developed as commercial development with 
a maximum 292,723 sq. ft. of retail use at an assumed floor area ratio (FAR) of 0.4. The FAR is 
a measure of non-residential development intensity that is calculated by dividing the building 
square footage (not counting parking structures) by the net lot area of the parcel.  Alternatively, 
the entire site could potentially be developed for residential use with a maximum of 240 single 
family attached dwellings. This potential number of units is based on a provision in the Land 
Use Element of the CDMP regarding land designated as “Business and Office” that allows a one 
density category increase above the density allowed on adjacent residentially designated 
parcels if the properties are located on the same side of a major roadway. This provision applies 
to the application site since it is adjacent to a residential subdivision, Keystone, along Biscayne 
Drive (SW 288 Street), which is designated “Low Density Residential Communities” on the LUP 
map, which allows 2.5 to 6 dwelling units per gross acre (du/ac). Thus, the property could be 
developed at the next density category, “Low-Medium Density Communities” (6 to13 du/ac). 
However, the applicant proffered a Declaration of Restrictions (covenant), which prohibits 
residential development on the subject property.    
 
Application Site   

 
Location  
The application site is an 18.5-gross-acre property located at the southeast corner of the 
intersection of SW 137 Avenue (Speedway Boulevard) and SW 288 Street (Biscayne Drive) in 
the unincorporated southern area of Miami-Dade County. The application site does border the 
City of Homestead which is located to the west and southwest.  Biscayne Drive in this area 
serves to link Homestead Extension of the Florida Turnpike (HEFT) with Homestead Air 
Reserve Base (HARB). The subject property is situated one block east of the interchange with 
HEFT and approximately ½ mile west of HARB. 
 
Existing Land Use  
The entire site is classified as an agricultural cropland by the existing land use file. The subject 
property currently has an agricultural classification for the purpose of assessing property taxes.  
 

 Land Use Plan Map Designations 
Currently, the northern approximately 3.7 gross acres of the subject property fronting the 
Biscayne Drive is designated “Business and Office” on the Adopted 2015-2025 LUP map. This 
land use category allows a full range of sales and service activities and also allows residential 
uses and/or mixing of residential with non-residential (commercial, office and hotel) land uses. 
The remainder of the property, approximately 14.8 gross acres is designated “Low Density 
Residential Communities”, which allows 2.5 to 6 dwelling units per gross acre.  This density 
category is generally characterized by single family housing, e.g., 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.   
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Zoning 
The northern approximately 3.7 gross acres of the subject property fronting the Biscayne Drive 
is currently zoned BU-1A (Business- Limited District), which allows all uses permitted in the BU-
1 zoning district, additional retail and service activities plus residential uses if approved at a 
public hearing. The remainder of the property is zoned AU (Agricultural District), which allows 
agricultural activities plus residential development at a density of one dwelling unit per five gross 
acres. 
 
Zoning History 
The BCC adopted Resolution No. 2637 on January 8, 1959 to rezone the northern portion of the 
subject property (approximately 400 feet deep) from AU to BU-1A. The remaining portion has 
remained AU.  
 
Adjacent Land Use and Zoning  
 

Existing Land Use  
This area is developing as a commercial node east of Homestead Air Reserve Base with access 
to HEFT. The 18.5 gross-acre application site is situated east and south of a small parcel 
located on the southeast corner of the SW 137 Avenue and SW 288 Street that contains Steve’s 
Academy and Pre-school and vacant land.   
 
The other three corners of the intersection and the area to the northeast across SW 288 Street 
are occupied by commercial activities. The Biscayne Shoppes shopping center on the northwest 
corner includes Home Depot, Chase Bank and Burger King. Waterstone Plaza shopping center 
with Publix grocery store as an anchor store is located on the southwest corner in the City of 
Homestead. Also, on the southwest corner are a free-standing Walgreens Pharmacy store and 
a Bank of America with drive-through facilities. Directly north of the application site across SW 
288 Street is a free-standing Wendy’s fast-food restaurant, a vacant office building for lease and 
vacant land. The area to the northeast of the application site across SW 288 Street contains a 
Day Care Learning Center, The Spot Barbershop, a Boost Mobile telephone franchise, a 
Math/Reading Learning Center and a few vacant office spaces marked for leasing. 
 
Residential developments are located to the east and southwest.  The Keystone Subdivision, 
consisting of detached single family homes on zero-lot line lots, abuts the subject property to the 
east. A concrete fence wall surrounds this subdivision and provides a buffer between the 
residences and the application site. The South Dade Venture Community residential 
development in the City of Homestead with one and two-story homes is located to the 
southwest across SW 137 Avenue.  
 
The area to the south is utilized for agricultural purposes. Abutting the application site on the 
south is Two Sisters Nursery, Inc. Development of the agricultural area in the future will be 
limited by its proximity to Homestead Air Reserve Base.  
 
Land Use Plan Map Designations 
The properties immediately to north, northwest and west of the application site are designated 
“Business and Office” on the Adopted 2015-2025 LUP map.  Properties to the east and south 
are designated “Low Density Residential Communities.” The area to the southwest is 
designated “Low -Medium Density Residential Communities,” which allows 6 to 13 dwelling 
units per gross acre.  The types of housing typically found in areas designated low-medium 
density include single-family homes, townhouses and low-rise apartments. 
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The designations on the CDMP LUP map to the west and southwest of the application site are 
reflective of the City of Homestead Comprehensive Plan. The City’s Future Land Use Map 
dated January 2009 appears to designate the area to the west as “Light Commercial Use” and 
the area to the southwest as “Medium Density Residential Use.” Permitted activities in the “Light 
Commercial Use” land use category include hotel/motel, office, retail and other business uses 
which have insignificant nuisance and negative visual characteristics, generate little truck traffic, 
and generally require frontage locations on major roadways. Permitted activities in the “Medium 
Density Residential Use” land use category include residential use up to 10 dwelling units per 
acre. 
 
Zoning  
The zoning pattern reflects a commercial node surrounded by a developing residential area. 
The properties to the northwest and northeast of the application site are zoned by the County to 
BU-1A. The property immediately to the north is zoned BU-1 (Neighborhood Business). The 
property abutting the application site on the east is zoned RU-1Z (Single-family Zero Lot Line 
with lots of 4,500 net sq. ft.).  The abutting property to the south is zoned AU. 
 
The areas to the west and southwest are zoned by the City of Homestead. The property to the 
west on the southwest corner of SW 137 Avenue and SW 288 Street is zoned B-2 (Retail 
Commercial). The property situated to the southwest of the application site is zoned PUD 
(Planned Unit Development). The predominant land use in any PUD must be that of the 
underlying land use designation on City’s Future Land Use Map. As stated above, the area 
southwest of the site is designated as “Medium Density Residential Use” on City’s Future Land 
Use Map. Thus, residential use up to 10 dwelling units per acre may be permitted. 
 
Supply and Demand 
 

The Analysis Area for Application No. 3 (MSA 7.4) contained 366.5 acres of in-use commercial 
uses in 2010 and an additional 316.7 acres of vacant land zoned or designated for business 
uses.  The annual average absorption rate for the 2010-2030-period is 13.19 acres per year.  At 
the projected rate of absorption, reflecting the past rate of commercial uses, MSA 7.4 will 
deplete its supply of commercially zoned or designated land beyond the year 2030 (See Table 
below).  Notwithstanding other factors being considered for this application, there is no need at 
this time for additional commercial land in the Analysis area and the application, if approved, 
would add ±14.8 acres (approximately 1-year worth of supply) to the commercial land supply. 
 

Projected Absorption of Land for Commercial Uses 
Indicated Year of Depletion and Related Data 

Application No. 3 Analysis Area 

Analysis    
Area 

 
 

 Vacant 
Commercial  
Land 2010 

(Acres) 

Commercial 
Acres in 

Use 2010 

Annual Absorption 
Rate 

2008-2025 
(Acres) 

Projected 
Year of 

Depletion 

  
Total Commercial Acres 
per Thousand Persons 

  
  
  2015 2025 

MSA 7.4  316.7 366.5 13.19 2030+  5.5 4.1 

Source:  Miami-Dade County Department of Planning & Zoning, Planning Research Section, February 2011. 

 
 
Environmental Conditions 
 
The following information pertains to the environmental and air quality conditions of the 
application site.  All YES entries are further described below. 
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Flood Protection 

County Flood Criteria, National 
Geodetic Vertical Datum (NGVD) 

+5.5 feet 

Stormwater Management  Surface Water Management Permit  

Drainage Basin C-103 Mowry Canal  

Federal Flood Zone  AH; 100-year floodplain 

Hurricane Evacuation Zone NO 

Biological Conditions 

Wetlands Permits Required NO 

Native Wetland Communities NO 

Specimen Trees NO 

Natural Forest Communities NO 

Endangered Species Habitat NO 

Other Considerations  

Within Wellfield Protection Area NO 

Archaeological/Historical Resources NO  

Hazardous Waste NO 

Air Quality Management NO 

 
Drainage and Flood Protection: 
The application site is located within Flood Zone AH, where the base flood elevation is 6.0 feet 
NGVD, according to the Federal Flood Insurance Rate Maps (FIRM) for Miami-Dade County.  
According to the County's flood criteria, the site shall be filled to a minimum elevation of 5.5 feet 
and requires an additional 8 inches for residential and 4 inches for commercial structures.  
However, if the County flood elevation is less than the base flood elevation established by the 
FIRM maps, the higher elevation will be used. Flood protection for the application site is 
available through C-103 Canal (Mowry Canal). 
 
According to Miami-Dade Department of Environmental Resources Management (DERM), all 
stormwater shall be retained on-site utilizing a properly designed seepage or infiltration drainage 
system for compliance with stormwater quality requirements. Furthermore, to comply with 
stormwater quantity requirements designed to prevent flooding of adjacent properties, the site 
grading and development shall provide for the full on-site retention of the 25-year/3-day storm 
event and shall also comply with the requirements of Section 11C of Miami-Dade County Code, 
and all State and Federal criteria. 
 
Water and Sewer 

 
Water Supply 
The Biscayne Aquifer is the primary water supply source for the millions of people living in 
South Florida.  However, overuse of this aquifer has resulted in lowered water levels in the 
Everglades, and is inconsistent with the goals of the Comprehensive Everglades Restoration 
Plan (CERP), which is designed to restore and preserve the water resources of the South 
Florida ecosystem, including the Everglades.  In 2005, the South Florida Water Management 
District (SFWMD) promulgated new rules that prohibited withdrawals from the Biscayne Aquifer 
to accommodate future development.  The SFWMD requires that all future development be 
linked to new water supply sources, either through alternative water supply or reuse projects. 
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Effective January 11, 2011, Miami-Dade Water and Sewer Department (WASD) implemented a 
Water Supply Certification Program to assure water supply is available to all users as required 
by Policy CIE-5D and WS-2C of the County’s Comprehensive Development Master Plan and in 
accordance with the permitted withdrawal capacity in the WASD 20-year Water Use Permit. All 
new construction, addition, renovation or changes in use resulting in an increase in water 
consumption will require a Water Certification Letter. This certification letter is issued at the time 
an Agreement, Verification Form or Ordinance Letter is offered; or during the Plat process prior 
to the final development order. At such time, the project will be evaluated for water supply 
availability and a water supply reservation will be made. 
 
The assessment of available water supply, as it relates to comprehensive plan amendments, is 
difficult given that there is no specific timing of the development.  Therefore, to determine if 
adequate water supply will be available for the proposed amendment, an assumption of three 
years for project completion from final comprehensive plan amendment approval is made, for 
this project the year 2014 will be used.  This timeframe allows for rezoning of the property, 
platting of property, permitting and construction.  Additionally, this is the timeframe for which 
concurrency is applied. 
 
The application site is proposed to be restricted to non-residential development through the 
covenant proffered by the applicant. As noted in the table below, should the subject site be 

developed with 88 units of single-family detached homes and 58,544 square feet (sq.ft.) of 
retail as allowed under the current land use designations, a water demand of 25,214.4 gallons 
per day (gpd) would be generated. The maximum water demand that would be generated by the 
commercial development that could be built under the requested “Business and Office” 
designation is estimated at 29,272 gpd.  Since maximum development under the current land 
use designations could generate a water demand of 25,214.4 gpd, approval of the application 
with acceptance of the proffered covenant would result in a 4,057.9 gpd increase in projected 
water demand, and thus a slight increase in impact to the water supply system. A Water Supply 
Certification Letter will be required at the time of development, of which the proposed project will 
be evaluated for water supply availability and a water supply reservation will be made. 
 

Estimated Water Demand by Land Use Scenario 

Scenario 
Use 

(Maximum 
Allowed) 

Quantity 
(Units or Square 

Feet) 

Water Demand Multiplier 
(Section 24-43.1 Miami- 

Dade Code) 

Projected Water 
Demand  

(gpd) 

Current/Allowable Use 

1 
SF Residential 

and Commercial 
88 units and 
58,544 sq.ft. 

220 gal/unit and  
10 gal/100 sq.ft. 

25,214.4 

Proposed Use 

2 Commercial Only 292,723 sq.ft. 10 gal/100 sq.ft. 29,272.3 

Source: Miami-Dade Water and Sewer Department, January 2011 

 
Potable Water  
The application site is located in the Miami-Dade Water and Sewer Department retail service 
area and the Alexander-Orr Water Treatment Plant will provide potable water supply. According 
to the information provided by DERM this plant has sufficient capacity to provide current water 
demand and is presently producing water that meets Federal, State, and County drinking water 
standards.  
 



October 2010 Cycle  Application No. 3 3-9 

The County's adopted level of service (LOS) standard for water treatment is based on a regional 
treatment system.  This system is comprised of the Hialeah-Preston and Alexander Orr Water 
Treatment Plants.  The LOS requires that the regional treatment system operate with a rated 
maximum daily capacity of no less than 2 percent above the maximum daily flow for the 
preceding year, and an average daily capacity 2 percent above the average daily system 
demand for the preceding 5 years.  Based on the 12-month average (period ending 11-30-10) 
data provided by DERM, the regional treatment system has a DERM rated treatment capacity of 
439.7 million gallons per day (mgd) and a maximum plant production of 345.8 mgd.  As a result, 
the regional system has approximately 94 mgd or 21.4% of treatment plant capacity remaining.  
Additionally, the system has a 12-month average demand (for period ending 11-30-10) of 
314.43 mgd, which is well within 2 percent of the system’s 402.3 mgd permitted annual average 
withdrawal, and therefore meets the LOS standard for water treatment facilities. 
 
Potable water service would be provided by MDWASD through an existing 16-inch main on SW 
137 Avenue extending south along SW 137 Avenue south of SW 288 Street and by extending 
the 16-inch main to the southwest corner of the application site. Any public water main 
extension within the property shall require a 12-inch minimum diameter main connected to the 
16-inch main extension. If two or more fire hydrants are to be connected to a public water main 
extension within the property, the water system shall be looped with two points of connection. 
 
Wastewater Facilities  

The County's adopted LOS standard for wastewater treatment and disposal requires that the 
regional wastewater treatment and disposal system, consisting of North, Central, and South 
Districts Wastewater Treatment Plants, operate with a capacity that is two percent above the 
average daily per capita flow for the preceding five years and a physical capacity of no less than 
the annual average daily sewer flow.  The wastewater effluent must also meet all applicable 
federal, state, and county standards and all treatment plants must maintain the capacity to treat 
peak flows without overflow.  The regional wastewater treatment system has a design capacity 
of 368 million gallons per day (mgd) and a 12-month average (period ending 11-30-10) of 283.9 
mgd.  This represents approximately 78.9% of the regional system’s design capacity. Therefore, 
the wastewater treatment system has 21.1% or 77.69 mgd of capacity remaining.  
 
Based upon the commercial development scenario (discussed under the Water Supply section 

above), it is estimated that this site will generate sewage flows of 29,272.3 gpd (0.0293 mgd).  
The estimated flows would not cause the adopted LOS standard for the regional wastewater 
treatment system to be exceeded.   
   
The closest available public sanitary sewer line to the application site is an existing 10-inch 
force main abutting the north side of the property running along SW 288 Street, to which a new 
8-inch force main would be connected and extended onto the application site.  A new private 
pump station would also be required. According to DERM, sewage flows from this site would be 
discharged directly to Pump Station (PS) 30-1019 and then to the South District Wastewater 
Treatment Facility.  The pump station has sufficient capacity to handle sewage flows that would 
be generated from the potential development on the application site.  The treatment plant and 
pump station are currently working within the mandated criteria set forth in the First and Second 
Partial Consent Decree.  Currently, the South District Wastewater Treatment Plant has sufficient 
capacity to treat current sewage flows and the additional flows that would be generated by the 
application, if approved. However, a capacity modeling evaluation may be required at the time 
of development. 
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Solid Waste 

 
The application site is located inside the Department of Solid Waste Management (DSWM) 
waste service area for garbage and trash collections.  The adopted LOS standard for the 
County Solid Waste Management System is 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. As of FY 2010-2011, the DSWM is in compliance with the level 
of service.  The DSWM does not actively compete for commercial collection at this time and the 
requested amendment, with proffered covenant that seeks to prohibit residential development 
on the site, would not impact DSWM service.  
 
Parks  

 
The adopted level of service standard for recreation open space requires 2.75 acres of local 
recreation open space per 1,000 permanent residents in unincorporated areas of Miami-Dade 
County; and adds that the County must provide open space of five acres or larger within three 
miles from a residential area.  The subject application site is in Park Benefit District 3 (PBD-3), 
which has a surplus capacity of 229.36 acres of parkland when measured by the County’s 
concurrency LOS standard for recreation open space.  The “County Local Parks” table below 
indicates that several local parks are within a 2-mile radius of the application site. 
 

County Local Parks 
Within a 2-Mile Radius of Application Site 

Park Name Acreage Classification 

Pine Island lake Park 17.98 Neighborhood Park 

Leisure Park 1.90 Neighborhood Park 

Leisure lakes Park 8.68 Community Park 

Palmland Park 5.05 Neighborhood Park 

Naranja Lakes Park 1.48 Neighborhood Park 

Modello Park 10.00 Community Park 

Royal Colonial Park 25.40 Community Park 

Naranja Park 10.00 Community Park 
   Source: Miami-Dade Parks and Recreation Department, January 2011 

 
Under the requested “Business and Office” designation the application site could be developed 
with 240 single-family units with a projected population of 737 persons. This projected 
population would generate a demand for 0.66 acres of additional local park area, which is well 
within the surplus capacity of 229.36 acres for PBD 3. However, as proposed through the 
proffered covenant, residential development would be prohibited on the application site. As 
such, the proposed development of the site for a Wal-Mart Store or any other non-residential 
use (up to 292,723 square feet retail) would not generate a need for additional park acreage.   
 
Fire and Rescue Service 

 
The subject property is currently served by Miami-Dade Fire-Rescue Station No. 6, which is 
located at 15890 SW 288 Street. The station is equipped with a rescue unit, tanker, and a 
battalion totaling eight (8) firefighters/paramedics, operating 24 hours daily. Average travel time 
to incidents in the vicinity of the subject property is approximately 6.58 minutes, which complies 
with the travel time of 8 minutes required by the performance objectives of the National Industry 
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Standards to assembly 15-17 firefighters on scene at 90% of all incidents. The maximum 
development allowable under the current designations would generate approximately 42 annual 
alarms. Under the requested “Business and Office” designation, if developed with the maximum 
allowable retail, the site would generate 86 annual alarms, a net impact of 44 annual alarms, 
which is considered a moderate impact to existing fire rescue services.  Fire rescue service is 
adequate in the general application area. 
 
There are no planned stations in the vicinity of the subject property.  The required “fire flow” for 
the proposed CDMP designation is 3,000 gallons per minute (gpm) at 20-PSI residual on the 
system.  Each fire hydrant requires a minimum of 1,000 gpm.  No fire flow deficiencies exist in 
the vicinity of the application area. 

 
Public Schools 
 

The applicant has proffered a covenant that would prohibit residential development on the 
application site should the application be approved with acceptance of the covenant. Therefore, 
Miami-Dade County Public Schools would not be impacted by the application as proposed.  
 

Aviation 
 

The Miami-Dade County Aviation Department (MDAD) has indicated that the proposed Land 
Use Plan map amendment application is compatible with the airport operations. 
 
Roadways 
 
Existing Conditions 
Primary access to the application site is from SW 137 Avenue/Lindgren Road and SW 288 
Street, two four-lane divided arterials. SW 137 Avenue, a north-south major arterial, provides 
connections to other major corridors such as South Dixie Highway (US 1/SR 5) and the 
Homestead Extension of the Florida Turnpike (HEFT/SR 821). US 1 and the HEFT provide 
access to other areas of the County. 
 
Traffic conditions are evaluated by the roadway 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. Current traffic conditions on SW 288 Street, 
between the HEFT and SW 112 Avenue, and SW 137 Avenue, from the HEFT to SW 288 
Street, are acceptable at LOS D and B, respectively, at or above the adopted LOS D standard 
applicable to these roadway segments. Traffic conditions on SW 268 Street, SW 312 Street, SW 
328 Street, and SW 344 Street in the vicinity of the application site are also acceptable at LOS 
A, B and C, which are above the adopted LOS D standard applicable to these roadway 
segments.  See “Traffic Impact Analysis” Table below. 
 

Application Impact 
The “Estimated Peak Hour Trip Generation” Table below shows the number of PM peak hour 
trips estimated to be generated by the potential development that could occur on the subject site 
under the requested “Business and Office” land use designation, and compares them to the 
number of trips that would be generated by the potential development that could occur under 
the current “Business and Office” and “Low Density (2.5 to 6 DU/Acre)” land use designations. 
Two developments scenarios were analyzed for traffic impact under both the current and 
requested CDMP land use designations. Scenario 1 assumes the application site developed 
with commercial use only (a 292,723 sq. ft. shopping center). Scenario 2 assumes the subject 
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site developed with residential use only (240 single-family attached units). Scenario 1 is 
estimated to generate approximately 528 more PM peak hour trips than the commercial (58,544 
sq. ft.) and residential (88 single-family units) development that can occur under the current 
CDMP land use designations. In contrast, Scenario 2 is estimated to generate less PM peak 
hour trips than the residential development (48 single-family attached and 88 single-family 
detached units) that could occur on the site under the current CDMP designation. It should be 
pointed out that the subject property is currently undeveloped. 
 

Estimated PM Peak Hour Trip Generation 
By Current and Requested CDMP Land Use Designations 

Application  
Number 

Current Land Use 
Designation/  

Existing & Assumed 
Development/ 

Estimated Trips 

Requested Land Use 
Designation/ 

Assumed Development/ 
Estimated Trips 

Estimated Trip Difference  
Between Current and 

Requested CDMP 
Land Use Designation 

 

 
 

3 
(Scenario 1) 

“Business & Office” and 
“Low Density Resid. 
(2.5 to 6 DUs/Acre)” 

 
58,544 sq. ft. Retail 

& 88 Single-family detached 
dwelling units

1
 

426 

“Business & Office” 
 
 
 

292,723 sq. ft. Retail
3
 

 
 

954 

 
 
 
 
 
 
 

+528 
 

3 
(Scenario 2) 

 
 
 

48 Single-family attached & 
88 Single-family detached 

dwelling units
2
 

129 

240 Single-family attached
4
 

 
 

123 

 
 
 

- 6 

Source: Institute of Transportation Engineers, Trip Generation, 7th Edition, 2003; Miami-Dade County Public 
Works Department, January 2011.   

Notes: 
1
 Business and Office (+ 3.70 gross acres; + 3.36 net acres); Low Density Residential (+ 14.8 gross acres).  
The area of the application site designated “Business and Office” can be developed with 58,544 aq. ft. of 
retail space; the area designated “Low Density Residential” can be developed with 88 single-family 
detached dwelling units. Retail trips were adjusted for pass-by trips (max. 25% of project’s external trips). 

2
 Residential development may be authorized to occur in the “Business and Office” land use category at 
density up to one density higher than the LUP-designated density of the adjacent or adjoining 
residentially designated area on the same side of the abutting principal roadway, or up to the density of 
any such existing residential development, or zoning if the adjacent or adjoining land is undeveloped, 
whichever is higher. 

3 
Under the requested land use designation, the property site may be developed with 292,723 sq. ft. of 
retail space.  

4
 Residential development may be authorized to occur in the “Business and Office” land use category at 
density up to one density higher than the LUP-designated density of the adjacent or adjoining 
residentially designated area on the same side of the abutting principal roadway, or up to the density of 
any such existing residential development, or zoning if the adjacent or adjoining land is undeveloped, 
whichever is higher. 

 
Short-Term Traffic Evaluation 
An evaluation of PM peak-period traffic conditions as of January 7, 2011, on SW 288 Street and 
SW 137 Avenue using the County’s Traffic Concurrency Management System - which considers 
reserved trips from approved developments not yet constructed, any programmed roadway 
capacity improvements listed in the first three years of the 2011 Transportation Improvement 
Program- does not predict any substantial changes in the LOS of the subject roadways. See 
Traffic Impact Analysis table above. 
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CDMP Amendment Application No. 3 
Traffic Impact Analysis on Roadways Serving the Amendment Site 

Roadway Lanes, Existing and Concurrency Peak Period Operating Level of Service (LOS) 
 

Roadway 
 

Location/Link 
 

Number 
Lanes 

 
Adopted 

LOS Std.* 

Peak 
Hour 

Capacity 

Peak 
Hour 

Volume 

 
Existing 

LOS 

Approved 
D.O’s 
Trips 

Amend. 
Peak Hour 

Trips 

Total 
Trips With 
Amend. 

Short-Term 
LOS with 
Amend. 

Scenario 1: Commercial Development 

SW 268 Street/Moody Drive  SW 137 Ave. to SW 112 Ave. 4 DV D 2,270 740 A 110 27 877 B (10) 
SW 288 Street/Biscayne Drive HEFT to SW 137 Avenue 4 DV D 2,520 1,555 D  215 382 2,152 D (10) 
SW 312 Street/Campbell Drive HEFT to SW 147 Avenue 4 DV D 3,310 2,103 C  2 50 2,155 C (10) 
SW 328 Street/N. Canal Drive HEFT to SW 137 Avenue 2 UD D 1,400 300 B  0 52 350 B (10) 
SW 344 Street/Palm Drive SW 147 Ave. to SW 137 Ave. 4 DV D 1,830 363 B  0 22 385 B (10) 
SW 137 Ave./Tallahassee Road HEFT to SW 288 Street 4 DV D 3,460 1,698 B 200 423 2,319 B (10) 
           
Scenario 2: Residential Development 

SW 268 Street/Moody Drive  SW 137 Ave. to SW 112 Ave. 4 DV D 2,270 740 A 110 3 853 B (10) 
SW 288 Street/Biscayne Drive HEFT to SW 137 Avenue 4 DV D 2,520 1,555 D  215 49 2,672 D (10) 
SW 312 Street/Campbell Drive HEFT to SW 147 Avenue 4 DV D 3,310 2,103 C  2 7 2,112 C (10) 
SW 328 Street/N. Canal Drive HEFT to SW 137 Avenue 2 UD D 1,400 300 B  0 6 306 B (10) 
SW 344 Street/Palm Drive SW 147 Ave. to SW 137 Ave. 4 DV D 1,830 363 B  0 3 366 B (10) 
SW 137 Ave./Tallahassee Road HEFT to SW 288 Street 4 DV D 3,460 1,698 B 200 55 1,953 B (10) 
           

Source: Miami-Dade County Department of Planning and Zoning; Miami-Dade Public Works Department and Florida Department of Transportation, January 2011. 
Notes: DV= Divided Roadway, UD= Undivided Roadway 

*County adopted roadway level of service standard applicable to the roadway segment 
( ) Year traffic count was updated or LOS Revised 
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Future Conditions 
According to the 2011 Transportation Improvement Program, the following roadway capacity 
improvement projects are programmed for construction in fiscal years 2011-2015 in the vicinity 
of the application site (see table below). 
 

Programmed Road Capacity Improvements 
Fiscal Years 2010/2011 – 2014/2015 

Roadway From To Type of Improvement Fiscal Year 

SW 328 Street SW 152 Avenue SW 137 Avenue Add lanes & 
Reconstruct 

2010-2011 
SW 328 Street US 1 SW 162 Avenue Widen to 4 lanes 2010-2011 
SW 137 Avenue US 1  HEFT Widen to 4 lanes 2010-2012 
Source: Transportation Improvement Program 2011, Miami-Dade County Metropolitan Planning Organization, 

June 17, 2010.   

 
According to the 2035 Miami-Dade Long Range Transportation Plan, Cost Feasible Plan, the 
following roadway capacity improvement projects are planned for capacity improvement in the 
vicinity of the application site (see table below). 
 

Planned Roadway Capacity Improvements 
Fiscal Years 2010/2011 – 2034/2035 

Roadway From To Type of Improvement Priority 

SW 137 Ave. SW 200 St. US 1 Complete as 2 continuous lanes I 
SW 137 Avenue SW 184 Street US 1t Widen 2 to 4 lanes II 
SW 264/268 Street SW 147 Ave. SW 112 Ave. Roadway and  II 
SW 328 Street US 1  Intersection Improvement – 

Add turn lanes 
II 

SW 312 Street HEFT  Access ramps IV 
Source: Miami-Dade Transportation Plan to the Year 2035, Cost Feasible Plan, Metropolitan Planning 

Organization, October 2009. 
Priority I    - Projects scheduled to be funded by 2014; Priority II   - Projects to be funded between 2015 and 2020 
Priority III  - Projects to be funded between 2021 and 2025; Priority IV  - Projects to be funded between 2026 and 
2025 
 

Future (2035) traffic analysis evaluated roadway conditions adjacent to and in the vicinity of the 
application site to determine the adequacy of the roadway network to handle the demand of the 
subject CDMP amendment application and to meet the adopted LOS standards through the 
year 2035.   
 
The V/C ratio is a representation of the roadway volumes proportionate to the roadway capacity 
and is an expression of the roadway LOS.  The correlation between roadway LOS and the V/C 
ratio is as follows: 

 V/C ratio less than or equal to 0.70 is equivalent to LOS B or better; 

 V/C ratio of 0.71 to 0.80 is LOS C; 

 V/C ratio of 0.81 to 0.90 is LOS D; 

 V/C ratio of 0.91 to 1.0 is LOS E; and 

 V/C ratio of more than 1.0 is LOS F.  
 
The future (2035) traffic condition analysis, which was performed by the Metropolitan Planning 
Organization (MPO) using the FSUTMS Model, indicates that most roadways adjacent to and in 
the vicinity of the Application site are projected to operate at acceptable level of service, with or 
without the application’s traffic impact. However, some roadway segments are projected to 
exceed by 2035 their adopted LOS standard without the impact of the subject application. It 
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should be pointed out that the proposed CDMP Application would not significantly impact the 
roadway segments analyzed, including the adjacent SW 137 Avenue and SW 288 Street, where 
the projected LOS would remain at LOS B for both roadways under the retail development 
scenario. See the “2035 Volume-to-Capacity (V/C) Ratios” table below.
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October 2010 CDMP Amendment Application No. 3 
2035 Volume to Capacity (V/C) Ratios 

Roadway Segments 

Adopted 
LOS 
Std

1
 

No. Of 
Lanes 

(Base Scenario) 
Without application 

Scenario 1:  
Site Developed with Retail 

Scenario 2:  
Site Developed with Residential 

V/C Ratios
2
 Projected LOS V/C Ratios

2
 Projected LOS V/C Ratios

2
 Projected LOS 

SW 268 Street         

US 1 to SW 137 Avenue D 4 0.45 -  0.54 B 0.45 – 0.54 B 0.47 – 0.55 B 

SW 137 Ave. to SW 112 Ave. D 4 0.62 – 0.73 B/C 063. – 0.72 B/C 0.69 – 0.74 B/C 

SW 280 Street/Waldin Drive         

US 1 to SW 137 Avenue D 4/2 0.29 – 1.38 B/F 0.28 – 1.38 B/F 0.29 – 1.39 B/F 

SW 288 Street/Biscayne Drive         

US 1 to SW 152 Avenue D 4 0.63 B 0.63 B 0.62 B 

SW 152 Ave. to SW 137 Ave. D 4 0.47 -0.62 B 0.49 – 0.68 B 0.47 – 0.65 B 

SW 312 Street/Campbell Drive         

US 1 to HEFT D 4 0.54 - 0.73 B/C 0.55 - 0.75 B/C 0.55 – 0.90 B/D 

HEFT to SW 137 Avenue D 4 0.17 – 0.27 B 0.16 – 0.27 B 0.16 – 0.27 F 

SW 320 Street/Mowry Drive         

US1 to SW 157 Avenue D 2 1.13 – 1.84 F 1.15 – 1.81 F 1.14 – 1.81 F 

SW 157 Ave to SW 137 Ave D 2 0.67 – 0.93 B/E 0.65 – 0.94 B/E 0.66 – 0.93 B/E 

SW 328 Street/N. Canal Drive         

US 1 to HEFT D 4 0.57 – 0.58 B 0.57 B 0.57 B 

HEFT to SW 137 Ave D 4 0.07 – 0.74 B/C 0.07 – 0.74 B/C 0.06 – 0.73 B/C 

SW 152 Avenue         
US 1 to SW 280 Street D 2 0.69 B 0.65 B 0.65 B 

SW 280 Street to SW 288 Street D 2 0.89 – 1.01 D/F 0.87 – 0.99 D/E 0.87 – 0.99 D/E 

SW 288 Street to SW 296 Street D 2 1.16 F 1.14 F 1.13 F 

SW 296 Street to SW 312 Street D 2 0.68 - 089 D 0.65 – 0.80 B/C 0.67 – 0.82 B/C 

SW 137 Avenue         

US 1 to HEFT D 4 0.92-1.19 E/F 0.90-1.17 D/F 0.91-1.16 E/F 

HEFT to SW 312 Street D 4 0.71-0.77 C 0.70-0.77 B/C 0.68-0.75 B/C 

SW 312 Street to SW 328 Street D 4 0.18-0.46 B 0.17-0.45 B 0.17-0.45 B 

Notes:   
1
 Minimum Peak-period operating Level of Service (LOS) standard for State and County roadways. 

 2
 Volume-to-Capacity (v/c) ratio, which is the ratio of the number of vehicles using the road to the road capacity.  The v/c model output is expressed using daily 

volumes.
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Applicant’s Traffic Impact Analysis 
The applicant submitted the “Wal-Mart Traffic Study” report, dated January 3rd, 2011, in support 
of the application. The report, which was prepared by Richard Garcia & Associates, Inc., 
evaluated the transportation impacts resulting from the requested CDMP Land Use Plan map 
amendment, based on a proposed development of 152,686 sq. ft. of retail space and two 
outparcels which can potentially be developed as a bank, retail space or fast food restaurants. 
The two outparcels were evaluated with fast food land use since this type of land use generates 
the greatest traffic volume. It should be pointed out that the applicant proffered a declaration of 
restrictions prohibiting residential uses on the property, but did not limit the intensity of the 
potential retail development on the property to 152,686 sq. ft. of retail space. The resulting trip 
generation calculation revealed that the store and fast food restaurants will generate 
approximately 594 PM peak hour net vehicles trips. The study evaluates the traffic impacts to 
the adjacent roadways and intersections. The arterial LOS analyses were performed for 
concurrency condition (2013) as well as future condition (years 2015 and 2025). In addition, a 
signal warrant analysis was performed for the median opening on SW 137 Avenue for the Publix 
driveway, south of SW 288 Street. The report concludes that sufficient roadway capacity exists 
to support the project and that the arterials and intersections most impacted by this application 
will operate at acceptable levels of service. However, the southbound left turn lane on SW 137 
Avenue (southern project driveway) evaluation found that a turn lane is needed due to the 
projected traffic. The signal warrant analysis found sufficient evidence to justify signal control at 
that Publix driveway intersection. An Executive Summary of the Applicant’s traffic study is 
provided in Appendix D of this report. 
 
Miami-Dade County Public Works Department and Department of Planning and Zoning staff 
reviewed the January 2011 Traffic Impact Study and had some issues regarding the percentage 
of pass-by trips used in the analysis, the total trips applied to the driveway volumes, the growth 
factor used in the future analyses, and the traffic count stations considered in the future 
condition analysis, and requests that additional traffic count stations and intersections be 
included in the traffic study. It should be pointed out that notwithstanding any outstanding 
concerns that DP&Z and PWD staff may have regarding the traffic study, DP&Z staff is of the 
opinion that the roadway facilities adjacent to and in the vicinity of the application site have 
enough capacity to handle the traffic demand that will be generated by the proposed land use 
change.  However, the consultant will have to address the above DP&Z and PWD concerns 
prior to final approval of the subject application.  County staff will work with the applicant and the 
transportation consultant in order to address the outstanding issues. 
 
  
Transit  
 
Existing Service 
The area within Application No. 3 has no adjacent transit service.  However, there is transit 
service half a mile to the east of the application site along SW 132nd Avenue provided by 
Metrobus Route 70. The table below shows the existing service frequency in summary form. 
 

Metrobus Routes Service 

 Headways (in minutes) Proximity to Bus Route 
(miles) 

Type of 
Service Route AM/PM Peak Off-Peak Sat Sun 

70 30 60 60 60 0.5  L 

Source: 2010 Transit Development Plan, Miami-Dade Transit. 
Note:  L means feeder service route 
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Future Conditions 
Transit improvements to the existing Metrobus service, such as the replacement of an existing 
route with a new enhanced route and route alignment extensions/expansions are being planned 
for the next ten years as noted in the 2020 Recommended Service Plan within the 2010 Transit 
Development Plan. The table below shows the Metrobus service improvements programmed for 
the existing routes serving this application. 

 
Metrobus Routes Service Improvements 

Route Improvement Description 

70 
Route would be truncated at Southland Mall when the Cutler Bay 

Circulator begins service. 

Cutler Bay Circulator 
New service to be provided with this circulator to Cutler Bay and 

Saga Bay area, replacing the Route 70. 

 

 
The new circulator would be replacing the service being cut from Route 70; therefore, this 
planned bus service improvement would not generate additional capital or operating costs. 
 
Major Transit Projects 
Regarding future transit projects within the application area, MDT is developing premium transit 
services in the corridors approved by the People’s Transportation Plan. These services 
(enhanced bus corridors and express bus services) will incrementally build local ridership first to 
justify major improvements later.  However, there are no major transit projects within the 
immediate vicinity of this application.  The closest premium transit corridor is the South Miami-
Dade Busway located 2.5 miles to the west of this application site. 
 

Application Impacts in the Traffic Analysis Zone 
A preliminary analysis was performed in the Traffic Analysis Zones 1381 where the application 
is located. If the Application is approved, the estimated transit impact that would be generated 
by this application is minimal and can be absorbed by the current and scheduled transit service 
in the area. 
 

Other Planning Considerations 
 
Appropriate Guideline of Urban Form should be considered for this site. Below is the applicable 
guideline as listed in the CDMP. 
 
Guideline 4- Intersections of section line roads shall serve as focal points of activity, hereafter 

referred to as activity nodes. Activity nodes shall be occupied by any non-
residential components of the neighborhood including public and semi-public uses.  
When commercial uses are warranted, they should be located within these activity 
nodes. In addition, of the various residential densities, which may be approved in a 
section through density averaging or on an individual site basis, the higher density 
residential uses should be located at or near the activity nodes. 
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Consistency with CDMP Goals, Objectives, Policies and Concepts 

 
The following CDMP goals, objectives, policies, concepts, and guidelines would be enhanced if 
the proposed amendment is approved. 
 
LU-1. The location and configuration of Miami-Dade County’s urban growth through the 

year 2025 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-1E. In planning and designing all new residential development and redevelopment in the 

county, Miami-Dade County shall vigorously promote implementation of the 
"Guidelines for Urban Form" contained in the "Interpretation of The Land Use Plan 
Map" text adopted as an extension of these policies. 

 
LU-1G. Business developments shall preferably be placed in clusters or nodes in the vicinity 

of major roadway intersections, and not in continuous strips or as isolated spots, with 
the exception of small neighborhood nodes.  Business developments shall be 
designed to relate to adjacent development, and large uses should be planned and 
designed to serve as an anchor for adjoining smaller businesses or the adjacent 
business district.  Granting of commercial or other non-residential zoning by the 
County is not necessarily warranted on a given property by virtue of nearby or 
adjacent roadway construction or expansion, or by its location at the intersection of 
two roadways. 

 

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-4D. Uses which are supportive but potentially incompatible shall be permitted on sites 

within functional neighborhoods, communities or districts only where proper design 
solutions can and will be used to integrate the compatible and complementary 
elements and buffer any potentially incompatible elements. 

 
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. 

 
TC-1D. Issuance of all development orders for new development or significant expansions of 

existing development shall be contingent upon compliance with the Level of Service 
standards contained in Policy TC-1B, except as otherwise provided in the 
“Concurrency Management Program” section of the Capital Improvements Element. 

 
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.  
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The following CDMP goals, objectives, policies, concepts, and guidelines could be impeded if 
the proposed amendment is approved. 
   
LU-4C. Residential neighborhoods shall be protected from intrusion by uses that would 

disrupt or degrade the health, safety, tranquility, character, and overall welfare of the 
neighborhood by creating such impacts as excessive density, noise, light, glare, odor, 
vibration, dust or traffic. 
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APPENDIX A 
 

Map Series 

 
 Aerial Photo 

 

 Current Zoning Map 
 

 Existing Land Use Map 
 

 CDMP Land Use Map 
 

 Proposed CDMP Land Use Map
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APPENDIX B 
 

Amendment Application 
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APPENDIX C 
 

Miami-Dade County Public Schools Analysis 

 
Not applicable.  The Declaration of Restrictions proffered by the applicant prohibits residential 
development on the application site. 
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APPENDIX D 
 

Applicant’s Traffic Study Executive Summary  
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Fiscal Impact Analysis 



October 2010 Cycle                                          Application No. 3 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

THIS PAGE INTENTIONALLY LEFT BLANK 



October 2010 Cycle                                          Application No. 3 
 

Fiscal Impacts 
On Infrastructure and Services 

 
On October 23, 2001, the Board of County Commissioners adopted Ordinance No. 01-163 
requiring the review procedures for amendments to the Comprehensive Development master 
Plan (CDMP) to include a written evaluation of fiscal impacts for any proposed land use change.  
The following is a fiscal evaluation of Application No. 3 of the October 2010 Cycle of 
Applications to amend the CDMP from county departments and agencies responsible for 
supplying and maintaining infrastructure and services relevant to the CDMP.  The evaluation 
estimates the incremental and cumulative costs of the required infrastructure and service, and 
the extent to which the costs will be borne by the property owners or will require general 
taxpayer support and includes an estimate of that support. 

 
The agencies use various methodologies for their calculations.  The agencies rely on a variety 
of sources for revenue, such as, property taxes, impact fees, connection fees, user fees, gas 
taxes, taxing districts, general fund contribution, federal and state grants; federal funds, etc.  
Certain variables, such as property use, location, number of dwelling units, and type of units 
were considered by the service agencies in developing their cost estimates. 

 
 

Solid Waste Services 
Concurrency 

 
Since the Department of Solid Waste Management (DSWM) assesses capacity on a system-
wide basis, in part, on existing waste delivery commitments from both the private and public 
sectors, it is not possible or necessary to make determinations concerning the adequacy of solid 
waste disposal facilities relative to each individual application.  Instead, the DSWM issues a 
periodic assessment of the County‟s status in terms of „concurrency‟; that is, the ability to 
maintain a minimum of five (5) years of waste disposal capacity system-wide.  The County is 
committed to maintaining this level in compliance with Chapter 163, Part II F.S. and currently 
exceeds this standard.  
  
Residential Collection and Disposal Service 
 
Not applicable. The proposed declaration of restrictions submitted by the applicant on January 24, 
2011, restricts residential development on the application site.   
 
Waste Disposal Capacity and Service 
 
The incremental and cumulative cost of providing disposal capacity for DSWM Collections, 
municipalities and other haulers are paid for by the users.  For FY 2009 -10, the DSWM charged a 
disposal tipping fee at a contract rate of $59.77 per ton to DSWM Collections and to those private 
haulers and municipalities with long term disposal agreements with the Department.  For non-
contract haulers, the rate is $78.90 per ton in FY 2009 -10. These rates adjust annually with the 
Consumer Price Index, South Region.  In addition, the DSWM charges a Disposal Facility Fee to 
private haulers equal to 15 percent of their annual gross receipts, which is targeted to ensure 
capacity in operations.  Landfill closure is funded by a portion of the Utility Service Fee charged to 
all retail customers of the County‟s Water and Sewer Department and the municipal water and 
sewer departments. 
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Water and Sewer 
 
The Miami-Dade County Water and Sewer Department provides for the majority of water and 
sewer service throughout the county.  The cost estimates provided herein are preliminary and 
final project costs will vary from these estimates.  The final costs for the project and resulting 
feasibility will depend on actual labor and material costs, competitive market conditions, final 
project scope implementation schedule, continuity of personnel and other variable factors.  The 
water impact fee was calculated at a rate of $1.39 per gallon per day (gpd), and the sewer 
impact fee was calculated at a rate of $5.60 per gpd.  The annual operations and maintenance 
cost was based on $1.379 per 1,000 gallons for the water and $1.571 per 1,000 gallons for the 
sewer.  The connection fee was based on providing a 1-inch service line and 1-inch meter.  With 
no residential development proposed on the site, the maximum commercial development 
allowed under the proposed re-designation to “Business and Office”, which would generate the 
a total 29,273 gpd demand for water and sewer services, the fees to be paid by the developer 
would be $40,688 for water impact fee, $163,925 for sewer impact fee and $1,300 per unit for 
connection fee. Annual operating and maintenance cost, based on approved figures through 
September 30, 2009, is estimated at $31,511.  In addition, the estimated cost of constructing the 
required 16- and 12-inch potable water mains, the required 8-inch gravity sanitary sewer main, 
and the private sewer pump station is $528,905. This does not include the Engineering Fees 
(10% of the total fees = $52,891) and Contingency (15% of the Subtotal = $87,269). The grand 
total is estimated at $669,065 for this application. 

 
 

Flood Protection 
 
The Department of Environmental Resource Management (DERM) is restricted to the 
enforcement of current stormwater management and disposal regulations.  These regulations 
require that all new development provide full on-site retention of the stormwater runoff 
generated by the development.  The drainage systems serving new developments are not 
allowed to impact existing or proposed public stormwater disposal systems, or to impact 
adjacent properties.  The County is not responsible for providing flood protection to private 
properties, although it is the County's responsibility to ensure and verify that said protection has 
been incorporated in the plans for each proposed development.  The above noted 
determinations are predicated upon the provisions of Chapter 46, Section 4611.1 of the South 
Florida Building Code; Section 24-58.3(G) of the Code of Miami-Dade County, Florida; Chapter 
40E-40 Florida Administrative Code, Basis of Review South Florida Water Management District 
(SFWMD); and Section D4 Part 2 of the Public Works Manual of Miami-Dade County.  All these 
legal provisions emphasize the requirement for full on-site retention of stormwater as a post 
development condition for all proposed commercial, industrial, and residential subdivisions.  

 
Additionally, DERM staff notes that new development, within the urbanized area of the County, is 
assessed a stormwater utility fee.  This fee commensurate with the percentage of impervious area 
of each parcel of land, and is assessed pursuant to the requirements of Section 24-61, Article IV, 
of the Code of Miami-Dade County.  Finally, according to the same Code Section, the 
proceedings may only be utilized for the maintenance and improvement of public storm drainage 
systems.  
 
Based upon the above noted considerations, it is the opinion of DERM that Ordinance No. 01-
163 will not change, reverse, or affect these factual requirements. 
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Public Schools 

 
Not applicable. Applicant‟s proffered declaration of restrictions supporting the application 
prohibits residential development on the subject property. 
 

 
Fire Rescue 

 
Data from Miami-Dade County Fire and Rescue Department is pending.
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APPENDIX F 
 

Proposed Declaration of Restrictions 

 
 

The applicant submitted a Declaration of Restrictions, which restricts residential development on 
the subject property. The Declaration of Restrictions was submitted within schedule on January 
21, 2011. 
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APPENDIX G 
 

Photos of Application Site and Surroundings 
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The vacant and cleared application site viewed from the west side across SW 137 Avenue and 
showing a wall-fenced-in residential community on the eastern boundary of the property on the 
background.  

 
 

 
 

The above-referenced residential neighborhood abutting the western portion of the application 
site with its main entrance fronting SW 288 Street as shown. 
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The southern portion of the application site is shown with tall nursery palm trees on the abutting 
property owned by the Two Sisters Nursery. Photo taken from across SW 137 Avenue. 
 
 

 

 
 

The Two Sisters Nursery on a property abutting the application site to the south.  Photo also 
shows a clearly marked “Right Lane Bicycle Only” sign and lane along SW 137 Avenue. 
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West of the application site showing free-standing Bank of America with drive-thru facilities (to 
the left end), and free-standing Walgreen Pharmacy. These with anchor Publix  Store constitute 
the Waterstone Shopping Center at the northwest corner of intersection of SW 137 Avenue and 
SW 288 Street. The prominent road on the photo is the SW 137 Avenue 

 
 

 
The intersection of SW 137 Avenue and SW 288 Street around 2 P.M. The truck and the two 
cars are on northbound lanes on SW 137 Avenue about to cross SW 288 Street.  
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North of the application site across SW 288 Street showing a Chevron Gas station, U-Hall 
Trucks Rental Storage and a vacant grassy property used for temporary parking of the rental 
trucks. Further straight and behind the gas station canopy is Chase Bank. 

 

 
 

Free-standing Wendys fast food restaurant with ped path directly north  of the application site 
across SW 288 Street. The vacant grassy property referenced above is sandwiched by this 
Wendys and the Chevron gas station. To the right of Wendys is a small retail center with 
learning centers, barber shop, Boost mobile, etc. 




