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APPLICATION SUMMARY 
 
Applicant/Representative(s):  Neighborhood Planning Company, LLC/Joseph G. 

Goldstein, Esq., Richard A. Perez, Esq. and Hugo 
P. Arza, Esq. 

Location: Southeast corner of SW 88 Street (Kendall Drive) 
and SW 177 Avenue (Krome Avenue) 

Total Acreage:  ±61.1 Gross Acres (±53.4 Net Acres)  

Current Land Use Plan Map Designation: “Agriculture” 

Requested CDMP Amendments/Land Use 
Plan Map Designations: 

1. Expand the 2020 Urban Development 
Boundary (UDB) to include the application site 

2. Redesignate Parcel A (±51.1 gross acres) of 
application site to “Industrial and Office” 

3. Redesignate Parcel B (±10.00 gross acres) of 
application site to “Business and Office” 

4. Add a Proffered Declaration of Restrictions in 
the Restrictions Table in Appendix A on Page I-
95 of the CDMP Land Use Element, if approved 
by the Board of County commissioners 

Amendment Type: Standard 

Existing Zoning District/Site Condition: GU (Interim) and AU (Agriculture)/cropland 

RECOMMENDATIONS 
 

Staff: DENY AND DO NOT TRANSMIT (September 2015) 

West Kendall Community Council (11): TRANSMIT AND ADOPT WITH ACCEPTANCE OF 
THE PROFFERED DECLARATION OF 
RESTRICTIONS (September 29, 2015) 

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

 
TO BE DETERMINED (October 19, 2015) 

Board of County Commissioners: TO BE DETERMINED. (November 18, 2015). 

Final Action of Board of County 
Commissioners: 

TO BE DETERMINED (February/March 2016) 

  

Application No. 8 
Commission District 11     Community Council 11 
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Staff recommends DENY AND DO NOT TRANSMIT the proposed standard amendment to the 
Comprehensive Development Master Plan (CDMP) Adopted 2020-2030 Land Use Plan (LUP) 
map. The application seeks to expand the Urban Development Boundary (UDB) to include the 
application site, redesignate the site from “Agriculture” to “Industrial and Office” on the ±51.1 gross 
acres Parcel A:) and  “Business and Office” on the ±10.0 gross acres Parcel B, and to add the 
proffered Declaration of Restrictions to the Land Use Element. Staff’s recommendation on the 
application is based on the following reasons: 
 
Principal Reasons for Recommendation 
 

1. The application proposes changes to the CDMP and developments that are contrary to and 
inconsistent with the provisions of the CDMP for determining when to add lands to the 2020 
Urban Development Boundary (UDB). The application seeks to facilitate the development of 
approximately 850,000 square feet of non-residential urban development, which would 
include industrial and office uses on Parcel A and retail uses on Parcel B of the application 
site. The CDMP Land Use Element Policy LU-8G requires that before considering  expansion 
of the UDB, it must first be demonstrated that there is a need to add land to the UDB, in 
accordance with Land Use Element Policy LU-8F. Policy LU-8F requires the UDB to contain 
adequate developable land having the capacity to accommodate the County’s projected 
economic growth. The policy states that the adequacy of non-residential (commercial and/or 
industrial) land supplies shall be determined on the basis of land supplies in Subareas of the 
County appropriate to the type of use, as well as the countywide supply within the UDB.  
Therefore, in addition to the countywide supply, the adequacy of commercial land is 
determined by Minor Statistical Areas (MSAs) and combinations thereof and the adequacy of 
industrial land is determined by planning analysis tiers, half-tiers and combinations thereof. 
Depletion of the non-residential land supply at or after the planning horizon of the UDB 
(currently year 2020) indicates there is no need to add lands within the UDB for such uses. 
 
The Supply and Demand Analysis, prepared by staff and contained herein on pages 15 
through 17, demonstrates that there is adequate commercial land within the UDB to sustain 
economic growth beyond the year 2030 at the countywide level and to the year 2028 in the 
commercial study area in which the application site is located (combined MSAs 6.1 and 6.2; 
the site is located in MSA 6.2 and abuts MSA 6.1). The countywide supply of industrial land 
within the planning analysis tier where the application is located has the capacity to sustain 
industrial growth to the year 2021, and there is adequate countywide supply industrial land to 
sustain industrial growth beyond the year 2030. Pursuant to Policy LU-8G there is no 
demonstrated need to expand the UDB for the requested uses, and therefore, the 
development proposed in the application is premature and unwarranted at this time. 

 

2. Contrary to Policy LU-8G discussed above, the application states that there is a need to 
expand the UDB to add industrial and commercial land within the UDB to facilitate economic 
growth. The application outlines that although there is adequate commercial land within the 
UDB to sustain economic growth to year 2030, there are few large tracts, such as the ±10-
acre commercial site proposed in the application, that are at the intersection two major 
roadways. The application further states that MSA 6.2 is underserved by industrial uses and 
points out that: 

“…the bulk of the available industrial land in MSA 6.2 is adjacent to the Miami 
Executive Airport (formerly Kendall Tamiami Airport) and is characterized by 
development that is more geared for small businesses that operate out of smaller 
bays and warehouse space. While important contributors to the economy, these 
businesses do not create the type and quantity of jobs that might help sustain robust 
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industrial employment centers (such as those around Miami International Airport and 
the City of Doral) that can alleviate the needs of a community that must commute long 
distances from their homes to centers of employment”.      

 

The application does not provide adequate data and analysis to demonstrate that the 
proposed development could generate a “robust industrial employment center”, such as 
in the City of Doral or around the Miami International airport. Given the site’s size (±53.4 
net acres), location and limited roadway access compared to the above referenced 
employment centers, it is unclear how approval of the application could result in the 
development of a “robust industrial employment center” as referenced above.  
 
It must be pointed out that the industrial employment centers adjacent to the Miami 
International Airport and within the City of Doral have significant expressway access 
through State Road 836/Dolphin Expressway, the Turnpike/State Road 821 and the State 
Road 826/Palmetto Expressway. In addition, the Airport area is served by significant mass 
transit including commuter rail and cargo rail. Unlike these industrial employment centers, 
the application site is accessed from two roadways, Krome Avenue that is to be widened 
to a four-lane roadway and Kendall Drive. In addition to being inconsistent with the Policies 
LU-8F and LU-8G for when to add lands to the UDB, the application also fails to 
demonstrate that the proposed development could not be facilitated on land currently 
within the UDB, such as the area adjacent to the Miami Executive Airport. 
 

3. The application inappropriately cites the “West End Strategy: A Vision for the Future” (West 
End Study) published by the Florida International University in 2015 as a reason for the 
amendment. The application states that the inclusion of the subject property within the UDB 
would promote the establishment of a large employment center proximate to a future 
population of 400,000 and would provide an opportunity to reverse commute direction of 
residents in the west Kendall area. The referenced West End Study encompasses the area 
between SW 8 Street and SW 152 Street and between the Florida Turnpike and Krome 
Avenue/SW 177 Avenue. Actually, the West End Study highlights that there is an over-
abundance of retail development in the area of its study especially along the Kendall Drive 
corridor and notes that most of the retail developments are developed in commercial-strip 
form, a pattern that is “highly land intensive, and out of step with the provisions of the CDMP” 
(last paragraph on page 71 of the West End Study).  The West End Study did not identify or 
demonstrate that there is a need to expand the UDB to accommodate additional industrial and 
commercial land. Rather, the West End Study recommends repurposing underutilized 
properties for redevelopment and identified that an employment center should be developed 
adjacent the Miami Executive Airport on “relatively underutilized” land. 
 

4. The development proposed in the application is not consistent with the CDMP Land Use 
Element Policy LU-1G which provides that 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. The policy further provides that the 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.  Commercial nodes should be located in the center of their market areas and 
not at the edge. The proposed development is including the ±10-acre retail development 
proposed in the application would be located at the western extremity of the west Kendall 
market area, approximately 1-mile east of the Everglades National Park. 
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5. The application proposes industrial and commercial development within the West Wellfield 
Protection Area, one of the County’s most significant water supply sources, which could 
jeopardize the long term viability of the wellfiled including the County’s ability to expand 
potable water production to meet future needs. Land uses that handle, use, generate, dispose 
of or store hazardous materials and hazardous waste are prohibited within the West Wellfield 
protection area per Section 24-43, of the Miami-Dade County Code.  

 

Approval of the application would be inconsistent with several policies in the CDMP including 
Policy LU-3B that requires the protection of all significant natural resources and systems such 
as the West Wellfield from incompatible land uses, Objective CON-2 that requires the 
protection of ground and surface water resources, Policy CON-3B that requires water 
management systems that recharge regional wellfields to be protected and enhanced. 
Furthermore, Objective CON-4 states that the “aquifer recharge and water storage capacity 
of the presently undeveloped areas in western and southern Miami-Dade County, which 
include the application site, shall be maintained or increased.  The CDMP Water, Sewer and 
Solid Waste Element Policy WS-1D requires the County to protect the integrity of groundwater 
within the wellfield protection areas, and Objective WS-6 and Policies WS-6B and WS-6D 
require the County to take the steps necessary to assure that all viable potable water wellfields 
in the County remain available for use and for future expansion through measures that include, 
but not limited to, the expansion of the County’s wellfield protection measures.  
 

The Applicant’s proffered Declaration of Restrictions (covenant) does not adequately address 
the potential impacts on the West Wellfield that would result from developing the site as 
requested. The covenant would prohibit residential development on the application site and 
limit development to a maximum of 850,000 square feet (approximately 1.1 million square feet 
of development could be built if the application were approved without the covenant). The 
covenant also provides that no hazardous materials may be generated, stored, disposed of 
or handled on the property with the exception of pre-packaged consumer products intended 
for domestic use. However, neither the proffered covenant nor the application discusses how 
such products may be handled or utilized on the application site, therefore, the application is 
not consistent with the above referenced CDMP Objectives WS-6, CON-2 and CON-4, 
Policies LU-3B, CON-3A, WS-1D, WS-6B, and WS-6D, that require protection of the West 
Wellfield.  

 

6. The southeastern portion of the property contains wetlands which may contain archaeological 
resources and may represent a high to medium archaeological probability zones and. If 
approved, could impact historical and environmental resources. The Office of Historic 
Preservation of the Regulatory and Economic Resources Department has determined that the 
applicant is to retain the services of a professional archaeologist to conduct a Phase I 
Archaeological Assessment of the application area. Additionally, the wetlands may provide 
habitat for federally threatened and endangered species such as the eastern indigo snake 
and the bonneted bat.     

 

7. The application proposes the premature and unwarranted development of viable agricultural 
lands that is currently in agricultural production. Notwithstanding the fact the application site 
is located within the 2030 Urban Expansion Area where urban development beyond the 2020 
UDB may be warranted at some time in the future, the ±61-acre site is in agricultural 
production and there is no demonstrated need at this time to expand the UDB to facilitate the 
economic growth in the County as proposed in the application. The CDMP Land Use Element 
Policy LU-1P provides that the county is to protect and promote agriculture as viable economic 
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activity and the premature and unwarranted conversion of the agricultural land is not 
consistent with this policy.  

 
8. The Miami-Dade County Strategic Plan and the CDMP call for the promotion of urban infill 

and redevelopment while discouraging urban sprawl. In addition, Chapter 163.3177(6)9, 
Florida Statutes (F.S.), requires Future Land Use Element and amendments to the Future 
Land Use Element to discourage urban sprawl. The statute provides 13 indicators that a plan 
or plan amendment does not discourage the proliferation of urban sprawl and 8 indicators that 
a plan or plan amendment discourages the proliferation of urban sprawl. The Statute further 
provides that a Future Land Use Element or plan amendment shall be deemed to discourage 
the proliferation of urban sprawl if it incorporates a development pattern or urban form that 
achieves 4 or more of the 8 indicators for the discouragement of urban sprawl.   
 
Staff’s review indicates that the application does not achieve any of the 8 indicators for the 
discouragement of urban sprawl but achieves 7 indicators for the encouragement of urban 
sprawl. Pursuant to Chapter 163.3177(6)9, F.S., the proposed development of the application 
site, if the application is approved, would not discourage urban sprawl, but instead, would 
encourage the proliferation of urban sprawl. Therefore, approval of the application would be 
in contravention of both the Florida statutory requirement as well as the County’s Strategic 
Plan and CDMP requirements to discourage urban sprawl.  
 

9. The Applicant submitted on September 18, 2015, the required traffic study analyzing the 
projected traffic impacts from the development on the roadway network. This late submittal of 
the required traffic study has not allowed for the analysis to be evaluated and addressed in 
this report. This report will be supplemented by the staff analysis of the traffic study when it is 
complete. 
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STAFF ANALYSIS 
 
Application Site 
 
Location 
The ±61.1 gross-acre application site is located at the southeast corner of the intersection of SW 
88 Street (Kendall Drive) and SW 177 Avenue (Krome Avenue), in unincorporated Miami-Dade 
County. The application site is outside the Urban Development Boundary (UDB) and within the 
Urban Expansion Area (UEA), and is comprised of Parcel A (±51.1 gross acres) and Parcel B 
(±10.0 gross acres).  
 
Existing Land Use 
A portion of Parcel A currently contains vegetable crops while the remaining portion of the parcel 
and Parcel B are fallow agricultural lands.  (See Existing Land Use Map on page 8-8 and Appendix 
F: Photos of Site and Surroundings).  
 
Land Use Plan Map Designation 
The application site is currently designated “Agriculture” on the CDMP Adopted 2020 and 2030 
LUP map (see CDMP Land Use map on page 8-9 above). The principal uses allowed in the 
Agriculture-designated areas are agriculture and uses ancillary to and directly supportive of 
agriculture and farm residences. Residential development is allowed under this designation at a 
density of no more than one (1) dwelling unit per five gross acres. (See Proposed CDMP Land 
Use map on page 8-10).  
 
The subject application requests changes to the Miami-Dade County Comprehensive 
Development Master Plan (CDMP) Adopted 2020 and 2030 Land Use Plan (LUP) map to expand 
the 2020 Urban Expansion Boundary (UDB) to include the ±61.1 gross acre site (±53.4 net acres) 
and to redesignate the site from “Agriculture” to “Industrial and Office” for Parcel A (51.1 gross 
acres), and to “Business and Office” for Parcel B (10 gross acres).  
 
The requested “Industrial and Office” CDMP land use designation for Parcel A allows industrial 
land uses such as manufacturing  operations, maintenance and repair facilities, warehouses, 
mini-warehouses, office buildings, wholesale showrooms, distribution centers, and similar uses.  
The requested “Business and Office” CDMP land use designation for Parcel B allows the full 
range of sales and service activities that includes retail, wholesale, personal and professional 
services, commercial and professional offices, hotels, motels, hospitals, entertainment and 
cultural facilities, and residences.  
 
Under the current Agriculture land use designation, the entire application site (Parcels A and B) 
could be developed with up to12 single-family residential homes. Under the requested “Industrial 
and Office” designation for Parcel A and “Business and Office” designation for Parcel B, the 
application site, if approved, could be developed with up to 1,002,751 industrial uses and 128,240 
square feet retail, respectively.   
 
Proffered CDMP Declaration of Restrictions: The applicant has proffered a Declaration of 
Restrictions (covenant) that (1) prohibits residential development on the site, (2) restricts the non-
residential development of the site to a maximum combined total of 850,000 square feet of 
industrial and retail development on both Parcels A and B of the application site, and (3) prohibits 
hazardous materials pursuant to Section 24-5 of the Miami-Dade County Code, excluding pre-
packaged consumer products intended for domestic use, which could be generated, stored, 
disposed of, or handled anywhere within the application site. 
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Zoning  
The two parcels of the application are zoned GU (Interim), which uses depend on the character 
of the neighborhood otherwise EU-2 standards (see Zoning Map on page 8-7). The character of 
the area surrounding application site is agricultural farmland. 
 
Zoning History 
Miami-Dade County zoning districts and zoning code regulations were first created in 1938. 
Earliest zoning records indicate that the application area (Parcels A and B) was zoned GU, which 
is the zoning on the property today (see Zoning Map on page 8-7). 
 
Adjacent Land Use and Zoning 
 
Existing Land Uses 
North of the application site, across Kendall Drive is agricultural land. This area is a portion of the 
site for Application No. 7 of this May 2015 Cycle of CDMP amendments. Abutting the application 
site to the east is a vacant property inside the UDB, fronting south of Kendall Drive. Adjacent to 
the east of the site, fronting north of Kendall Drive is agricultural land outside the UDB. To the 
south are agricultural fallow land as well as vegetable cropland. Southeast of the application site 
(particularly Parcel A) is the Kendall Commons Traditional Neighborhood District (TND) 
development that is currently under construction. West of the application site across Krome 
Avenue, are agricultural land and rock mining areas.   
 
Land Use Plan Map Designations 
Areas surrounding the application area (to the north, west and south) of the application site are 
designated “Agriculture” and are located outside the UDB. The abutting property to the east of 
the site is designated “Business and Office” is located inside the UDB. The properties to the 
southeast of the application site is also inside the UDB and designated “Low Density Residential”. 
(See CDMP Land Use map on page 8-9.)   
 
Zoning 
Properties north of the application site (current Application No. 7), across Kendall Drive, are zoned 
GU (Interim). Properties east of the application site are zoned BU-1A (Business Limited) and RU-
4L (Limited Apartment House at 12.9 units per net acre).  Further east across Kendall drive is 
also GU, a part of current Application No. 7 site. Properties abutting south of the site are zoned 
AU (Agricultural District). Properties adjacent to the west of the site across Krome Avenue are 

also zoned AU. (See Zoning Map on Page 8-7.) 
 
Socio-Economic Analysis 

 

The Miami Economic Associates, Inc. (MEAI) submitted a letter dated June 29, 2015  providing a 
socio-economic analysis in support of the application that the MEAI believes provides justification 
for the approval of the application (see Appendix D: Applicant’s Socio-Economic Analysis).  The 
MEAI analysis indicates that redesignation of the subject property would ameliorate a deficiency 
in commercial land in MSA 6.1 and 6.2 without adversely impacting the housing supply inside of 
the Urban Development Boundary (UDB), and would provide significant fiscal and economic 
benefits to Miami-Dade County. 
 
Staff reviewed the MEAI analysis and presents the following comments: 

 

 MEAI states in their report that if the proposed application is approved, it “…will facilitate 

the positive distribution of land use and services to meet the physical, social, cultural and 
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economic needs of the present and future populations in a timely and efficient manner that 

will maintain or improve the quality of the natural and man-made environment and 

amenities and preserve Miami-Dade County’s unique agricultural lands.”  In reality, if 

approved, this project will - remove approximately 61 acres from agriculture and move-

development outside the UDB prematurely. 

 

 The applicant makes a reference to Florida International University’s (FIU) report entitled 

the West End to justify approval of their application by citing that the -West End Study- 

has “as one of its principal conclusions that expanding employment opportunities within 

the area might be the single most important issue facing the West End.” 

 

 FIU’s West End Study is often cited by the applicant to justify the proposed application. 

Yet, the West End Study makes the following points: 

  

A. It never mentions or encourages expanding the UDB.  In fact it says that “the West 

End Strategy Report is not meant to displace Miami-Dade County’s Comprehensive 

Development Master Plan (CDMP).”  The report never suggests that the expansion 

of employment opportunities in the West End-area should take place at the 

proposed application site or anywhere outside of the UDB, and, in fact suggests 

specific locations inside the UDB. 

 
B. In reference to the area (industrial land) adjacent to Miami Executive Airport the 

West End Study recommends:  “The properties adjacent to Miami Executive Airport 

are relatively underutilized given its location and ground transportation links. The 

County targets Aviation and Aviation Technology as a key growth industry.  Given 

the region’s shortage of high-end technology manufacturing and development 

space, and rare condition of proximity to a small airport in a major population and 

economic center, the airport represents a singular opportunity to create and 

diversify the regional employment base.” 

 
C. In reference to retail development, the -West End Study - states:  “Two of the West 

End’s largest developable properties – The Palms at Town and Country (at Kendall 

Drive and the Turnpike), and the Howard Hughes Corporation Kendall Town Center 

(at Kendall Drive and 162nd Avenue) – have been designated under the CDMP for 

large urban center development treatment.  The County is engaged in a planning 

process with the owners, and both properties are ideally situated to serve as Town 

Centers incorporating new residential, retail, employment and entertainment uses 

for the entire West End.  Proper development of these two properties could 

significantly further many of the development goals of this Report – reducing work 

related commuter vehicle trips out of the West End, non-work trips, and provide new 

lifestyle amenities.  Their development should be supported and incentivized due 

to their potential benefits to the Community.”  In addition it goes on to say that “Even 

given high relative household incomes, the West End has an overabundance of 

retail development, especially considering annual retail spending within the West 

End compared to the West End’s total Household retail spending capacity.” 
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Needs Analysis: 

 MEAI states that a parcel of 38 acres, immediately east of the subject property will be 

developed mostly as multi-family residential.  Staff reports vacant capacity -by taking into 

consideration any specific, verifiable, and precise information regarding its future.  In 

reference to this parcel, staff agrees that it is likely that the majority of the parcel will turn 

out to be residential. 

 

 MEAI acknowledges that the site located on the southeast corner of Kendall Drive and SW 

162nd Street (Kendall Town Center) has plans for a 750,000 square feet retail facility and a 

350,000 square feet of office space.  This reflects plans for future development and staff 

reports land as vacant unless any construction activity has started. 

 

 MEAI “believes” that the majority of the remainder vacant parcels in MSAs 6.1 and 6.2, as 

reported by staff, will be used for retail uses and because of their size they will not be able 

to accommodate the number of jobs necessary as per the West End- Study 

recommendations.  While the assumption that the majority of the parcels will be developed 

as retail could be realized, at this point in time, it is just an assumption, not a certain 

occurrence. As to the statement that the vacant parcels will not be able to accommodate 

the need for jobs, as addressed by the West End Study, it should be reiterated that the 

West End Study does not only consider vacant land, but the intensification and 

redevelopment of uses, and that will undoubtedly increase the availability of jobs in the 

West End Area.  

 

Economic Impact 
Staff used the REMI Model to estimate the economic impact of the project utilizing the proposed 
project parameters and the results are summarized in the following table.  Depending on the 
intensity of competition and substitution at build-out, staff estimates that the impact of the 
proposed project on total employment would range from 2,451 to 5,512; the impact on total wages 
would range from $265M to $681M; and the impact on total output would range from $408M to 
$890M.  The applicant only estimated the impact on total employment and its estimate was 4,148, 
which fell at the high end of the range. 
 

 

Economic Indicators Minimum Impact Maximum Impact Applicant’s 
Estimates 

Total Employment (Individuals) 2,451 5,512 4,148 

Total Wages (2015 dollars) $142M $311M N/A 

Total Output (2015 dollars) $408M $890M N/A 

 
 
Fiscal Impact 
Staff used the economic impacts estimated by REMI, financial data for the county from the CAFR, 
and the current population estimate to develop revenue and expenditure coefficients for the 
County’s budget.  Applying the applicant’s project parameters, the fiscal impact was estimated 
between $4.1M to $4.2M.  The applicant only estimated the impact on ad valorem taxes to be 
$3.3M and did not provide a quantitative estimate on the net fiscal impact.  If developed as 
described in the application, given the characteristics of the proposed development, staff 
estimates that it will have a positive impact. 
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Supply and Demand Analysis 
 
The capacity of the LUP map to accommodate population or economic growth is generally 
expressed in acres of vacant land zoned or designated for residential and non-residential 
development. In the context of this application that requests expansion of the Urban Development 
Boundary (UDB) land capacity is analyzed consistent with Policy LU-8F of the CDMP Land Use 
Element. Land Use Element Policy LU-8F requires the UDB to contain adequate developable land 
(land supply) having the capacity to accommodate the County’s projected population and 
economic growth. Policy LU-8F requires the UDB to contain adequate developable land with the 
capacity to sustain residential growth for a period of 15 years after adoption of the most recent 
CDMP Evaluation and Appraisal Report (most recently adopted in March 2011). Additionally, the 
policy requires the adequacy of non-residential land supply within the UDB to be determined by 
countywide supply as well as by subareas of the County appropriate to the type of use. The 
adequacy of commercial land is determined by Minor Statistical Areas (MSAs) and combinations 
thereof, and the adequacy of industrial land is determined by planning analysis tiers, half-tiers 
and combinations thereof.  
 
The application site is located in MSA 6.2 along the boundary abutting MSA 6.1. The application 
proposes the development of commercial uses (± 10 acres) and industrial uses (±51 acres) 
therefore the analysis below evaluates the supply of land for each of these proposed type of use. 
Consistent with the referenced Policy LU-8F, the commercial land supply is evaluated at the MSA 
level (combination of MSAs 6.1 and 6.2) while the industrial land supply is evaluated at the 
countywide level and at the planning analysis tier level, and both evaluated at the Countywide 
level. 
 
Commercial Land 
The Analysis Area for Application 8 (MSAs 6.1, and 6.2) contained 1,070.70 acres of in-use 
commercial land in 2015 and an additional 248.70 acres of vacant land zoned or designated for 
commercial uses.  The annual average absorption rate for the 2015-2030- period is 18.58 acres 
per year.  At the projected rate of absorption, reflecting the past rate of commercial uses, the 
study area will deplete its supply of commercially zoned land by the year 2028 (see “Projected 
Absorption of Land for Commercial Uses” table below).  It should be noted that the study area 
also contains approximately 38.5 acres zoned for mixed uses that could be utilized for commercial 
uses.  Whatever amount of the mixed-use acres is used will increase the depletion of commercial 
land.  

 
Projected Absorption of Land for Commercial Uses 

Indicated Year of Depletion and Related Data 
MSA Level Analysis 

Analysis    
Area 

 
 

 
Vacant 

Commercial  
Land 2015 

(Acres) 

Commercial 
Acres in 

Use 2015 

Annual 
Absorption 

Rate 
2015-2030 

(Acres) 

Projected 
Year of 

Depletion 

  
Total Commercial Acres 
per Thousand Persons 

  
  

  2020 2030 

6.1   33.8    525.10   6.97 2020  2.9 2.7 

6.2  214.9    545.60 11.61   2030+  4.8 4.7 

Total  248.70 1,070.70 18.58   2028+  3.7 3.6 
Source:  Miami-Dade County, Department Regulatory and Economic Resources, Planning Division, Planning Research 
& Economic Analysis Section, July 2015 
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The County contained 12,529.2 of in-use commercial uses land in 2015 and an additional 2,494.4 acres of vacant 
land zoned or designated for commercial uses. With an average annual absorption rate of 105.7 acres of 
industrial land, the county is projected to deplete its vacant commercial land beyond 2030. The South-Central 
Tier, where the application is located, has 313.8 acres of vacant land zoned or designated for commercial uses; 
with an average annual absorption rate of 26.13 acres. This Tier is projected to deplete its vacant commercial 
land by the year 2027 (see “Projected Absorption of Land for Commercial” table below). Approval of the 
application would add approximately 7.36 net acres or less than 1 month of supply to the County’s commercial 
land supply. However, Pursuant to Policy LU-8F, and as demonstrated by the commercial land supply herein, 
there is no need to add commercial land to the UDB at this time.  

 
Projected Absorption of Commercial Land 
Miami-Dade County, Florida 2015 – 2030 
Planning Analysis Tier and Countywide 

    Vacant Commercial Land Avg  Annual Projected   Commercial Land 

Tier and Minor  Commercial   in Use Absorption Rate Year of  per Thousand Persons 

Statistical Area  Land 2015 2015 2015-2030 Depletion        2020 
           

2030 

  (Acres) (Acres) (Acres)        (Acres)   

South-Central Tier         

1.2  0.0                  77.50  0.08 2015  6.1 6.0 

5.2  1.6                216.00  2.04 2016  2.7 2.4 

5.3  22.5                587.40  1.14 2030+  4.6 4.4 

5.4  5.2                567.70  1.32 2019  5.6 5.5 

5.5  2.5                577.60  1.10 2017  7.0 6.7 

5.6  4.7                225.60  0.24 2030+  6.9 6.7 

5.7  8.2                258.90  0.29 2030+  10.4 10.2 

5.8  20.4                  95.10  1.32 2030+  3.0 2.8 

6.1  33.8                525.10  6.97 2020  2.9 2.7 

6.2  214.9 545.60 11.61 2030+  4.8 4.4 

Tier Total  313.8 3,676.50 26.13 2027  4.6 4.4 

Countywide Total  2,494.4 12,529.2 105.7 2030+  5.5 5.0 

-- Insignificant population.       
Source: Miami-Dade County, Department of Regulatory and Economic Resources, Planning Division, Research 
Section, June 2015.  

 
Industrial Land 
The County contained 12,396.30 of in-use industrial uses in 2015 and an additional 3,731.70 
acres of vacant land zoned or designated for industrial uses. With an average annual absorption 
rate of 167.82 acres of industrial land, the county is projected to deplete its vacant industrial land 
beyond 2030. The South-Central Tier, where the application is located, has 148.80 acres of 
vacant land zoned or designated for industrial uses; with an average annual absorption rate of 
23.86 acres of industrial land. This Tier is projected to deplete its vacant industrial land by the 
year 2021 (see “Projected Absorption of Land for Industrial” table below). Approval of the 
application would add approximately 46 net acres or 3 months of supply to the County’s industrial 
land supply. However, Pursuant to Policy LU-8F, and as demonstrated by the industrial land 
supply herein, there is no need to add industrial land to the UDB at this time.  
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                                                      Projected  Absorption of Industrial  Land 

  Miami-Dade County, Florida 2015 - 2030 

    Vacant Industrial Land Avg  Annual Projected 

Tier and Minor  Industrial in Use Absorption Rate Year of 

Statistical Area  Land 2015 2015 2015-2030 Depletion 

  (Acres) (Acres) (Acres)  

South-Central Tier      

1.2  0.00 0.00 0.00 -- 

5.2  0.00 4.90 0.00 -- 

5.3  12.40 50.90 0.00 -- 

5.4  0.50 159.70 0.00 -- 

5.5  0.00 88.00 1.36 2015 

5.6  0.60 13.30 0.09 2022 

5.7  0.00 2.10 0.17 2015 

5.8  0.00 13.40 0.00 -- 

6.1  0.00 12.20 0.43 2015 

6.2  135.30 627.40 21.81 2021 

Tier Total  148.80 971.90 23.86 2021 

Countywide Total  3,731.70 12,396.30 167.82 2030+ 

--    Insignificant Demand    
Source: Miami-Dade County, Department of Regulatory and Economic Resources, Planning Division,  
Research Section, June 2015. 

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

Flood Protection 
 Federal Flood Zone AH & X    
 Stormwater Management Permit SFWMD Environmental Resources Permit  
 County Flood Criteria, National  9.5 feet 

Geodetic Vertical Datum (NGVD) 
Biological Conditions 
 Wetlands Permit Required Yes  
 Native Wetland Communities Yes  
 Specimen Trees Undetermined  
 Endangered Species Habitat Undetermined  
 Natural Forest Community No   
Other Considerations 
 Within Wellfield Protection Area Yes. West Wellfield Interim protection area 
 Hazardous Waste No 
 Contaminated Site No DERM records however former agricultural site*  
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Wellfield Protection 
The subject application is located entirely within the West Wellfield Interim protection area. The 
source of water for this wellfield, as well as the other wellfields in the County, is the Biscayne 
Aquifer. The Biscayne Aquifer is a highly transmissive unconfined aquifer vulnerable to 
contamination.  

 
Due to the established association between land use and groundwater contamination, the Board 
of County Commissioners have adopted ordinances to establish wellfield protection zones which 
prohibit land uses that use, handle, generate, dispose of or store hazardous materials and 
hazardous waste within the West Wellfield Interim protection area. The ordinances that 
established land use restrictions, sewage loading restrictions (if the proposed developed were to 
connect to public sanitary sewers) and stormwater disposal restrictions were intended to ensure 
that certain areas near the West Wellfield Interim protection area remain undeveloped, and to 
maintain pristine water quality within this wellfield by excluding land uses that could compromise 
groundwater quality and pose a threat to drinking water resources.  
 
The West Wellfield was established in the farthest reaches of the County in order to protect the 
water quality and quantity of this wellfield from the effects of urban encroachment. The proposed 
application is located within the West Wellfield Protection Area, where restrictions to land uses 
that could generate hazardous materials and other substances that have an adverse 
environmental impact on groundwater quality are in place, per Section 24-43, of the Code. The 
information submitted with the application is insufficient to determine if any land uses 
contemplated could pose a future threat to the wellfield.  
 
The existing land uses surrounding the West Wellfield in the proposed application area 
(agriculture and wetlands) are porous and provide for maximum wellfield recharge from local 
rainfall. The re-designation of these lands from Agricultural to Industrial and Office will 
undoubtedly result in an increase in impervious areas, thus negatively affecting wellfield recharge.  
 
Policy CON-3B of the CDMP requires that “water management systems that recharge regional 
wellfields shall be protected and enhanced.” Objective CON-4 states that the “aquifer recharge 
and water storage capacity of the presently undeveloped areas in western and southern Miami-
Dade County shall be maintained or increased.” Since the application does not include adequate 
information about proposed uses of the property, it is undetermined how the recharge 
characteristics of the land will be protected or enhanced. 
 
Natural Resources 
The applicant has not provided sufficient information on wetland function and wildlife utilization to 
determine the impact of the proposed project on natural resources and the project’s consistency 
with Objective LU-3, which requires that the “location, design and management practices of 
development and redevelopment in Miami-Dade County shall ensure the protection of natural 
resources and systems by recognizing, and sensitively responding to constraints posed by soil 
conditions, topography, water table level, vegetation type, wildlife habitat …” 
 
Parcels with folios 30-4931-001-0540 and 30-4931-001-0570 contain wetlands as defined by 
Section 24-5 of the Code. The applicant should submit a full characterization of the wetland areas 
found onsite in order to determine the presence of any unique biological resources within the 
application area. 
 
The applicant has not indicated that the subject area of land has been evaluated for the possible 
presence of any archaeological sites within the application area. If the applicant intends to 
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preserve the existing wetland area, a full maintenance and monitoring plan must be submitted for 
evaluation.  
 
Seasonally flooded agricultural lands such as these, especially when co-located with wetlands, 
provide important foraging and roosting habitat for various types of wildlife, mammals, reptiles 
and amphibians, and birds. Birds that might utilize this site include groups such as wading birds 
that include species listed as threatened or endangered at the state or federal level, and 
shorebirds, which are protected under the Migratory Bird Treaty Act. However, the information 
submitted is insufficient to perform an appropriate review of the application. Results from 
comprehensive wildlife surveys are needed to document utilization. In addition, the applicant must 
confirm whether the subject area will be located in any designated critical habitats and/or core 
foraging areas.  
 
The open land characteristics of the agricultural land, in combination with the interspersed woody 
vegetation of the wetlands, fits the description of habitat favored both by the federally endangered 
bonneted bat (this area is within the Consultation Area for the bonneted bat) and the federally 
threatened Eastern indigo snake.  
 
The following state or federally protected birds that occur in Miami-Dade County are known to 
forage in flooded agricultural fields: wood stork (Federal, Threatened), little blue heron (State, 
Species of Special Concern), reddish egret (State, Species of Special Concern), roseate 
spoonbill (State, Species of Special Concern), snowy egret (State, Species of Special Concern), 
tricolored heron (State, Species of Special Concern), white ibis (State, Species of Special 
Concern). In addition, the following threatened, endangered and protected bird species are known 
to utilize such areas: federally endangered snail kite, bald eagles and golden eagles (protected 
under the Bald and Golden Eagle Protection Act and the Migratory Bird Treaty Act). 
 
Based on surveys for similar areas, the proposed application area could provide feeding, roosting, 
and nesting habitat of threatened or endangered species. Therefore, the application would not be 
consistent with objectives and policies of the CDMP, including but not limited to CON-9B, that 
protect such habitat.  
 
Pollution Remediation 
There are no DERM records of current or historical contamination issues on the property or on 
sites directly abutting the application site. Based on the former agricultural use of the site, it is 
recommended that a Phase 1 and Phase 2 Environmental Assessment be conducted on the 
property prior to development. Site development may require review and approval from the 
Environmental Monitoring and Restoration Division of DERM.  
 
Drainage and Flood Protection 
Application No. 8 is located in Section 31, Township 54, Range 39 East and outside of the Bird 
Drive Basin special drainage basin and the Urban Development Boundary. Since a special 
drainage basin has not been established in the proposed application area, any future 
development of this property will require engineering calculations to demonstrate that the 
proposed development can provide full on-site retention for the 100-year/3-day storm event. 
 
Any proposed development with more than 2.0 acres of impervious area within the subject 
property will require an Environmental Resource Permit from South Florida Water Management 
District or a Surface Water Management Standard Permit from DERM for the construction and 
operation of the required surface water management system. The permit must be obtained prior 



May 2015 Cycle                Application No. 8 8-20 

to development of the site, Final Plat, and/or prior to obtaining Public Works Department approval 
of Paving & Drainage plans.  
 
The application area is located in Zones AH and X or as determined by FEMA. Any development 
in the application area will have to comply with the requirements of Chapter 11C of the Code for 
flood protection. The site shall be filled to a minimum elevation of 9.5 feet NGVD (County Flood 
Criteria). 
 
For construction of habitable structures within the subject application, the Lowest Floor Elevation 
requirement shall be the highest elevation in NGVD of the following references: 

 Average crown of road fronting the property, plus 8 inches for residential, or plus 4 inches 
for commercial. 

 County Flood Criteria 6.0 feet NGVD, plus 8 inches for residential, or plus 4 inches for 
commercial. 

 Elevation of the back of the sidewalk (if any) fronting the property, plus 8 inches for 
residential, or plus 4 inches for commercial. 

 The Base Flood Elevation for this is found to be 8.0 feet N.G.V.D. (taken from the Flood 
Insurance Rate Maps (FIRM) for Miami Dade County). 

 The stage generated by retention on-site of the 100-year rainfall event according to stage- 
storage calculations must be equal or less than the Base Flood Elevation. 

 
For compliance with stormwater quality requirements, all stormwater shall be retained on site 
utilizing properly designed seepage or infiltration drainage system. Drainage must be provided for 
the 5-year/1-day storm event. For compliance 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 100-year/3-day storm event and shall also comply with the requirements 
of Chapter 11C of the Code and all State and Federal Criteria.  
 
The proposed development order, if approved, would be required to meet the Level of Service 
standards for flood protection set forth in the CDMP. 
 
Surface and Groundwater Issues 
The application does not address the proximity of the application to Comprehensive Everglades 
Restoration Program (CERP) and non-CERP Everglades restoration projects. Pursuant to Policy 
CON-7J, when “evaluating applications that will result in alterations or adverse impacts to 
wetlands, Miami-Dade County shall consider the applications’ consistency with the 
Comprehensive Everglades Restoration Program (CERP) objectives. Applications that are found 
to be inconsistent with CERP objectives, projects or features shall be denied.”  
 
Several Everglades Restoration projects that affect this region of the County, including but not 
limited to Modified Water Deliveries to Everglades National Park and the related operational plans 
for the South Dade Conveyance System, plus the Everglades National Park Seepage 
Management Project, have not been finalized, and the area of influence for these projects may 
extend well beyond the immediate footprint of the infrastructure of these regional restoration 
projects. Development in this area could constrain full implementation of CERP; staff from the 
Public Works and Waste Management Department can provide more detailed information on this 
issue.  It is within the best interest of both the applicant and the County to have a comprehensive 
understanding of the full implications of these projects during the review of this application. 
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Water and Sewer 
 

Water Supply 
The source of potable water for this area is the Alexander Orr Water Treatment Plant, which is 
owned and operated by MDWASD. At the present time, there is adequate treatment and water 
supply capacity for this application. The plant is presently producing water that meets Federal, 
State, and County drinking water standards. 
 

Water Treatment Plant Capacity 
The County’s adopted LOS standard for potable water treatment facilities requires that the 
regional water treatment system, consisting of Hialeah, Preston and Alexander Orr District 
Treatment Plants, shall operate with a rated maximum daily capacity no less than two percent 
above the maximum daily flow for the preceding year and an average two percent above the 
average daily flow for the preceding five years.  The water must also meet all applicable federal, 
state, and county primary drinking water standards.   
 

The regional water treatment system has a rated design capacity of 439.74 million gallons per 
day (MGD). Based on the LOS standard, the capacity of the regional water treatment system is 
430.95 MGD. The total available water treatment plant capacity, 63.54 MGD, is calculated using 
the available plant capacity (430.95 MGD), subtracting the maximum day flow (343.2 MGD) and 
subtracting the water that is reserved through development orders (24.21 MGD). 
 

As noted in the “Estimated Water Demand/Sewer Flow for Proposed Development by Land Use 
Scenario” table below, the maximum water demand for Residential (Scenario 1) development 
under the current CDMP Land Use designation is estimated at 2,640 gallons per day (gpd). The 
maximum water demand for Business and Industrial (Scenario 1) under the Requested CDMP 
Land Use designations, is estimated at 37,893 gpd. This represents an increase of up to 35,253 
gpd over the demand under the current CDMP land use designations. The applicant has proffered 
a Declaration of Restrictions limiting the development to 100,000 square feet of commercial and 
750,000 square feet of industrial. If the application site were developed according to the proffered 
Declaration of Restrictions (Scenario 2), the maximum water demand is estimated at 28,750 gpd. 
This represents an increase of up to 26,110 gpd over the demand under the current CDMP land 
use designations. A Water Supply Certification Letter will be required at the time of development, 
at which time the proposed project will be evaluated for water supply availability and a water 
supply reservation will be made.   
 

Estimated Water Demand/Sewer Flow 
For Proposed Development 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 CDMP Potential 

1 Residential 12 units 220 gpd 2,640 gpd 

Requested CDMP Designation 

1 Business 128,240 sq. ft. retail 10 gpd/100 sq. ft. 12,824 gpd 

1 Industrial 1,002,751 sq. ft. 2.5 gpd/100 sq. ft. 25,069 gpd 

2 Business 100,000 sq. ft. retail 10 gpd/100 sq. ft. 10,000 gpd 

2 Industrial 750,000 sq. ft. 2.5 gpd/100 sq. ft. 18,750 gpd 

Source: Miami-Dade Water and Sewer Department; Department of Regulatory and Economic Resources, Planning 
Division; July 2015 
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Water System Connectivity 
The comments provided herein are subject to UDB expansion approval and compliance with all 
applicable provisions in the County’s CDMP and in Chapter 24 of the Code of Miami-Dade County 
for the protection of the West Wellfield. Pursuant to Chapter 24 of the Code, the proposed 
development would be required to connect to the public water system if located inside the Urban 
Development Boundary. Currently, there is a proposed development with a MDWASD Agreement 
#20564 that is abutting this project on the eastern boundary. If the infrastructure required for the 
project with agreement #20564 is built first, then the developer may connect to the proposed 24-
inch water line located at the northeast boundary of the property along SW 88 Street and extend 
a 24-inch water line along said Street to the most northwestern point of the property. If the 
development contemplated under this application gets built prior to the development under 
agreement #20564, then the developer is to connect to a 24-inch water main located 
approximately 240 feet to the west at the intersection of SW 169 Court and SW 88 Street along 
said Street and extend a 24-inch water main along SW 88 Street to the most northwestern point 
of the property to provide water service.  
 
Sewer Treatment Plant Capacity 
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 
District Wastewater Treatment Plants, operate with a capacity that is two percent above the 
average daily 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 can treat up to 375.5 million gallons per day (MGD). 
Based on the LOS standard, the capacity of the regional wastewater treatment system is 
equivalent to 368.14 MGD. The available capacity is calculated by subtracting the annual average 
flow (307.73 MGD) for the preceding 5 years and the capacity reserved for development orders 
(31.07 MGD) from the system capacity (368.14 MGD). Therefore, the available wastewater 
treatment plant capacity is 29.34 MGD. 
 

Sewer System Connectivity 
The comments provided herein are subject to UDB expansion approval and compliance with all 
applicable provisions in the County’s CDMP and in Chapter 24 of the Code of Miami-Dade County 
for the protection of the West Wellfield. Pursuant to Chapter 24 of the Code, the proposed 
development would be required to connect to the public sanitary sewer system if located inside 
the Urban Development Boundary. Application No. 8 is located within the MDWASD franchised 
service area. The wastewater flows for this application will be transmitted to the South District 
Wastewater Treatment Plan (SDWWTP) for treatment and disposal. Currently, there is average 
wastewater treatment capacity for this application consistent with Policy WS-2A(2) of the CDMP. 
At the time of development, a capacity modeling evaluation may be required.  
 

Currently, there is a proposed development with a MDWASD Agreement #20564 that is abutting 
this project on the eastern boundary. If the sewer infrastructure required for the project with 
agreement #20564 is built first, then the developer is to connect to the proposed 8-inch sewer 
force main located at the intersection of SW 88 Street and theoretical SW 172 Avenue and extend 
an 8-inch force main to the northeastern boundary of the property along SW 88 Street to provide 
sewer service. A private pump station will be required. If the development contemplated under 
this application gets built prior to the development under agreement #20564, then the developer 
is to connect to a 20-inch sanitary sewer force main located at 240 feet to the west of the 
intersection of SW 169 Court and SW 88 Street along said Street and extend an 8-inch sewer 
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force main along SW 88 Street to the northeastern boundary of the property to provide sewer 
service. In this case, a public quarter section pump station will be required.  
 
Solid Waste 
 

The Miami-Dade County Public Works and Waste Management Department (PWWM) Solid 
Waste Functions oversees the proper collection and disposal of solid waste generated in the 
County through direct operations, contractual arrangements, and regulations. In addition, the 
Department directs the countywide effort to comply with State regulations concerning recycling, 
household chemical waste management and the closure and maintenance of solid waste sites no 
longer in use. 
 

The application site is located inside the PWWM Waste Collection Service Area (WCSA), which 
consists of all residents of the Unincorporated Municipal Service Area (UMSA) and eight 
municipalities.   
 

Level of Service Standard  
CDMP Policy SW-2A establishes the adopted Level of Service (LOS) standard for the County’s 
Solid Waste Management System. This CDMP policy requires the County to maintain sufficient 
waste disposal capacity to accommodate waste flows committed to the System through long-term 
contracts or interlocal agreements with municipalities and private waste haulers, and anticipated 
uncommitted waste flows, for a period of five years. The PWWM assesses the solid waste 
capacity on system-wide basis since it is not practical or necessary to make determination 
concerning the adequacy of solid waste disposal capacity relative to individual applications. As of 
FY 2014-2015, the PWWM is in compliance with the adopted LOS standard.   
 
Application Impacts  
The applicant requests the re-designation of the application site from “Agriculture” to “Industrial 
and Office” for Parcel A and “Business and Office” for Parcel B on the Adopted 2020 and 2030 
LUP map. The “Industrial and Office” and the “Business and Office” designations will likely result 
in the development of a commercial establishments. Per Chapter 15 of the County Code, the 
PWWM does not actively compete for non-residential waste collection such as commercial, 
business, office, and industrial services at this time; therefore waste collection services may be 
provided by a private waste hauler. The PWWM has determined that the requested amendment 
will have no impact or any associated costs to the County; therefore, the PWWM has no objection 
to the proposed amendment. 
 
Parks 
 
The Miami-Dade County Parks, Recreation and Open Space Department has three Park Benefit 
Districts (PBDs). The subject application site is located inside Park Benefit District 2 (PBD-2), 
which generally encompasses the area of the County between SW 8 Street and SW 184 Street. 
 
Level of Service Standard 
Recreation and Open Space Element policies ROS-2a (i); (ii); (iii); (iv); and (v) provide for the 
establishment of Miami-Dade County’s minimum Level of Service standard for the provision of 
local recreation open space based on residential population.  This application includes a proffered 
covenant which prohibits residential development and therefore this application does not include 
any projected population for the purpose of analyzing concurrency for level of service for local 
parks.   
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Application Impacts  
The potential development of the site under the existing CDMP land use designation has a 
potential population of 39, resulting in an impact of 0.11 acres based on the adopted minimum 
LOS standard for local recreational open space.  The covenant proffered by the applicant prohibits 
residential development and limits the industrial, and retail uses under the proposed land use 
designations to 850 square feet. No population will be associated with the proposed permissible 
land uses under the requested designations. Therefore, if the application site is developed with 
retail uses for Parcel B and industrial and office uses for Parcel A, as proposed in the application, 
there would be a decrease in population and no additional impact to the CDMP Open Space 
spatial standards 

 
Fire and Rescue Service 
 
The application site is currently served by Miami-Dade County Fire Rescue Station No. 56 (West 
Sunset), located at 16250 SW 72 Street (Sunset Drive). This station is equipped with a Rescue, 
Tanker and Engine and is staffed with seven (7) firefighter/paramedics 24 hours a day, seven 
days a week.     
 
The Miami-Dade County Fire Rescue Department (MDFR) has indicated that the average travel 
time to incidents in the vicinity of the application site is approximately six (6) minutes. Performance 
objectives of national industry standards require the assembly of 15-17 firefighters on-scene 
within 8 minutes at 90% of all incidents. Travel time (6:39 minutes) to incidents in the vicinity of 
the application site complies with the performance objective of national industry standards. 
 
Level of Service Standard for Fire Flow and Application Impacts  
CDMP Policy WS-2A establishes the County’s minimum Level of Service standard for potable 
water. This CDMP policy requires the County to deliver water at a pressure no less than 20 
pounds per square inch (psi) and no greater than 100 psi, unless otherwise approved by the 
Miami-Dade Fire Rescue Department. A minimum fire flow of 3,000 gallons per minute (gpm) is 
required for the Business and Office CDMP designation. Presently, there are no fire flow 
deficiencies in the vicinity of the application site. 
 

The current CDMP land use designation of “Agriculture” will allow a potential development on the 
application site that is anticipated to generate approximately 3 annual alarms. The proposed 
CDMP land use designations of “Industrial and Office” for Parcel A and “Business and Office” for 
Parcel B are anticipated to generate the approximately 82 annual alarms, and would result in a 
moderate impact to existing fire rescue services. Presently, fire and rescue service in the vicinity 
of the application site is adequate. However, based on the current call volume for Station No. 56 
and as a result of existing stations (Station No 36 located at 10001 Hammocks Boulevard and 
Station No. 57 located at 8501 SW 127 Avenue) within close proximity of the application site, all 
stations combined would be capable of mitigating the additional number of alarms from the 
development of the site. 
 
Public Schools 
 

The applicant proffered a Declaration of Restrictions that prohibits residential development on the 
application site, should the application be approved with acceptance of the proffered Declaration 
of Restrictions. Therefore, Miami-Dade County Public Schools would not be impacted by the 
application as proposed (see Appendix C: Applicant’s Proffered Declaration of Restrictions.) 
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Aviation 
 

Miami-Dade County Aviation Department (MDAD) does not object to the proposed CDMP 
amendment provided that all uses comply with federal, state and local aviation regulations, 
including the Code of Miami-Dade County, Chapter 33, as it pertains to airport zoning. 
 
Roadways 
 

The application site is a ±61.10 gross acre (53.40 net acre) property located at the southeast 
corner of the intersection of SR 94/SW 88 Street/Kendall Drive and SR 997/SW 177 
Avenue/Krome Avenue. The application site lies within the County’s 2030 Urban Expansion Area 
(UEA) and outside the County’s Adopted 2020 Urban Development Boundary (UDB).  SW 88 
Street/Kendall Drive, located on the north side of the application site is a four-lane divided 
roadway, and SW 177 Avenue/Krome Avenue on the east of the application site is currently a 
two-lane roadway facility.  These two roadways are classified State Principal Arterials and are 
designated Evacuation Routes.  SW 177 Avenue is also designated a Strategic Intermodal 
System (SIS) facility. The County’s adopted 2016 Transportation Improvement Program (TIP) lists 
Krome Avenue from SW 8 Street to SW 88 Street and from SW 88 Street to SW 136 Street for 
capacity improvement--widening from two to four lanes.  Capacity improvement for the roadway 
segment from SW 8 Street to SW 88 Street is currently under construction.  The widening of 
Krome Avenue from SW 88 Street to SW 136 Street is programmed for construction in FY 2015-
2016.  SW 88 Street/Kendall Drive is a major four- and six-lane divided facility, which connects to 
SW 177 Avenue/Krome Avenue on the west and to the HEFT, SR 874, SR 826 and US-1 on the 
east.  SW 177 Avenue, the HEFT, SR 874, SR 826, and US-1 are all major north-south regional 
corridors that provide access to other areas of the County.  
 
Traffic conditions are evaluated by the level of service (LOS), which is represented by one of the 
letters “A” through “F”, with A generally representing the most favorable driving conditions and F 
representing the least favorable.  
 
This CDMP amendment application is a Standard amendment application.  The Instructions For 
Preparing Applications Requesting Amendments to the Miami-Dade County Comprehensive 
Development Master Plan May 2015-2016 Amendment Cycle states that “The deadline for all 
Applicant(s) and/or their representative(s) to submit technical reports, such as Traffic or Economic 
Studies, in support of their applications and for consideration in the Initial Recommendations 
Report, shall be no less than eight weeks prior to the publication date of August 25, 2015.  
Technical reports must be submitted no later than July 1, 2015 for the May 2015-16 CDMP 
Amendment Cycle.”  This deadline allows county staff adequate time to review and consider in 
the Initial Recommendations report all the data and analysis submitted by the applicant.  The 
Applicant on September 18, 2015, submitted the required traffic study analyzing the projected 
traffic impacts from the development on the roadway network. This submittal of the required traffic 
study has not allowed for the analysis to be evaluated and addressed in this report. This report 
will be supplemented by the staff analysis of the traffic study when it is complete. 
 
For Standard applications such as this one, the applicant shall submit at traffic impact analysis 
(TIA) report signed and sealed by a Florida registered professional engineer.  The TIA should 
include a Short Term traffic (Concurrency) level of service analysis and a Long Term (Future 
Conditions) level of service analysis.  Since the applicant did not submit the required TIA report, 
County staff only performed the Short Term traffic (Concurrency) level of service analysis. No 
Long Term (Future Conditions) traffic impact was determined for this application.        
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Existing Conditions 
Existing traffic conditions on major roadways adjacent to and in the vicinity of the application site, 
which are currently monitored by the State and the County, show that these roadway segments 
are operating at acceptable levels of service.  See “Traffic Impact Analysis on Roadways Serving 
the Amendment Site” table below. 
 
Roadway Capacity Improvement Projects 
The applicant states in the application that over the years growth to the south and an increased 
need to move commercial goods away from more congested roads in the center of Miami-Dade 
County have led FDOT, which manages and maintains Krome Avenue, to commence an 
ambitious and community changing remodel, redesign and enhancement of this important 
thoroughfare. That was not the reason why the Miami-Dade Board of County Commissioners 
(BCC) approved and adopted Application No. 16 filed by the Miami-Dade County Department of 
Planning and Zoning on February 28, 2002, as directed by the BCC in Resolution No. R-199-02 
adopted February 26, 2002.  The BCC ordered the Department of Planning and Zoning to file the 
CDMP amendment application in order to improve safety and security in the corridor, which has 
claimed numerous fatalities in the last decades.  As a condition for approval of Application No. 
16, the BCC adopted four new policies to the CDMP, Land Use Element Policies LU-3N, LU-3O 
and LU-3P, and Traffic Circulation Policy TC-4E.  LU Policies LU-3N, LU-3O and LU-3P require 
that: “Any zoning action or amendment to the CDMP that would approve any use other than direct 
agricultural production, the sale of agricultural produce, and permitted residential and Bed and 
Breakfast uses of property, in an area designated as Agriculture; or any use other than limestone 
quarrying, seasonal agriculture or permitted residential use in an area designated Open Land; or 
any use other than seasonal agricultural use in the Dade-Broward Levee Basin or permitted 
residential use in an area designated Environmental Protection, on land that is, a) outside the 
Urban Development Boundary (UDB), and b) within one mile of the right-of-way line of any 
portions of Krome Avenue designated in the this Plan for improvement to 4-lanes, shall require 
an affirmative vote of not less than five members of the affected Community Zoning Appeals 
Board and two-thirds of the total membership of the Board of County Commissioners in office, 
where such Community Zoning Appeals Board or Board of County Commissioners issues a 
decision.” 
 
In addition, Traffic Circulation Subelement TC-4E requires FDOT to prepare and submit, and the 
Board of County Commissioners to adopt, a detailed binding access control plan for the Krome 
Avenue corridor.  The plan should emphasize access to properties fronting Krome Avenue 
primarily through alternative street locations.  
 
The applicant also states in the application that the Miami-Dade Expressway Authority (MDX) is 
also weighing and studying the extension of SR 836/Dolphin Expressway to the Kendall area and 
that all options have identified a number of locations that would bring the Southwest Extension to 
within no more than 40 blocks of the application property. The applicant states that the study has 
identified potential alignments along SW 137 Avenue, SW 157 Avenue and Krome Avenue that 
“would bring increased limited-access highway connectivity much closer to the Property” and also 
“would alleviate any increase in traffic to the east.” However, the applicant fails to note that the 
MDX study is not part of the Cost-Feasible Plan of the County’s Adopted 2040 Long Range 
Transportation Plan (LRTP) but instead is only a partially funded project. The project description 
in the County’s adopted 2016 Transportation Improvement Program (TIP) states that the “Project 
Development & Environmental (PD&E) study is ongoing to determine feasibility and select a 
preferred alternative. Final design and construction for this project are not yet funded.” Both the 
TIP and LRTP state that the SR 836 Southwest Extension Project would require a CDMP 
amendment prior to construction. Moreover, the SR 836 Southwest Extension Project is not 
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depicted in the CMDP, specifically the Land Use Plan map and Traffic Circulation Subelement 
Figures 1, 4, and 5, which make the project inconsistent with the CDMP. Therefore, it is uncertain 
at this point if the SR 836 Southwest Extension project would be approved and built, and shall not 
be considered toward capacity improvement to alleviate any traffic conditions for the application 
site.   
 
West End Report  
The applicant also cites from selected portions of the “West End Report”, a report titled West End 
Strategy: A Vision for the Future, dated 2015 and produced by Florida International University. 
The West End Report defined the study area as the area bound by SW 8 Street/Tamiami Trail on 
the north, the HEFT on the east, SW 152 Street on the south, and SW 177 Avenue/Krome Avenue 
on the west. The West End Report contains 15 “action items” in six areas, notably the fourth 
“action item”, namely to “Re-Connect the West End using alternative transportation, place making 
and streetscape design.” Some of the recommendations are already in the County’s CDMP, such 
as Complete Streets (Transportation Element Policy TE-4 and Traffic Circulation Subelement 
Policy TC-3C); trip reduction ordinances, subsidies for transit riders, and telecommuting (Traffic 
Circulation Policy TC-1F). Other recommendations include a proposed trolley for the West End 
area, but with no research provided to support evidence of ridership, nor any funding mechanism. 
Also, the West End Report stresses that despite 13 existing Metrobus routes in the area, only 2% 
of the residents use public transit.  As indicated above, the County’s adopted 2016 Transportation 
Improvement Program (TIP) only lists the Krome Avenue from SW 8 Street to SW 88 Street and 
from SW 88 Street to SW 136 Street for capacity improvements-–widening from two to four-lanes.  
The roadway segment of Krome Avenue from SW 8 Street to SW 88 Street is currently under 
construction and is scheduled for completion in December 2017.  The widening of the segment 
from SW 88 Street to SW 136 Street is programmed for construction in FY 2015-2016. 
 
Trip Generation 
One potential development scenario under the current “Agriculture” land use designation was 
analyzed and compared with two potential development scenarios that could occur under the 
requested “Industrial and Office” and “Business and Office” land use designations. Currently, the 
application site is utilized as cropland but could be developed with up to 12 single-family detached 
residential dwelling units.  Scenario 1 under the requested CDMP land use designation assumes 
Parcel A of the application site developed with 1,002,751 sq. ft. industrial uses and Parcel B with 
128,240 sq. ft. retail uses.  Scenario 2 assumes Parcel A developed with 750,000 sq. ft. industrial 
uses and Parcel B with 100,000 sq. ft. retail uses as limited by the applicant’s proffered 
Declaration of Restrictions. The 12 single-family dwelling units that could be developed under the 
current CDMP land use designation is estimated to generate approximately 17 PM peak hour 
vehicle trips.  The 1,002,751 sq. ft. industrial uses and 128,240 sq. ft. retail uses (Scenario 1) is 
estimated to generate approximately 1,354 PM peak hour vehicle trips, and the 750,000 sq. ft. 
industrial uses and 100,000 sq. ft. retail uses (Scenario 2) limited by the applicant’s Declaration 
of Restrictions is estimated to generate approximately 1,058 PM peak hour vehicle trips. See 
“Estimated PM Peak Hour Trip Generation” table below.   
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Estimated Peak Hour Trip Generation 
By Current and Requested CDMP Land Use Designations 

Application 
No. 8 

Current CDMP Designation 
and Assumed Use/ 

Estimated No. Of Trips 

Requested CDMP Designation 
and Assumed Use/ 

Estimated No. Of Trips 

Estimated Trip Difference 
Between Current and 

Requested CDMP Land Use 
Designation 

 
Scenario 1 

“Agriculture” 
12 SF detached1/  

 
 
 
 

17 

“Industrial and Office” and 
“Business and Office”:  

 
1,002,751 sq. ft. industrial 

128,240 sq. ft. retail 2/ 
` 

1,354 

 
 
 
 
 
 

+ 1,337 

 
Scenario 2 

“Agriculture” 
12 SF detached1/  

 
 
 
 

17 

“Industrial and Office” and 
“Business and Office”:  

 
750,000 sq. ft. industrial 
100,000 sq. ft. retail  2/ 

 
1,058 

 
 
 
 
 
 

+ 1,041 

Source:  Institute of Transportation Engineers, Trip Generation, 9th Edition, 2012, August 2015.  
Notes:   1 Currently, the application site is cropland but can be developed with 12 single-family detached residential dwelling units.  
              2 Under the requested “Industrial and Office” and “Business and Office” land use designation the application site is assumed 

to be developed with the maximum potential development of 1,002,751 sq. ft. industrial and 128,240 sq. ft. retail (Scenario 
1); and with 750,000 sq. ft. industrial and 100,000 sq. ft. retail for a total of 850,000 sq. ft. as limited by the applicant ’s 
proffered Declaration of Restrictions (Scenario 2). 

 

Traffic Concurrency Evaluation 
An evaluation of peak-period traffic concurrency conditions as of August 2015, which considers 
reserved trips from approved development not yet constructed, programmed roadway capacity 
improvements listed in the first three years of the County’s adopted 2016 Transportation 
Improvement Program (TIP), such as the widening of Krome Avenue, and the PM Peak hour trips 
estimated to be generated by the application under the requested “Industrial and Office” and 
“Business and Office” LUP map designation, shows that all roadways—adjacent to and in the 
vicinity of the application site—have available capacity to handle the additional traffic impacts that 
would be generated by the application, and are projected to operate at acceptable levels of 
service.  See “Traffic Impact Analysis on Roadways Serving the Amendment Site” table below. 
 
Combined Traffic Concurrency Evaluation for Applications 8 and 7 
However, since Application No. 7 to amend the CDMP is located north of the subject application 
site, a combined traffic concurrency analysis was performed to assess the combined impact of 
both amendment applications on the adjacent roadway network, including the state roadways SW 
88 Street and SW 177 Avenue. The combined analysis shows two (2) roadway segments exceed 
their adopted LOS standard, namely: 

 SW 56 Street/Miller Drive between SW 157 Avenue to SW 147 Avenue is projected to 
operate at LOS E (LOS D is the adopted standard); 

 SW 88 Street/Kendall Drive between SW 167 Avenue and SW 152 Avenue is projected 
to operate at LOS E+61% under Scenario 1 or at LOS E+58% under Scenario 2 (E+20% 
is the adopted standard). 

One roadway segment, SW 104 Street between SW 157 Avenue and SW 147 Avenue, is 
projected to operate at E+19%, almost at its adopted E+20% standard. See “Combined Traffic 
Impact Analysis on Roadways Serving Amendments 8 and 7” table above. 
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Traffic Impact Analysis on Roadways Serving the Amendment Site 

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

Sta. 
Num. 

Roadway Location/Link 
Num. 
Lanes 

Adopted 
LOS Std.1 

Peak Hour 
Cap. 

Peak 
Hour 
Vol. 

Existing 
LOS 

Approved 
D.O’s 
Trips 

Total Trips 
With D.O’s 

Trips 

Conc. 
LOS w/o 
Amend. 

Amendment 
Peak Hour 

Trips 

Total Trips 
With 

Amend. 

Concurrency 
LOS with 
Amend. 

Scenario 1: “Industrial and Office” and “Business and Office’ – 1,002,751 sq. ft. industrial and 128,240 sq. ft. retail 

2557 SR 997/SW 177 Ave. SW 8 St. to SW 88 St. 2 UD/4 DV* C 1510/3420 1,386 C/C 0 1,386 C 12 1,398 C 

682 SR 997/SW 177 Ave. SW 88 St. to SW 184 St. 2 UD/4 DV* C 1510/3420 1,369 C/C 38 1,407 C 41 1,448 C 

9857 SW 157 Avenue  SW 88 St. to SW 112 St. 4 DV D 3,430 1,638 B 46 1,684 B 85 1,769 B 

9112 SW 42 Street SW 157 Ave. to SW 147 Ave.  4 DV D 3,370 1,773 B 166 1,939 B 108 2,047 B 

9275 SW 56 Street SW 157 Ave. to SW 147 Ave. 4 DV D 2,940 1,992 C 98 2,090 C 108 2,198 C 

9665 SW 72 Street SW 162 Ave. to SW 157 Ave. 4 DV E+20% 3,696 937 C 185 1,122 C 262 1,384 C 

10 SR 94/SW 88 St. SW 177 Ave. to SW 167 Ave. 4 DV D 3,580 1,105 C 64 1,169 C 53 1,222 C 

2529 SR 94/SW 88 St. SW 167 Ave. to SW 152 Ave. 6 DV E+20% 6,468 3,005 C 857 3,862 C 654 4,516 C 

9724 SW 104 Street SW 157 Ave. to SW 147 Ave. 4 DV E+20% 3,720 2,226 C 431 2,657 D 85 2,742 D 

Scenario 2: “Industrial and Office” and “Business and Office’ – 750,000 sq. ft. industrial and 100,000 sq. ft. retail  

2557 SR 997/SW 177 Ave. SW 8 St. to SW 88 St. 2 UD/4 DV* C 1510/3420 1,386 C/C 0 1,386 C 9 1,395 C 

682 SR 997/SW 177 Ave. SW 88 St. to SW 184 St. 2 UD/4 DV* C 1510/3420 1,369 C/C 38 1,407 C 33 1,440 C 

9857 SW 157 Avenue  SW 88 St. to SW 112 St. 4 DV D 3,430 1,638 B 46 1,684 B 66 1,750 B 

9112 SW 42 Street SW 157 Ave. to SW 147Ave.  4 DV D 3,370 1,773 B 166 1,939 B 85 2,024 B 

9275 SW 56 Street SW 157 Ave. to SW 147 Ave. 4 DV D 2,940 1,992 C 98 2,090 C 84 2,174 C 

9665 SW 72 Street SW 162 Ave. to SW 157 Ave. 4 DV E+20% 3,696 937 C 185 1,122 C 205 1,327 C 

10 SR 94/SW 88 St. SW 177 Ave. to SW 167 Ave. 4 DV D 3,580 1,105 C 64 1,169 C 42 1,211 C 

2529 SR 94/SW 88 St. SW 167 Ave. to SW 152 Ave. 6 DV E+20% 6,468 3,005 C 857 3,862 C 512 4,374 C 

9724 SW 104 Street SW 157 Ave. to SW 147 Ave. 4 DV E+20% 3,720 2,226 C 431 2,657 D 66 2,723 D 

Source:  Compiled by the Miami-Dade County Department of Regulatory and Economic Resources, July 2015.  
Notes:    DV= Divided Roadway; UD=Undivided Roadway 

1 County adopted roadway level of service standard applicable to the roadway segment: LOS C (80% capacity); D (90% capacity); E+20% (120% capacity) for roadways serviced with 
mass transit having 20 minutes or less headways between the Urban Development Boundary (UDB) and the Urban Infill Area (UIA). 

* Roadway segment is currently 2 lane undivided, but widening from 2 to 4 lanes is under construction or programmed for widening in the next three years.   
Scenario 1 under the requested CDMP land use designations assumes the application site developed with 1,002,751 sq. ft. industrial use and 128,240 sq. ft. retail space. 
Scenario 2 under the requested CDMP land use designations assumes the application site developed with 750,000 sq. ft. industrial use and 100,000 sq. ft. retail space, for a total of 
850,000 sq. ft. total of industrial and retail uses as limited by the applicant’s proffered Declaration of Restrictions. 
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Combined Traffic Impact Analysis on Roadways Serving Amendments 8 and 7 
Roadway Lanes, Existing and Concurrency PM Peak Period Operating Level of Service (LOS) 

Sta. 
Num. 

Roadway Location/Link 
Num. 
Lanes 

Adopted 
LOS 
Std.1 

Peak Hour 
Cap. 

Peak 
Hour 
Vol. 

Existing 
LOS 

Approved 
D.O’s 
Trips 

Total Trips 
With D.O’s 

Trips 

Conc. 
LOS w/o 
Amends. 

Applic. 8 
Peak Hour 

Trips 

Applic. 7 
Peak Hour 

Trips 

Total 
Trips With 
Amends. 

Concurrency 
LOS with 
Amends. 

Scenario 1: “Industrial and Office” and “Business and Office’ – 1,002,751 sq. ft. industrial and 128,240 sq. ft. retail 

2557 SR 997/SW 177 Ave. SW 8 St. to SW 88 St. 2 UD/4 DV* C 1510/3420 1,386 C/C 0 1,386 C 12 11 1,409 C 

682 SR 997/SW 177 Ave. SW 88 St. to SW 184 St. 2 UD/4 DV* C 1510/3420 1,369 C/C 38 1,407 C 41 571 2,019 C 

9857 SW 157 Avenue  SW 88 St. to SW 112 St. 4 DV D 3,430 1,638 B 46 1,684 B 85 958 2,728 B 

9112 SW 42 Street SW 157 Ave. to SW 147 Ave. 4 DV D 3,370 1,773 B 166 1,939 B 108 792 2,839 C 

9275 SW 56 Street SW 157 Ave. to SW 147 Ave. 4 DV D 2,940 1,992 C 98 2,090 C 108 792 2,990 E 

9665 SW 72 Street SW 162 Ave. to SW 157 Ave. 4 DV E+20% 3,696 937 C 185 1,122 C 262 1,472 2,856 D 

10 SR 94/SW 88 St. SW 177 Ave. to SW 167 Ave. 4 DV D 3,580 1,105 C 64 1,169 C 53 583 1,805 C 

2529 SR 94/SW 88 St. SW 167 Ave. to SW 152 Ave. 6 DV E+20% 6,468 3,005 C 857 3,862 C 654 4,136 8,652 E+61% 

9724 SW 104 Street SW 157 Ave. to SW 147 Ave. 4 DV E+20% 3,720 2,226 C 431 2,657 D 85 958 3,700 E+19% 

Scenario 2: “Industrial and Office” and “Business and Office’ – 750,000 sq. ft. industrial and 100,000 sq. ft. retail 

2557 SR 997/SW 177 Ave. SW 8 St. to SW 88 St. 2 UD/4 DV* C 1510/3420 1,386 C/C 0 1,386 C 9 11 1,406 C 

682 SR 997/SW 177 Ave. SW 88 St. to SW 184 St. 2 UD/4 DV* C 1510/3420 1,369 C/C 38 1,407 C 33 571 2,011 C 

9857 SW 157 Avenue  SW 88 St. to SW 112 St. 4 DV D 3,430 1,638 B 46 1,684 B 66 958 2,708 B 

9112 SW 42 Street SW 157 Ave. to SW 147 Ave. 4 DV D 3,370 1,773 B 166 1,939 B 85 792 2,815 C 

9275 SW 56 Street SW 157 Ave. to SW 147 Ave. 4 DV D 2,940 1,992 C 98 2,090 C 84 792 2,967 E 

9665 SW 72 Street SW 162 Ave. to SW 157 Ave. 4 DV E+20% 3,696 937 C 185 1,122 C 205 1,472 2,799 D 

10 SR 94/SW 88 St. SW 177 Ave. to SW 167 Ave. 4 DV D 3,580 1,105 C 64 1,169 C 42 583 1,794 C 

2529 SR 94/SW 88 St. SW 167 Ave. to SW 152 Ave. 6 DV E+20% 6,468 3,005 C 857 3,862 C 512 4,136 8,510 E+58% 

9724 SW 104 Street SW 157 Ave. to SW 147 Ave. 4 DV E+20% 3,720 2,226 C 431 2,657 D 66 958 3,681 E+19% 

Source:  Compiled by the Miami-Dade County Department of Regulatory and Economic Resources, July 2015.  
Notes:    DV= Divided Roadway; UD=Undivided Roadway 

1 County adopted roadway level of service standard applicable to the roadway segment: LOS D (90% capacity); E (100% capacity); E+20% (120% capacity) for roadways serviced with mass transit having 
20 minutes or less headways between the Urban Development Boundary (UDB) and the Urban Infill Area (UIA). 

* Roadway segment is currently 2-lane undivided, but widening from 2 to 4 lanes is under construction or programmed for construction in the next three years. 
Scenario 1 under the requested CDMP land use designation assumes the application site developed with 1,002,751 sq. ft. industrial and 128,240 sq. ft. retail. 
Scenario 2 under the requested CDMP land use designation assumes the application site developed with 750,000 sq. ft. industrial and 100,000 sq. ft. retail, for a total of 850,000 sq. ft. total of industrial and 
retail as limited by the applicant’s proffered Declaration of Restrictions. 
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Application Impact 
One potential development scenario under the current “Agriculture” land use designation was 
analyzed and compared with two potential development scenarios that could occur under the 
requested “Industrial and Office” and “Business and Office” land use designations. Currently, the 
application site is utilized as cropland but could be developed with up to 12 single-family detached 
residential dwelling units. Scenario 1 under the requested CDMP land use designations assume 
the application site developed with 1,002,751 sq. ft. industrial uses and 128,240 sq. ft. retail uses; 
and Scenario 2 assumes the application site developed with 750,000 sq. ft. industrial uses and 
100,000 sq. ft. retail uses as limited by the applicant’s proffered Declaration of Restrictions. The 
potential residential development is estimated to generate approximately 17 PM peak hour vehicle 
trips. The 1,002,751 sq. ft. industrial uses and 128,240 sq. ft. retail uses (Scenario 1) is estimated 
to generate approximately 1,354 PM peak hour vehicle trips; and the 750,000 sq. ft. industrial 
uses and 100,000 sq. ft. retail uses (Scenario 2), which is limited by the applicant’s Declaration 
of Restrictions, is estimated to generate approximately 1,058 PM peak hour vehicle trips. See 
“Estimated PM Peak Hour Trip Generation” table above. In summary, the traffic impact analysis 
performed indicates that the roadways adjacent to and in the vicinity of the application site that 
were analyzed have enough capacity to handle the additional traffic that would be generated by 
this application, with the exception of the segment of SW 104 Street from SW 157 Avenue to SW 
147 Avenue.   
 
Applicant’s Transportation Analysis  
As outlined in the Instructions for Preparing Applications Requesting Amendments to the Miami-
Dade County Comprehensive Development Master Plan May 2015-16 Amendment Cycle, July 1, 
2015 was the deadline for submission of technical reports such as Traffic Studies in support of an 
application.  As the applicant has not yet provided the required traffic report, the potential long-
range traffic impacts of this application on the County’s future transportation network is unknown. 
Once the traffic study is submitted, County staff will review the traffic impact analysis report and 
will work with the applicant and the transportation consultant to address any issues that might 
arise prior to the Board of County Commissioners’ transmittal hearing on November 18, 2015.  
 
Transit Service  
 
Existing Service  
The subject application site lies outside of the UDB and is not directly connected to the existing 
transit network--existing transit services are located approximately 0.89 to 1.51 miles to the east 
of the easternmost portion of the application site.  The closest transit service is provided by 
Metrobus Routes 104 and 204 (Killian KAT) along SW 88th Street at SW 167th Avenue.  Other 
Metrobus routes providing transit service further to the east of the application site (SW 88th Street 
and SW 162nd Avenue) include bus routes 72, 272 (Sunset KAT), 88, and 288 (Kendall Cruiser). 
The service frequency of these routes are shown in the “Metrobus Route Service Summary” table 
below. 
 

Metrobus Route Service Summary 

Routes 

Service Headways (in minutes) 
Proximity to 

Bus Stop 
(miles) 

Proximity 
to Bus 
Route 
(miles) 

Type of 
Service 

Peak 
(AM/PM) 

Off-Peak 
(middays) 

Evenings 
(after 8 pm) 

Saturday Sunday 

72 60 60 n/a 60 60 1.51 1.51 L 

88 20 30 30 30 30 1.51 1.51 L 

104 24 45 60 60 60 0.89 0.89 L 

204 8.5 n/a 30 n/a n/a 0.89 0.89 F/E 
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272 15 n/a n/a n/a n/a 1.51 1.51 F/E 

288 12 n/a n/a n/a n/a 1.51 1.51 F/E 

Source: Draft 2015 Transit Development Plan, Miami-Dade Transit (June 2015 Line Up), July 2015. 
Notes: L means Metrobus Local route service; F means Metrobus feeder service to Metrorail; E means Express or 
Limited-Stop Metrobus service.  

 
Metrobus Recommended Service Improvements and Service Plan 

Route Improvement Description 
Implementation 

Year 
Operational 

Cost 

Capital 
Cost (in 
000s) 

Route 288 (Kendall 
Cruiser) 

Route to be transformed to Kendall Enhanced 
Bus (Route eliminated) 

2023 -$1,500 $0 

Kendall Enhanced 
Bus 

New route providing enhanced bus service 
from the West Kendall Transit Center 
(Kendall Drive and SW 162nd Avenue) to the 
Dadeland North Metrorail Station. Service 
headways will be 10 minutes during the 
AM/PM peak-hour using nine (9) 60-foot 
alternative fuel buses. This route will feature 
robust stations, queue jump and by-pass 
lanes, transit signal priority, WiFi and real-
time “Next Bus” arrival information via 
electronic signs at the stations. 

2023 $2,000 $30,000 
 

(unfunded) 

Kendall Corridor 
(Kendall Bus Rapid 

Transit - BRT)* 

Implement bus rapid transit service on 
dedicated lanes along SW 88th Street 
(Kendall Drive) from the West Kendall Transit 
Center (Kendall Drive and SW 162nd 
Avenue) to the Dadeland North Metrorail 
Station. 

TBD $10,000 $150,000 
 

West Kendall 
Transit Terminal 
Improvements 

Improve existing bus hub with 8 bus bays, 
kiss-and-ride, and expand parking with 500-
space structured parking. 

TBD $37,500 12,500 

Source: Draft 2015 Transit Development Plan, Miami-Dade Transit (June 2015 Line Up), July 2015. 
* Florida Department of Transportation (FDOT) currently conducting a Project Development and Environment (PD&E) Study. 
Note:  Based on the CDMP threshold for traffic and/or transit service objectives within a ½ mile distance, the estimated operating 
and capital costs of implementing this new express bus route are not associated with this application. 
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Future Conditions  
The following 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 
planned for the next ten years as noted in the draft 2015 Transit Development Plan (TDP). The 
table below shows the Metrobus service improvements programmed for the existing routes 
serving this application area. 
 

As noted in the table below, major projects planned within the general vicinity of the application 
site over the next 10-years include the Kendall Enhanced Bus Service (EBS) Project which is 
listed as an unfunded project in the draft 2015 TDP. The 2026 and Beyond Vision Plan within the 
draft 2015 TDP contemplates conversion of the Kendall EBS into full bus rapid transit and capacity 
improvements to the existing West Kendall Transit Terminal located just south of Kendall Drive 
along SW 162nd Avenue (approximately 1.51 miles to the southeast of the application site). Said 
transit improvements are currently unfunded and together represent over $162 million in capital 
cost funding needs. 
 

Metrobus Route Service Summary 

Routes 

Service Headways (in minutes) 
Proximity to 

Bus Stop 
(miles) 

Proximity 
to Bus 
Route 
(miles) 

Type of 
Service 

Peak 
(AM/PM) 

Off-Peak 
(middays) 

Evenings 
(after 8 pm) 

Saturday Sunday 

72 60 60 n/a 60 60 1.51 1.51 L 

88 20 30 30 30 30 1.51 1.51 L 

104 24 45 60 60 60 0.89 0.89 L 

204 8.5 n/a 30 n/a n/a 0.89 0.89 F/E 

272 15 n/a n/a n/a n/a 1.51 1.51 F/E 

288 12 n/a n/a n/a n/a 1.51 1.51 F/E 

Source: Draft 2015 Transit Development Plan, Miami-Dade Transit (June 2015 Line Up), July 2015. 
Notes: L means Metrobus Local route service; F means Metrobus feeder service to Metrorail; E means Express or 
Limited-Stop Metrobus service.  

 
Future Conditions  
The following 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 
planned for the next ten years as noted in the draft 2015 Transit Development Plan (TDP). The 
table below shows the Metrobus service improvements programmed for the existing routes 
serving this application area. 
 

As noted in the table below, major projects planned within the general vicinity of the application 
site over the next 10-years include the Kendall Enhanced Bus Service (EBS) Project which is 
listed as an unfunded project in the draft 2015 TDP. The 2026 and Beyond Vision Plan within the 
draft 2015 TDP contemplates conversion of the Kendall EBS into full bus rapid transit and capacity 
improvements to the existing West Kendall Transit Terminal located just south of Kendall Drive 
along SW 162nd Avenue (approximately 1.51 miles to the southeast of the application site). Said 
transit improvements are currently unfunded and together represent over $162 million in capital 
cost funding needs. 
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Metrobus Recommended Service Improvements and Service Plan 

Route Improvement Description 
Implementation 

Year 
Operational 

Cost 

Capital 
Cost (in 
000s) 

Route 288 
(Kendall 
Cruiser) 

Route to be transformed to Kendall Enhanced 
Bus (Route eliminated) 

2023 -$1,500 $0 

Kendall Enhanced 
Bus 

New route providing enhanced bus service 
from the West Kendall Transit Center (Kendall 
Drive and SW 162nd Avenue) to the Dadeland 
North Metrorail Station. Service headways will 
be 10 minutes during the AM/PM peak-hour 
using nine (9) 60-foot alternative fuel buses. 
This route will feature robust stations, queue 
jump and by-pass lanes, transit signal priority, 
WiFi and real-time “Next Bus” arrival 
information via electronic signs at the stations. 

2023 $2,000 $30,000 
 

(unfunded) 

Kendall Corridor 
(Kendall Bus 

Rapid 
Transit - BRT)* 

Implement bus rapid transit service on 
dedicated lanes along SW 88th Street (Kendall 
Drive) from the West Kendall Transit Center 
(Kendall Drive and SW 162nd Avenue) to the 
Dadeland North Metrorail Station. 

TBD $10,000 $150,000 
 

West Kendall 
Transit Terminal 
Improvements 

Improve existing bus hub with 8 bus bays, kiss-
and-ride, and expand parking with 500-space 
structured parking. 

TBD $37,500 12,500 

Source: Draft 2015 Transit Development Plan, Miami-Dade Transit (June 2015 Line Up), July 2015. 
* Florida Department of Transportation (FDOT) currently conducting a Project Development and Environment (PD&E) Study. 
Note:  Based on the CDMP threshold for traffic and/or transit service objectives within a ½ mile distance, the estimated operating 
and capital costs of implementing this new express bus route are not associated with this application. 

 
Application No. 7 (Green City Miami) is located immediately to the north of this subject application 
site, across SW 88 Street/Kendall Drive. Application No. 7 is proposing a new regional bus facility 
with a park-and-ride that will serve as a terminal for premium express bus service within a newly 
formed Downtown Metropolitan Urban Center. MDT has analyzed the incremental cost associated 
with extending existing Metrobus Routes further west to serve both Application 8 and Application 
7.  The capital costs associated with the purchase of additional buses needed to maintain existing 
levels of service with the new route extensions are presented in the “Annual Cost of Existing 
Metrobus Route Extensions” table below.  
 

Annual Cost of Existing Metrobus Route Extensions  
Route Annual Operations and Maintenance 

Cost of Route Extensions 
Additional Buses 
Required 

Capital Cost of Additional Buses 
Required* 

Route 72 $498,800 1 $450,000 
Route 88 $653,766 3 $1,350,000 
Route 104 $455,235 1 $450,000 
Route 204 $1,101,537 3 $1,350,000 
Route 272 $374,627 1 $450,000 
Route 288 $568,006 1 $450,000 

TOTAL $3,651,971 10 $4,500,000 
Source: Miami-Dade Transit, July 2015 
*Cost assumes purchase of 40-foot standard diesel buses. 

 
Application Impacts  
A preliminary analysis performed in the Traffic Analysis Zones (TAZ) where the application is 
located (TAZ #1274 and #1275), indicate that the transit impact estimated to be produced by this 
application can be accommodated with the existing transit service levels.  It should be noted that 
the existing Metrobus routes are located approximately over one-mile from the application site. 
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Other Planning Considerations 
 
Urban Sprawl 
The Miami-Dade County Strategic Plan and the CDMP call for the promotion of urban infill and 
redevelopment while discouraging urban sprawl. In addition, Chapter 163.3177(6)(a)(9), Florida 
Statutes (F.S.), requires Future Land Use Element and Future Land Use Element amendments 
to discourage urban sprawl. The statute provides 13 indicators to demonstrate that a plan or plan 
amendment does not discourage the proliferation of urban sprawl and 8 indicators to demonstrate 
that a plan or plan amendment discourages the proliferation of urban sprawl. The Statute further 
provides that a Future Land Use Element or plan amendment shall be deemed to discourage the 
proliferation of urban sprawl if it incorporates a development pattern or urban form that achieves 
4 or more of the following 8 indicators for the discouragement of urban sprawl:   
 
Staff’s review provided below indicates that the application does not achieve any of the indicators 
for the discouragement of urban sprawl but achieves 7 indicators for the encouragement of urban 
sprawl. Pursuant to Chapter 163.3177(6)(a)(9), F.S., the proposed amendment does not 
discourage urban sprawl, but instead, would encourage the proliferation of urban sprawl if 
approved. Therefore, approval of the application would be in contravention of the statutory 
requirement to discourage urban sprawl.  
 
Each indicator for the discouragement of the proliferation of urban sprawl is numerically listed 
below and is followed by an analysis of whether or not the application meets the intent of the 
indicator: 
 

1. Directs or locates economic growth and associated land development to geographic areas 
of the community in a manner that does not have an adverse impact on and protects 
natural resources and ecosystems.  

a. This indicator is not met: The application proposes industrial and commercial 
development on a ±61.1-acre site that is located within the County’s West Wellfield 
Protection Area. The site is currently comprised of agricultural uses and wetlands 
which provide for maximum wellfield recharge from local rainfall. The redesignation of 
the application site from ‘Agriculture’ to ‘Industrial and Office’ and ‘Business and Office’ 
would undoubtedly result in an increase in the impervious areas, thus negatively 
affecting the wellfield recharge. The CDMP interpretive text for the Wellfield Areas sets 
out the importance of managing land uses and activities near and upgradient from 
wellfields since these activities may directly impact the quality of water ultimately 
withdrawn from wells. The Wellfield Areas text also recognizes that if these regional 
wellfields become contaminated, there are no alternative sites for the construction of 
comparable high-capacity wellfields. Since the land around the West Wellfield is 
largely undeveloped with urban uses, it provides an opportunity to maintain pristine 
water quality in this important wellfield area. The application would result in the 
proliferation of urban land uses into the West Wellfield which is inconsistent with the 
CDMP policies that seek to protect the wellfield as well as resulting in urban sprawl. 

2. Promotes the efficient and cost-effective provision or extension of public infrastructure and 
services. 

a. This indicator is not met: The proposed development is at the western fringe of the 
urbanized area and currently located outside of the UDB. As indicated in the Supply 
and Demand Analysis, there is sufficient vacant commercial and industrial land within 
the UDB to sustain the population and economic growth of the County to the year 2030 
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and beyond. This analysis demonstrates that there are adequate sites inside of the 
UDB where public infrastrucure and services already exist or would be prioritized for 
extension. Extension of public infrastructure and services outside of the current UDB 
to accommodate the proposed development is unwarranted at this time.  

3. Promotes walkable and connected communities and provides for compact development 
and a mix of uses at densities and intensities that will support a range of housing choices 
and a multimodal transportation system, including pedestrian, bicycle, and transit, if 
available. This indicator does not apply because the Declaration of Restrictions proffered 
by the applicant prohibits residential development on the site.  

4. Promotes conservation of water and energy.  

a. This indicator is not met: CDMP Policy LU-10A states that “Miami-Dade County shall 
facilitate contiguous urban development, infill, redevelopment of substandard or 
underdeveloped urban areas, moderate to high intensity activity centers, mass transit 
supportive development, and mixed-use projects to promote energy conservation.” 
The proposed development is at the western fringe of the urbanized area and outside 
of the UDB. The proposed application would result in the westward expansion of urban 
development into a currently unurbanized area of the County which is inconsistent with 
the policies of the CDMP that promote energy efficiency and is indicative of urban 
sprawl. Additionally, as discussed in Indicator No. 1 above, the County’s West Wellfiled 
could be adversely impacted by the maximum development proposed in the 
application.   
 

5. Preserves agricultural areas and activities, including silviculture, and dormant, unique, and 
prime farmlands and soils. 

a. This indicator is not met: The proposed development is within an area currently 
designated “Agriculture” on the CDMP Land Use Plan map. The proposed application 
would result in the unwarranted conversion of agricultural land for urban uses. In 
addition, the properties to the north, west and south are designated “Agriculture” on 
the CDMP Land Use Plan map. Approval of the application may result in additional 
pressure to prematurely convert adjacent agricultural land for urban uses thus 
proliferating urban sprawl.         

6. Preserves open space and natural lands and provides for public open space and 
recreation needs.  

a. This indicator is not met. The application proposes industrial and commercial 
development on a ±61.1-acre site that is located within the County’s West Wellfield 
Protection Area. The site is currently comprised of agricultural uses and wetlands 
which are porous and provide for maximum wellfield recharge from local rainfall. The 
redesignation of the application site from Agriculture to ‘Industrial and Office’ and 
‘Business and Office’ would undoubtedly result in an increase in the impervious areas, 
thus negatively affecting the wellfield recharge. The CDMP interpretive text for the 
Wellfield Areas sets out the importance of managing land uses and activities near and 
upgradient from wellfields since these activities may directly impact the quality of water 
ultimately withdrawn from wells. The Wellfield Areas text also recognizes that if these 
regional wellfields become contaminated, there are no alternative sites for the 
construction of comparable high-capacity wellfields. Since the land around the West 
Wellfield is largely undeveloped with urban uses, it provides an opportunity to maintain 
pristine water quality in this important wellfield area. The application would result in 
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the proliferation of urban land uses into the West Wellfield which is inconsistent with 
the CDMP policies that seek to protect the wellfield and is indicative of urban sprawl. 

7. Creates a balance of land uses based upon demands of the residential population for the 
nonresidential needs of an area.   

a. This indicator is not met. The Land Supply Analysis demonstrates that, within the 
vicinity of the application site, there is a sufficient supply of vacant industrial land to 
the year 2021 and vacant commercial land to the year 2028. This analysis shows that 
the proposed commercial and industrial uses are not needed at this time to meet the 
nonresidential needs of the area and is indicative of urban sprawl.        

8. Provides uses, densities, and intensities of use and urban form that would remediate an 
existing or planned development pattern in the vicinity that constitutes sprawl or if it 
provides for an innovative development pattern such as transit-oriented developments or 
new towns as defined in Section 163.3164 F.S. 

a. This indicator is not met. Rather than remediating the existing pattern of sprawl 
development in the area, the proposed application would proliferate urban sprawl by 
continuing the westward expansion of urban development into currently unurbanized 
areas of the County. As noted previously, the Land Supply Analysis demonstrates that, 
within the vicinity of the application site, there is a sufficient supply of vacant industrial 
land to the year 2021 and vacant commercial land to the year 2028. This analysis 
shows that the proposed commercial and industrial uses are not needed at this time 
to meet the nonresidential needs of the area. 

The application meets seven (7) of the indicators that demonstrate the plan amendment does not 
discourage the proliferation of urban sprawl. Each indicator is numerically listed below and, for 
the applicable indicator, is followed by a discussion of how the application meets the indicator: 
 

1. Promotes, allows, or designates for development substantial areas of the jurisdiction to 
develop as low-intensity, low-density, or single-use development or uses. 
 

2. Promotes, allows, or designates significant amounts of urban development to occur in 
rural areas at substantial distances from existing urban areas while not using undeveloped 
lands that are available and suitable for development.  

a. This indicator is met.  The application site is currently located outside of the UDB which 
distinguishes the areas of the County where urban development may occur from areas 
where it should not occur. The application site is located inside of the Urban Expansion 
Area which is the area where urban development is likely to be warranted some time 
between the year 2020 and 2030, however expansion of the UDB is unwarranted at 
this time. As indicated in the Supply and Demand Analysis herein on page 8-15 and 
discussed in Principal Reason No. 1 on page 8-2, there is sufficient vacant 
commercial, and industrial land within the UDB to sustain the population and economic 
growth of the County to the year 2030 and beyond.Existing commerical and industrial 
land inside the UDB would be more suitable for the proposed use. 

3. Promotes, allows, or designates urban development in radial, strip, isolated, or ribbon 
patterns generally emanating from existing urban developments.  

4. Fails to adequately protect and conserve natural resources, such as wetlands, floodplains, 
native vegetation, environmentally sensitive areas, natural groundwater aquifer recharge 
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areas, lakes, rivers, shorelines, beaches, bays, estuarine systems, and other significant 
natural systems. 

a. This indicator is met.  The application proposes development on a ±61.1-acre site that 
is located within the West Wellfield’s protection area. The application proposes an 
intrusion of unwarranted urban development into the unurbanized portion of the West 
Wellfiled protection area. The existing land uses surrounding the West Wellfield in the 
application site (agriculture and wetlands) are porous and provide for maximum 
wellfield recharge from local rainfall. The re-designation of these lands from 
Agricultural to Industrial and Office will undoubtedly result in an increase in impervious 
areas, thus negatively affecting wellfield recharge. The proposed development 
therefore could adversely impact the wellfield and its long term viability as discussed 
in Principal Reason No. 5 on page 8-4 herein.  

5. Fails to adequately protect adjacent agricultural areas and activities, including silviculture, 
active agricultural and silvicultural activities, passive agricultural activities, and dormant, 
unique, and prime farmlands and soils. 

a. This indicator is met: The proposed development is within an area currently designated 
“Agriculture” on the CDMP Land Use Plan map. The proposed application would result 
in the unwarranted conversion of agricultural land for urban uses. In addition, the 
properties to the north, west and south are designated “Agriculture” on the CDMP Land 
Use Plan map. Approval of the application may result in additional pressure to 
prematurely convert adjacent agricultural land for urban uses thus proliferating urban 
sprawl.         

6. Fails to maximize use of existing public facilities and services. 

a. This indicator is met: The proposed application does not promote the efficient and 
cost-effective provision of public infrastructure and services. The proposed 
development is at the western fringe of the urbanized area and outside of the UDB. 
The CDMP states that “(g)iven the fundamental influences of infrastructure and service 
availability on land markets and development activities, the CDMP has since its 
inception provided that the UDB serve as an envelope within which public expenditures 
for urban infrastructure will be confined.” Extension of urban infrastructure beyond the 
current UDB is inconsistent with the policies of the CDMP that seek to contain it and 
indicative of urban sprawl. In addition, by promoting the extension of urban 
infrastructure into currently unurbanized areas, the application may result in additional 
development pressure for sprawl-type development. 

7. Fails to maximize use of future public facilities and services. 

8. Allows for land use patterns or timing which disproportionately increase the cost in time, 
money, and energy of providing and maintaining facilities and services, including roads, 
potable water, sanitary sewer, stormwater management, law enforcement, education, 
health care, fire and emergency response, and general government. 

a. This indicator is met: The application site is currently located outside of the UDB which 
is intended to distinguish the areas of the County where urban development may occur 
from areas where it should not occur. The application site is located inside of the Urban 
Expansion Area which is the area where urban development is likely to be warranted 
sometime between the year 2020 and 2030, however expansion of the UDB is 
unwarranted at this time. As indicated in the Supply and Demand Analysis herein on 
page 8-15, there is sufficient vacant commercial, and industrial land within the UDB to 
sustain the population and economic growth of the County to the year 2030 and 
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beyond. Existing commercial and industrial land inside the UDB would be more 
suitable for the proposed use. 

In addition, the proposed application does not promote the efficient and cost-effective 
provision of public infrastructure and services. The proposed development is at the 
western fringe of the urbanized area and outside of the UDB. The CDMP states that 
“(g)iven the fundamental influences of infrastructure and service availability on land 
markets and development activities, the CDMP has since its inception provided that 
the UDB serve as an envelope within which public expenditures for urban 
infrastructure will be confined.” Extension of urban infrastructure beyond the current 
UDB is inconsistent with the policies of the CDMP that seek to contain it and indicative 
of urban sprawl. In addition, by promoting the extension of urban infrastructure into 
currently unurbanized areas, the application may result in additional development 
pressure for sprawl-type development. 

9. Fails to provide a clear separation between rural and urban uses. 

10. Discourages or inhibits infill development or the redevelopment of existing neighborhoods 
and communities. 

a. This indicator is met: The application seeks expansion of the UDB to allow for urban 
development on the aplication site when adequate commercial and industrial land is 
available within the UDB to facilitate the County’s projected growth and development 
to the year 2030 and beyond. The UDB is critical in achieving the desired pattern of 
development in the County including the promotion of infill development. The proposed 
application, by locating outside of the current UDB, would promote development at the 
urban fringe which is inconsistent with CDMP policies that promote infill development 
within the existing urbanized area.   

11. Fails to encourage a functional mix of uses.  

12. Results in poor accessibility among linked or related land uses.  

13. Results in the loss of significant amounts of functional open space.  

a. This indicator is met: The application proposes development on a ±61.1-acre site that 
is located within the West Wellfield’s protection area. The application proposes an 
intrusion of unwarranted urban development into the unurbanized portion of the West 
Wellfiled protection area. The existing land uses surrounding the West Wellfield in the 
application site (agriculture and wetlands) are porous and provide for maximum 
wellfield recharge from local rainfall. The re-designation of these lands from 
Agricultural to Industrial and Office will undoubtedly result in an increase in impervious 
areas, thus negatively affecting wellfield recharge. The proposed development 
therefore could adversely impact the wellfield and its long term viability. Promotes, 
allows, or designates for development substantial areas of the jurisdiction to develop 
as low-intensity, low-density, or single-use development or uses. 
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Consistency Review with CDMP Goals, Objectives, Policies, Concepts and Guidelines 
 
The proposed application will further the following goals, objectives, policies, concepts and 
guidelines of the CDMP: 
 

LU-1. The location and configuration of Miami-Dade County’s urban growth through the year 
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-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-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-1O. Miami-Dade County shall seek to prevent discontinuous, scattered development at the 

urban fringe particularly in the Agriculture Areas, through its CDMP amendment 
process, regulatory and capital improvements programs and intergovernmental 
coordination activities. 

 
LU-1S. The Comprehensive Development Master Plan (CDMP) shall be consistent with the 

Miami-Dade County Strategic Plan adopted by the County Commission on June 3, 
2003 by Resolution R-664-03.  The Miami-Dade County Strategic Plan includes 
Countywide community goals, strategies and key outcomes for Miami-Dade County 
government.  Key outcomes of the Strategic Plan that are relevant to the Land Use 
element of the CDMP include increased urban infill development and decreased urban 
sprawl, protection of viable agriculture and environmentally-sensitive land, improved 
community design, reduced flooding, improved infrastructure and redevelopment to 
attract businesses to underserved and distressed areas, available and high quality 
green space throughout the County, and more integrated land-use development to 
decrease dependence on automobiles. 

 
LU-2A. All development orders authorizing new, or significant expansion of existing, urban 

land uses shall be contingent upon the provision of services at or above the Level of 
Service (LOS) standards specified in the Capital Improvements Element (CIE), except 
as otherwise provided in the “Concurrency Management Program” section of the CIE.   

LU-3B. All significant natural resources and systems shall be protected from incompatible land 
use including Biscayne Bay, future coastal and inland wetlands, future potable water-
supply wellfield areas identified in the Land Use Element or in adopted wellfield 
protection plans, and forested portions of Environmentally Sensitive Natural Forest 
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Communities as identified in the Natural Forest Inventory, as may be amended from 
time to time.  

 
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-4B. Uses designated on the LUP map and interpretive text, which generate or cause 

to generate significant noise, dust, odor, vibration, or truck or rail traffic shall be 
protected from damaging encroachment by future approval of new incompatible 
uses such as residential uses.  

 
LU-8D. The maintenance of internal consistency among all Elements of the CDMP shall be a 

prime consideration in evaluating all requests for amendment to any Element of the 
Plan.  Among other considerations, the LUP map shall not be amended to provide for 
additional urban expansion unless traffic circulation, mass transit, water, sewer, solid 
waste, drainage and park and recreation facilities necessary to serve the area are 
included in the plan and the associated funding programs are demonstrated to be 
viable.  

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

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

 
LU-8G. When considering land areas to add to the UDB, after demonstrating that a need 

exists, in accordance with foregoing Policy LU-8F: 
 

i) The following areas shall not be considered: 

a) The Northwest Wellfield Protection Area located west of the Turnpike 
Extension between Okeechobee Road and NW 25 Street and the West 
Wellfield Protection Area west of SW 157 Avenue between SW 8 Street 
and SW 42 Street; 

b) Water Conservation Areas, Biscayne Aquifer Recharge Areas, and 
Everglades Buffer Areas designated by the South Florida Water 
Management District; 

c) The Redland area south of Eureka Drive; and 
 

ii)  The following areas shall be avoided: 



May 2015 Cycle 8-42 Application No. 8 

a) Future Wetlands delineated in the Conservation and Land Use Element; 

b) Land designated Agriculture on the Land Use Plan map; 

c)  Category 1 hurricane evacuation areas east of the Atlantic Coastal Ridge;  

d) Comprehensive Everglades Restoration Plan project footprints delineated 
in Tentatively Selected Plans and/or Project Implementation Reports; and 

 

iii) The following areas shall be given priority for inclusion, subject to conformance 
with Policy LU-8F and the foregoing provision of this policy: 
 
a) Land within Planning Analysis Tiers having the earliest projected supply 

depletion year; 

b) Land contiguous to the UDB; 

c) Locations within one mile of a planned urban center or extraordinary transit 
service; and 

d) Locations having projected surplus service capacity where necessary 
facilities and services can be readily extended. 

 
iv)  Notwithstanding Policy LU-8G (iii), other land may be included to expand an 

existing unique regional facility, defined as an existing public facility or attraction 
of regional prominence that has been constructed on publicly owned land with 
significant public funding and intergovernmental coordination, if it satisfies all of 
the following criteria: 

a) The land is within the UEA, is contiguous to the UDB, and is contiguous 
to a unique regional facility; 

b) The use of the land will be limited to the expansion of the unique regional 
facility, together with ancillary uses; and 

c)  The expansion will have a positive economic impact, including increased 
economic development and tourism. 

 
LU-9B. Miami-Dade County shall continue to maintain, and enhance as necessary, 

regulations consistent with the CDMP which govern the use and development of land 
and which, as a minimum, regulate: 

i) Land use consistent with the CDMP Land Use Element and CDMP Level of 
Service Standards; 

ii) Subdivision of land;  

iii) Protection of potable water wellfields; 

iv) Areas subject to seasonal or periodic flooding; 

v) Stormwater management;  

vi) Protection of environmentally sensitive lands; 

vii) Signage; and 

 viii) On-site traffic flow and parking to ensure safety and convenience and that no 
avoidable off-site traffic flow impediments are caused by development.  The 
provisions of Policy TC-3A of the Traffic Circulation Subelement, which address 
access management, shall apply. 

 



May 2015 Cycle 8-43 Application No. 8 

Concept No. 1: Control the extent and phasing of urban development in order to coordinate 
development with the programmed provision of public services. 
 
CON-2.  Protect ground and surface water resources from degradation, provide for effective 

surveillance for pollution and clean up polluted areas to meet all applicable federal, 
state and County ground and surface water quality standards. 

 
CON-2A. The basin stormwater master plans produced by Miami-Dade County pursuant to 

Objective CON-5 will establish priority listings of stormwater/drainage improvements 
to correct existing system deficiencies and problems and to provide for future 
development.  At a minimum, these lists shall include:  

1. Drainage/stormwater sewer systems within wellfield protection areas; 

2. Drainage/stormwater sewer systems in industrial and heavy business areas 
and areas with large concentrations of small hazardous waste generators; 

3. Basins and sub-basins that fail to meet the target criteria for the twelve 
NPDES priority pollutants listed in Policy CON- 5A. 

 
CON-3.  Regulations within wellfield protection areas shall be strictly enforced. The 

recommendations of the NW Wellfield Protection Plan shall continue to be fully 
implemented, as are recommendations that evolve from the West Wellfield and South 
Dade Wellfield planning processes.  

 
CON-3A. No new facilities that use, handle, generate, transport or dispose of hazardous wastes 

shall be permitted within wellfield protection areas, and all existing facilities that use, 
handle, generate, transport or dispose of more than the maximum allowable quantity 
of hazardous wastes (as specified in Chapter 24-43 of the Code of Miami-Dade 
County, as may be amended from time to time) within wellfield protection areas shall 
be required to take substantial measures such as secondary containment and 
improved operating procedures to ensure environmentally safe operations. 

 
CON-3B. The water management systems that recharge regional wellfields shall be protected 

and enhanced.  
 
CON-3E.  The area west of the Turnpike, east of the Dade-Broward Levee, north of NW 12th 

Street and south of Okeechobee Road shall be reserved for limestone mining and 
approved ancillary uses as provided for in Chapters 24 and 33 of the Miami-Dade 
County Code and the entire area west of the Turnpike, north of NW 25th Street and 
south of Okeechobee Road shall remain unurbanized.  

 
CON-4A. The aquifer-recharge values of wetland areas shall be maintained and, where feasible, 

enhanced or restored.  There shall be no further positive drainage of wetlands to 
accommodate urban development or agricultural uses. 

 
CON-5G. Miami-Dade County shall actively encourage the creation of buffers between water 

impoundment areas and development in order to increase the level of flood protection 
that is provided to developed areas. 

 
CON-6.  Soils and mineral resources in Miami-Dade County shall be conserved and 

appropriately utilized in keeping with their intrinsic values.  
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CON-6A. Areas of highest suitability for mineral extraction in Miami-Dade County shall be 
reserved for that use and shall be protected from premature encroachment by 
incompatible uses.  

 
WS-1D.  The County shall protect the integrity of groundwater within wellfield protection areas 

by strict adherence to the Wellfield Protection Ordinances, by rigorous enforcement of 
sanitary sewer requirements, hazardous waste prohibitions, land use restrictions, and 
all other applicable regulations, and by supporting system improvements which are 
designed to protect or enhance the raw water supply.  Existing and future wellfields of 
exceptional quality, such as the Northwest Wellfield, shall be particularly addressed in 
the regulations to prevent degradation of water quality. 

 
WS-6.  Miami-Dade County shall undertake timely efforts to expand traditional sources of raw 

water and develop new alternative raw water sources and projects to meet the 
County’s water supply needs. 

 
WS-6B.  Miami-Dade County shall take the steps necessary to assure that all viable potable 

water wellfields in the County remain available for use and possible future expansion.  
Such steps may include, but shall not be limited to, the renewal of withdrawal permits 
and the extension of the County’s wellfield protection measures. 

 
WS-6D.  In the development of its future potable water supplies, Miami-Dade County shall, to 

the maximum extent feasible, utilize methods which preserve the integrity of the 
Biscayne Aquifer, protect the quality of surface water and related ecosystems, 
consider and are compatible with the South Florida Water Management District’s 
Lower East Coast Regional Water Supply Plan and the current Water Use Permit, and 
comply with the land use and environmental protection policies of the Miami-Dade 
County CDMP, the Strategic Regional Policy Plan for South Florida, and the State 
Comprehensive Plan. 

 
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. 

 
CIE-5D.  Appropriate mechanisms will be developed by Miami-Dade County in order to assure 

that adequate water supplies are available to all water users of the Miami-Dade County 
Water and Sewer Department.  Furthermore, the Miami-Dade Water and Sewer 
Department shall be responsible for monitoring the availability of water supplies for all 
water users of the Miami-Dade County Water and Sewer Department and for 
implementing a system that links water supplies to the permitting of new development. 

 
ICE-4E.  Miami-Dade County shall promote better coordination of land use, natural resources 

and water supply planning, with special attention to approaches involving the 
management of the ecosystem. 
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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 Application No. 8 of the May 2015 Cycle 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 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 

 
Level of Service Standard 
The adopted level of service standard (LOS) for the County Public Works and Waste Management 
System (PWWM) is as follows: to maintain sufficient waste disposal capacity to accommodate 
waste flows committed to the System through long term contracts or interlocal agreements with 
municipalities and private waste haulers, and anticipated uncommitted waste flows, for a period 
of five years. As of FY 2014-15, the PWWM is in compliance with this standard, meaning that 
there is adequate disposal capacity to meet projected growth in demand, inclusive of the 
application reviewed here, which is not anticipated to have a negative impact on disposal service.  
 
Fiscal Impact for Provision of Solid Waste Services - Concurrency 
Since the PWWM assesses capacity on a system-wide basis, it is not practical or necessary to 
make determinations concerning the adequacy of solid waste disposal capacity on a case-by-
case basis. Instead, the PWWM issues a periodic assessment of the County’s status in terms of 
‘concurrency’ that is, the ability to maintain the adopted LOS system-wide. 
 
Fiscal Impact – 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 and code enforcement.  
 
Fiscal Impact – Waste Disposal Capacity and Service  
The cost of providing disposal capacity for WCSA customers, municipalities and private haulers is 
paid for by System users. In FY 2014-15, the PWWM charges a contract disposal rate of $66.34 
per ton to PWWM Collections and those private haulers and municipalities with long-term disposal 
agreements. The short-term disposal rate is $87.47 per ton in FY 2014-15. 
 
These rates adjust annually with the Consumer Price Index, South Region. In addition, the 
PWWM 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 
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closure, remediation and long-term care are funded by a portion of the Utility Service Fee charged 
to all customers of the County’s Water and Sewer Department. 
 

Water and Sewer 
 
The Miami-Dade County Water and Sewer Department (WASD) provides for the majority of water 
and sewer service needs 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 the actual labor and materials 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 $1.3766 per 1,000 gallons for water and $1.7267 per 1,000 
gallons for sewer. 
 
The applicant requests a change to the CDMP Land Use Plan map to redesignate the subject 
±61.10-gross acre site from “Agriculture” to “Industrial and Office” for Parcel A (51.1 gross acres) 
and “Business and Office” for Parcel B (10.0 gross acres). The requested designations would 
allow a maximum development of 1,002,751 square feet of industrial and 128,240 square feet of 
retail. If the application site is developed with the 750,000 square feet of industrial uses, the water 
connection charges/impact fees are estimated at $26,063. Sewer connection charges/impact fees 
are estimated at $105,000. The total annual operating and maintenance costs for the industrial 
development would total $21,238. Similarly, If the application site is developed with the 100,000 
square feet of retail uses, the water connection charges/impact fees are estimated at $13,900. 
Sewer connection charges/impact fees are estimated at $56,000. The total annual operating and 
maintenance costs for the industrial development would total $11,327. The estimated costs of 
installing the required 100 linear feet of 12-inch and 24-inch water mains for the maximum 
development to connect to the County’s regional water system are estimated at $18,000 and 
$1,344,000, respectively. The estimated costs of installing the required 3000 linear feet of 8-inch 
sewer force main and a pump station 24-inch for the maximum development to connect to the 
County’s regional sewer system are estimated at $465,000 and $750,000, respectively, The total 
potential cost for connecting to the regional water and sewer systems including engineering fees 
(10%) and contingency fees (15%) is estimated at $2,288,385 
 

Flood Protection 
 
The Miami-Dade County Division of Environmental and Resources Management (DERM) is 
responsible for 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.  
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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 applicant has proffered a covenant that would prohibit residential development on the 
application site should the application be approved with the acceptance of the proffered covenant. 
Therefore, Miami-Dade County Public Schools would not be impacted by the application as 
proposed. 

 
Fire Rescue 

 
The Miami-Dade County Fire and Rescue Department indicates that fire and rescue service in 
the vicinity of the application site is adequate. 
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APPENDIX F 
 

Photos of Site and Surroundings 
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The application site viewed southward from Kendall Drive (SW 88 Street 

 

 
Agricultural land adjacent to the west of the application site across Krome Avenue (SW 177 

Avenue)  
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Vacant properties to the east of the site with the Kendall Commons TND development under 

construction in the background  

 

 
Agricultural land abutting property to the south of application site   
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APPENDIX G 
 

Applicant’s Proffered Declaration of Restrictions 
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