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APPLICATION SUMMARY 
 

Applicant/Representative(s):  Marista Holdings, LLC / Joseph G. Goldstein, Esq., & 
Alan Krischer, Esq., Holland and Knight 

Location: South side of SW 312 Street between SW 132 and 
142 Avenues, Homestead, Florida 

Total Acreage:  ±78.52 Gross Acres / ±77.66 Net Acres [As Initially 
filed ±159.87 Gross Acres/±157.24 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 (±46.42 gross acres) to 
“Business and Office” 

3. Redesignate Parcel B (±81.35 gross acres) to 
remain designated “Institutions, Utilities and 
Communication” [Parcel withdrawn from 
application]  

4. Parcel C (±27.44 gross acres) to remain 
designated “Agriculture” 

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

Amendment Type: Standard 

Existing Zoning District/Site Condition: AU (Agriculture)/Cropland, plant nursery, and ±4.66 

acres of canal; [farmworker housing on Parcel B] 

RECOMMENDATIONS 
 

Staff: DENY AND DO NOT TRANSMIT (October 2017) 

Community Council: NOT APPLICABLE (Application is within the City of 
Homestead) 

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

TO BE DETERMINED (November 6, 2017) 

Transmittal Action of Board of County 
Commissioners: 

TO BE DETERMINED (November 8, 2017) 
 

Final Action of Board of County 
Commissioners: 

TO BE DETERMINED (February/March 2018) 

Application No. 7 
Commission Districts 8 & 9 
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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 revised application seeks to: expand the 2020 Urban Development Boundary to include 
the ±78.52 gross acre application site; redesignate Parcel A ±46.42-acre of the site from 
“Agriculture” to “Business and Office” while maintaining the “Agriculture” designation on the 
±27.44 Parcel C, and; to add the proffered Declaration of Restrictions to the CDMP Land Use 
Element.  The ±81.35-acre Parcel B was withdrawn from the application by the Applicant. 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 expand the UDB to facilitate 
the development of the ±46.42-acre Parcel A of the application site with urban development 
that would include retail, offices, a hotel, and an assisted living facility as outlined in the 
applicant’s proffered Declaration of Restrictions. The Applicant does not propose a use for the 
±27.44-acre Parcel C. 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 page 7-14, 

demonstrates that there is adequate commercial land within the UDB to sustain economic 
growth beyond the year 2030 at both the countywide level and in the commercial study area 
in which the application site is located (MSA 7.4). Therefore, pursuant to Policy LU-8G, there 
is no demonstrated need to add land within the UDB and thereby the requested expansion of 
the UDB and the development proposed in the application are premature and unwarranted at 
this time. 

 
2. The application is premature because it proposes changing the land use designation of the 

±46.42-acre portion of the site identified in the application as Parcel A to “Business and 
Office”, while retaining the existing “Agriculture” designation on the western ±27.44-acre 
portion of the site identified as Parcel C.  Approval of the application would therefore result in 
the inclusion of additional lands designated for Agriculture in the UDB, contrary to CDMP 
policy. 
 
The application as originally filed addressed the ±159.87-gross acre site that comprised three 
separate properties identified in the application as Parcel A (±46.42 acres), Parcel B (eastern 
±81.35 gross acres of the site), and Parcel C (western ±27.44 acres of the site) that is 
traversed by the north-south aligned ±4.66-acre C-103N-1 canal right-of-way (see Aerial 
Photo on page 7-6). The application seeks to redesignate the Applicant owned Parcel A on 
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the CDMP Adopted Land Use Plan (LUP) map from “Agriculture” to “Business and Office”. 
Parcel B is owned by the Homestead Housing Authority, and is developed with a 296-unit 
farm worker housing project. The application originally sought to redesignate this portion of 
the site to “Institutions, Utilities, and Communications”. However, by letter dated August 15, 
2017 the Applicant withdrew its request to redesignate Parcel B to “Institutions, Utilities, and 
Communications” and stated that the parcel would retain its “Agriculture” LUP map 
designation. By letter dated September 25, 2017 the Applicant then sought to withdraw the 
portion of Parcel B that is within the Accident Potential Zone of the Homestead Air Reserve 
Base runway (see Principal Reason No. 4 below). Subsequently, by letter dated October 4, 
2017 the Applicant withdrew Parcel B in its entirety from the application.  Finally, the 
application does not request a land use designation change for Parcel C, although it would be 
included in the UDB if the application is approved. Parcel C was included in the application to 
comply with Section 2-116.1 of the Miami-Dade County Code, which provides that no 
application may be filed to amend the UDB that if approved would create an enclave of land 
located outside the UDB that would be surrounded on 75% or more of its boundary by lands 
within the UDB.  
 

3. The application proposes the unwarranted expansion of the UDB and the premature 
development of viable agricultural land inconsistent with CDMP Land Use Element Policy LU-
1P, which requires the County to protect and promote agriculture as viable economic activity. 
Notwithstanding the fact that a portion of the application site (the western ±41 acres) is within 
the 2030 Urban Expansion Area, where urban development beyond the UDB may be 
warranted at some time in the future, the site is in agricultural production and there is no 
demonstrated need at this time to expand the UDB to facilitate the development proposed in 
the application.  

  
 The application states that the site’s location outside the UDB and its “Agriculture” designation 

are not appropriate due to the site’s geographical isolation from the broader agricultural 
community, and because the site is an enclave of agricultural land surrounded by urbanized 
existing uses. The application further explains that the ±81.35-gross acre Parcel C of the 
application site is developed with 296 affordable housing units and that this property should 
have been within the UDB. The application further states that there is a need and strong 
demand in the vicinity of the application site for civic and institutional uses, retail office and 
hotel uses. However, as discussed in Principal Reason No. 1 above, there is adequate land 
within the UDB to facilitate the development proposed in the application, and there is no 
demonstrated need at this time to expand the UDB for such proposed development. 

 
 Furthermore, the application site is within the area known in the farming community as the 

"East Glade" that has a long history of agricultural usage, and the site has been and 
continues to be used for agricultural purposes. The predominate soil types of the parcels 
in question are considered to be “farmland of unique importance" by the United States 
Department of Agriculture's Natural Resources Conservation Service.  

 
4. The application proposes development such as a 200-bed assisted living facility on Parcel A 

of the application site that is generally incompatible with the operations and future growth of 
the Homestead Air Reserve Base (HARB) and thereby is inconsistent with the CDMP. Land 
Use Element Policies LU-4G, LU-4I, Aviation Subelement Policies AV-5H, AV-5I, AV-5K and 
Intergovernmental Coordination Element Policies ICE-3G and ICE-3H require the County to 
cooperate with HARB and to ensure that future land uses on properties adjacent to HARB 
and/or within the HARB Military Zone maintain or improve compatibility with the airport and its 
operations. In addition, the HARB is identified in ‘Table 3: Facility of Countywide Significance’ 
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of the CDMP Intergovernmental Coordination Element as a Facility of Countywide 
Significance. Additionally, Sections 163.3175 and 163.3177, Florida Statutes (F.S.) provide 
for the protection for military installations and provide that local future land use plan 
amendments shall be based, in part, on the compatibility of uses on lands adjacent to or 
closely proximate to military installations, such as HARB. 

  
 The application site is adjacent to HARB and as originally filed included property (Parcel B) 

that is within the accident potential zone of HARB’s Runway 06. Consequently, the U.S. 
Department of the Air Force, in a letter dated July 17, 2017, identified eight (8) mission impacts 
to HARB that the application would generate if approved. Approval of the application would 1) 
cause potential loss of or restricted approach procedures for Runway 06, which would restrict 
or eliminates the opportunity for aircraft to takeoff or land during poor weather conditions; 2) 
cause potential noise restrictions disallowing afterburner/military power takeoffs; 3) simulated 
flameout landing training would be restricted to Runway 06 only; 4) the proximity of the 
application site to HARB (especially Parcel B) poses a security concern to HARB missions 
and assets; 5) structures which have an unobstructed, elevated view of the base will provide 
a significant operational security concern for HARB, Customs and Border Protection, U.S. 
Special Operations Command (south), Florida Air National Guard, Operation Noble Eagle and 
the U.S. Coast Guard; 6) the proposed development will increase the number of people in the 
vicinity of the Explosive Ordinance Disposal site increasing public pressure to constrain use 
of the disposal site; 7) the proposed development may constrain the ability of HARB to accept 
future missions or future weapons systems, which affects HARB and the Air Force Reserve 
Command munitions storage capabilities; and 8) the application site is in close proximity to 
HARB’s Explosive Clear Zone, which distance from the Explosive Clear Zone does not provide 
absolute safety or protection to local residents (see Appendix E: Homestead Air Reserve Base 
Comments).  

 
 Furthermore, approval of the application would generally inconsistent with CDMP Policies LU-

4A and LU-4B, which provides that, when evaluating compatibility among proximate land 
uses, the County shall consider factors such as noise, lighting, shadows, glare, vibration, odor, 
runoff, access, traffic, parking, height, bulk, scale of architectural elements, landscaping, 
hours of operation, buffering, and safety.  

 
 In addition, the proposed amendment is not consistent with CDMP Policy LU-8G(i)(d), which 

provides that areas that are within HARB’s accident potential zones, such as the application 
site, shall not be included within the 2020 Urban Development Boundary. 

 
5. The application proposes the unwarranted expansion of the UDB and development that is 

contrary to the CDMP provisions for properties within Coastal High Hazard Areas. The 
application site is identified by the 2016 National Hurricane Center Sea, Lake, and Overland 
Surges (SLOSH) Super Basin data models to be vulnerable to storm surge inundation from a 
Category 1 and higher hurricane, and thereby is within a Coastal High Hazard Area.  Chapter 
163.3178(2)(h) of the Florida Statutes defines the Coastal High-Hazard Area as “the area 
below the elevation of the category 1 storm surge line as established by a Sea, Lake, and 
Overland Surges from Hurricanes  computerized storm surge model” (see Other Planning 
Considerations on page 7-31 herein). CDMP Land Use Element Policy LU-3D and Coastal 
Management Element Objectives CM-9 and CM-10 with associated policies seek to 
discourage development in the Coastal High Hazard Areas. Furthermore, Land Use Element 
Policy LU-8G ii(b) provides that Coastal High Hazard Areas shall be avoided when looking to 
add lands to the UDB. The application as filed, and as subsequently amended by the Applicant 
as discussed in Principal Reason No. 2 above, is inconsistent with the CDMP objectives and 
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policies that seek to discourage development in Coastal High Hazard Areas and that require 
the avoidance of expanding the UDB to include lands that are within a Coastal High Hazard 
Area.   

 
6. The application as filed and as subsequently amended by the Applicant discourages urban 

infill and redevelopment and encourages 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 six (6) indicators for the encouragement of 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)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.   

 
 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 contrary to 
the Florida statutory requirement as well as the County’s Strategic Plan and CDMP 
requirements to discourage urban sprawl.  
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STAFF ANALYSIS 
 
Application Site 
 
Background 
The application was originally filed addressing a ±159.87-gross acre site that is comprised of three 
separate properties identified in the application as Parcel A (±46.42 gross acres), Parcel B (±81.35 
gross acres), and Parcel C (±27.44 gross acres) traversed by the north-south aligned ±4.66-acre 
C-103N-1 canal right-of-way. The ±46.42-acre Parcel A is owned by the Applicant and comprises 
two individual parcels located at the southeast corner of SW 312 Street and SW 137 Avenue. The 
±81.35-acre Parcel B is owned by the Homestead Housing Authority, is developed as a 296-unit 
farm worker housing project and is located at the southeast corner of SW 312 Street and SW 137 
Avenue, east of Parcel A. The Parcel C is the western ±27.44 acres of the application site located 
at the southwest corner of SW 142 Avenue and SW 312 Street. The original application filed May 
31, 2017 requested changes to the CDMP Adopted 2020 and 2030 Land Use Plan map (LUP) 
map to expand the 2020 Urban Development Boundary (UDB) to include the then ±159.87-gross 
acre application site (Parcels A, B, and C) and to redesignate Parcel A from “Agriculture” to 
“Business and Office”; Parcel B from “Agriculture” to “Institutions, Utilities, and Communications”; 
and Parcel C was to remain designated as “Agriculture.”  
 
The Homestead Air Reserve Base, by letter dated July 17, 2017 (see Appendix H: Homestead 
Air Reserve Base Comments) expressed concerns about the negative impacts that the proposed 
amendment would have on its operations because of the application site’s location adjacent to 
the southwest of the Homestead Air Reserve Base. Furthermore, the eastern portion of the site 
(Parcel B) is within the Accident Potential Zone (APZ) of the Base’s Runway 06, and the Accident 
Potential Zone is identified in the CDMP Land Use Element Policy LU-8G(i)(d) as an area that 
shall not be considered for inclusion within the UDB in order to protect the Base. The Applicant, 
by letter dated August 15, 2017 withdrew its request to re-designate Parcel B to “Institutions, 
Utilities, and Communications”, then by letter dated September 25, 2017 withdrew the portion of 
Parcel B that lies within the Accident Potential Zone of the Homestead Air Reserve Base (see 
Appendix E: Letter Excluding Properties Within Accident Potential Zones). Subsequently, by letter 
dated October 4, 2017, the Applicant withdrew the ±81.35-acre Parcel B in its entirety from further 
consideration in the application (see Appendix E: Letter Amending Applicant’s Original Request). 
Therefore, the application in its current form addresses a total of ±78.52 gross acres inclusive of 
Parcel A and Parcel C only.   
 
Location 
The application site as originally filed is located along the south side of SW 312 Street between 
SW 132 Avenue and theoretical SW 142 Avenue, in the City of Homestead and within close 
proximity to the Homestead Air Reserve Base. As outlined above, the application site originally 
comprised three properties identified as Parcel A, Parcel B, and Parcel C with a ±4.66-acre north-
south aligned C-103N-1 canal that traverses Parcel C (the western portion of the original 
application site) and connects to east west aligned C-103-1 canal running along the southern 
boundary of the application site.  
 
Notwithstanding the fact the application site, as originally filed and subsequently revised, is 
located in the City of Homestead, the requested amendment to expand the UDB must be 
processed by the County pursuant to Section 2.116.1.2 of the Code of Miami-Dade County. 
Section 2.116.1.2 of the Code provides that the location of the Urban Development Boundary 
(UDB) and permitted land uses outside the UDB shall be governed by the County’s CDMP and 
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requires any amendment to the UDB or land uses outside the UDB be filed and processed in 
accordance the County’s procedures for applications seeking to amend the CDMP.  
 
Existing Land Use 
Parcels A and C are characterized by row and crop fields and plant nurseries. Parcel B (withdrawn 
from the application on October 4, 2017) is currently developed with 296 residential units that are 
owned and operated as farm worker housing by the Homestead Housing Authority and are in 
good condition.  
 
Land Use Plan Map Designation 
The application site and the withdrawn Parcel B are designated “Agriculture” on the Miami-Dade 
County Comprehensive Development Master Plan (CDMP) Adopted 2020 and 2030 Land Use 
Plan (LUP) map, and are outside the 2020 Urban Development Boundary (UDB). See “CDMP 
Land Use” map on page 7-9 above. The principal uses allowed in agriculture-designated areas 
are agriculture uses and uses ancillary to and directly supportive of agriculture and farm 
residences. Residential development is allowed under the “Agriculture” CDMP land use 
designation at a density of one (1) dwelling unit per five gross acres.  
 
The “Business and Office” CDMP land use designation requested for Parcel A 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 CDMP land use designation of “Agriculture,” the ±78.52 property may be 
developed with a maximum of 20 rural single-family detached homes at 1 unit per five (5) gross 
acres. Under the proposed CDMP land use designation of “Business and Office”, Parcel A may 
be develop with a maximum of 793,837 square feet of retail and office uses or 283 single-family 
detached homes. Parcel C may be developed with residential uses at 1 unit per five gross acres 
for a total of 5 rural single-family detached homes under the “Agriculture” land use designation 
which the application proposes to retain on the property. 
 
Proffered Declaration of Restrictions 

The Applicant proffered a Declaration of Restrictions (covenant) which provides a development 
program that limits development on the site to retail, offices, hotel, and an assisted living facility. 
The covenant states that the initial adopted development program includes 200 beds of assisted 
living facility, 150 hotel rooms, 200,000 square feet of office space, and 150, 000 square feet of 
retail uses and provides that these uses and combinations thereof may vary so long as the 
maximum development does not exceed 828 net pm peak hour vehicle trips.  

According to the Transportation Analysis prepared by Kimley-Horn & Associates in support of the 
application, dated May 2017, the applicant proposes (see page 5) to develop Parcel A (±46.42 
gross acres) of the application site with a 200-bed assisted living facility, a 150-rooms hotel, 
200,000 square feet of office space and 150,000 square feet of retail space. The Analysis does 
not state any proposed development for Parcels B and C.  
 
Zoning  
Properties within the application site are zoned AU (Agriculture). See “Zoning Map” on page 7-7.  
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Adjacent Land Use and Zoning 
 
Existing Land Uses 
Properties abutting and adjacent to the application site are within the City of Homestead. North of 
the site beyond SW 312 Street are single family residences within the Waterstone community and 
the Waterstone K-5 Charter School. Northeast of the site are a Chevron gas station, a Dunkin 
Donuts, vacant lots and a rockmining operation, at the northeast corner of SW 312 Street and SW 
137 Avenue. Further north, within unincorporated Miami-Dade County, is the Homestead Air 
Reserve Base. To the east of the site is Parcel B that was initially include but subsequently 
withdrawn from the original application, the Homestead Housing Authority property developed 
with 296 farm worker housing units. Further east beyond Parcel B is the Homestead Air Reserve 
Base property.  South of the site are plant nurseries and agricultural produce processing facilities, 
beyond which are croplands. Abutting to the west of the site, are row and crop fields and further 
west is the Crystal Lake townhome community. To the southwest are townhomes within the 
Baywinds community and single family residences (See “Existing Land Use” map on page 7-8.)   
 
Land Use Plan Map Designations 
The City of Homestead designates the areas adjacent to the north and west of the application site 
on its 2030 Future Land Use Map as “Low Density Residential Use” and these lands a similarly 
depicted on the CDMP LUP map as “Low Density Residential (2.5 to 6 DU/Ac.)”, except the 
property abutting the site to the west that the City designates as Professional Mixed Use which is 
depicted as “Business and Office” on the LUP map. The gas station, Dunking Donuts and 
rockmining properties to the northeast are designated “Heavy Commercial Use” and “Industrial 
Use” by the City and these properties are depicted as “Industrial and Office” on the LUP map. 
The Homestead Housing Authority’s farm worker housing property to the east and properties 
south of the application are outside the UDB and designated “Agriculture” on the LUP map and 
the City depicts these areas as “Agriculture” on its 2030 Future Land Use Map.  The Homestead 
Air Reserve Base property is designated on the LUP map as “Institutions, Utilities and 
Communications”. (See “CDMP Land Use” map on page 7-9.)   
 
Zoning 
Properties adjacent to the east and northeast of the application site are within the County’s 
unincorporated area and are zoned AU (Agriculture). Properties adjacent to the north of the site 
are within the City of Homestead and are zoned AU (Agriculture) and B3 (Liberal Business). 
Properties adjacent to the west and south are within the City of Homestead and are zoned AU 
(Agriculture). Properties to the northwest and southwest of the site are zoned PUD (Planned Unit 
Development) and are within the City of Homestead. (See “Zoning Map” on Page 7-7.) 
 
Supply and Demand Analysis 
 
Minor Statistical Area (MSA) 7.4 contained 392.40 acres of in-use commercial uses in 2017 and 
an additional 228.8 acres of vacant land zoned or designated for business uses. The annual 
average absorption rate for the 2017-2030 period is 13.41 acres per year. At the projected rate of 
absorption, the study area will deplete its supply of commercially zoned land beyond the year 
2030 (See “Projected Absorption of Land for Commercial Uses” table below).   
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Projected Absorption of Land for Commercial Uses 
Indicated Year of Depletion and Related Data 

Analysis    
Area 

 
 

 Vacant 
Commercial  
Land 2017 

(Acres) 

Commercial 
Acres in 

Use 2017 

Annual Absorption 
Rate 

2017-2030 
(Acres) 

Projected 
Year of 

Depletion 

 

Total Commercial Acres 
per Thousand Persons 

  
  
  2020 2030 

MSA 7.4  228.8 392.40 13.41 2030+  6.1 4.3 
Source:  Miami-Dade County, Regulatory and Economic Resources Department, Planning Division, Planning 
Research and Economic Analysis Section, July 2017 

 
An economic analysis report (Appendix F; appendices page 65) submitted by Miami Economic 
Associates (MEA) by letter dated June 29, 2017 in support of the application was reviewed by 
staff. The points raised in the MEA report are presented below in italics followed by with staff’s 
comments are as follows: 
 
Reasons put forth by the applicant and the consultant, Miami Economic Associates (MEA), to ask 
for the re-designation of the Property and staff’s responses are as follows: 
 

 The ‘Property is isolated from the broader agricultural community in the area.” The subject 
property is surrounded on the west and south by agricultural uses and on the east by a 
residential development owned and operated by the Homestead Housing Authority. The 
Homestead Housing Authority is not a municipal department, but a quasi-governmental 
organization. The residential property in question was built specifically for farm workers to 
support the agricultural area. 
 

 Because the Property “may not be aggregated to the lands in the south, it creates an 
inefficiency in the agricultural use and significantly reduces the agricultural sustainability of the 
Property.” Staff does not agree with this statement. The applicant does not explain what 
inefficiency is created and how it reduces the agricultural sustainability of the property. A 
decrease in the profitability of a specific use or financial considerations should not be a 
justification for expanding the UDB or a re-designation of land use. 
 

 The analysis states that the “Property is a virtual enclave of agricultural land surrounded by 
fully urbanized existing uses to the north, east, and west.” The Property is not an enclave. 
Parcels to the west and south are currently in agricultural use. It is connected to the properties 
to the south by a bridge, and on 137th Avenue. The Residential parcel to the east was built for 
farm worker housing and consequently is compatible with other agricultural uses. 

 

 The application includes Residential Land that is owned and operated by the Homestead 
Housing Authority, “which erroneously falls outside the UDB”. It is true that there is a 
residential development to the east of the subject Property. These units are owned and 
operated by the Homestead Housing Authority, not a municipal entity or department. The units 
were built to be used for farm workers. Consequently, it could be located inside or outside the 
UDB. As such the statement that it “erroneously falls outside the UDB” is not accurate. 

 

 The “City of Homestead which has determined there is a strong demand for lands in the area 
appropriate for civic and institution, retail, office and hotel uses.” “There is a localized 
deficiency of said commercial uses in the immediate area” which is inadequately served. The 
Applicant has not provided any evidence demonstrating this this strong Demand. 
Nevertheless, staff conducted an analysis of commercial uses within 1.5 and 2 miles of the 
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Property and found a significant square footage (see “Commercial Space Within 2 Miles of 
the Subject Property” table below). 
 

 
 

 
 

These commercial uses include a Walmart and Publix about 1.5 miles to the north on 137th 
Avenue, and a Publix less than 1 mile to the west on Campbell drive.  
 
The MEA report provides a reasonable estimate of the economic impact of the nonrecurring basis, 
of the construction of commercial uses on the property and the permanent impact of the on-site 
workers upon completion. However, the report then goes on to count the ad valorem taxes and 
recurring fees such as utility taxes, franchise fees and water and sewer service fees generated to 
various jurisdictions as fiscal benefits to those jurisdictions. However, these incremental revenues 
merely offset the incremental expenses to these jurisdictions resulting from the project and these 
incremental expenses were not considered in the report.  
 
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 & AE   
 Stormwater Management Permit SFWMD Surface Water Management Standard Permit  
 County Flood Criteria, National  5 feet 
 Geodetic Vertical Datum (NGVD) 
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Biological Conditions 
 Wetlands Permit Required Undetermined 
 Native Wetland Communities Undetermined  
 Specimen Trees No 
 Endangered Species Habitat Undetermined 
 Natural Forest Community No 
    
Other Considerations 
 Within Wellfield Protection Area No 
 Contaminated Site No DERM records 
 
Pollution Remediation 
There are no DERM records of current contamination assessment/remediation issues on the 
property or on sites directly abutting the property. Based on the historical agricultural use of the 
property, it is recommended that a Phase 1 and Phase 2 Environmental Site Assessment be 
conducted on the property prior to development.  
 
Drainage and Flood Protection 
Any proposed development within the application area will require a Surface Water Management 
Standard Permit from the South Florida Water Management District (SFWMD) for the construction 
and operation of the required surface water management system. The permit must be obtained 
prior to development of the site, final plat, and/or prior to obtaining approval of paving and 
drainage plans.  
 
The applicant is responsible for the development of the SW 137 Avenue Canal and the 
Homestead Air Base Canal. A DERM Class III permit may be required for any proposed work 
within any canal right-of-way, reservation, easement, or flow rights. Any impacts to the 
Homestead Air Base Canal would need to be permitted and addressed with the DERM Water 
Control Section. 
 
The subject property is located within Special Flood Hazard Areas AH and AE as identified in 
FEMA Flood Insurance Rate Maps (FIRM). Any new development planned for the future 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 5 feet, NGVD or 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 5 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 area 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.  
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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 25-
year/3-day storm event and shall also comply with the requirements of Chapter 11C of the Code 
and all State and Federal Criteria.  
 
Natural Resources 
The application site contains tree resources. Based on a review of aerial photographs, portions 
of the subject site may contain a tree nursery or grove. The removal of the tree nursery for the 
purposes requested in the land use application will require a Miami-Dade county tree removal 
permit. 
 
A preliminary DERM review of the property indicates that the subject property may contain 
wetlands as defined by Section 24-5 of the Code. A Binding Letter of Interpretation by the DERM 
Coastal and Wetland Resources Section is required to determine whether the site contains 
wetlands. Therefore, a DERM Class IV permit may be required prior to any work within wetlands 
on the property.  
 
The applicant is advised that permits from the Army Corps of Engineers, the Florida Department 
of Environmental Protection and the South Florida Water Management District may be required 
for the proposed project. It is the applicant's responsibility to contact these agencies.  
  
In accordance with Section 24-49.9 of the Code and CON-8I of the CDMP, all plants prohibited 
by Miami-Dade County shall be removed from all portions of the property prior to development or 
redevelopment and developed parcels shall be maintained to prevent the growth or accumulation 
of prohibited species. 
 
Endangered Species 
Miami-Dade County approvals for the property must comply with the CDMP and Miami Dade 
County’s Manatee Protection Plan (MPP). Objective CON-9B of the CDMP states that “nesting, 
roosting and feeding habitats used by federal or State designated endangered or threatened 
species, shall be protected and buffered from surrounding development or activities and further 
degradation or destruction of such habitat shall not be authorized.” The property is located within 
the United States Fish and Wildlife Service (USFWS) consultation area for the federally 
endangered Florida bonneted bat and the core foraging area for the federally threatened wood 
stork. Even though a survey has not been conducted in this area for presence of the Florida 
bonneted bat, the site does provide a combination of land and open water that is similar to other 
sites in Miami-Dade County where foraging has been documented. 
 
Manatees may access to waters of the Mowry Canal that exists along the southern boundary of 
the subject properties. Pursuant to the MPP all new or replacement culverts and outfalls 
accessible to manatees shall be designed to prevent entrapment of or injury to manatees. Those 
outfalls which are greater than 7 inches and less than 60 inches in diameter shall be covered with 
grates or screens with spaces less than 7 inches wide to prevent entrapment. New culverts 
installed in areas not previously accessible to manatees shall be covered with flap gates or other 
devices designed so as to cause no injury to manatees, and to prevent manatees from entering 
the outfalls or culverts, including during construction. Development projects in the subject parcels 
must employ turbidity barriers and other means of containment so that materials from the 
construction site do not enter waters of the adjacent canal. If approved over waters of the Mowry 
Canal, containment systems shall be designed to account for water currents and wind influence, 
shall float at all times, and shall be designed to prevent entrapment or injury to manatees. 
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Please note that the State of Florida Fish and Wildlife Conservation Commission (FWC) requires 
that all work proposed in waters known to host manatees comply with FWC's Standard Manatee 
Protection Conditions for In-Water Work.  
 
Consultation with USFWS and any other necessary federal or state agencies is recommended 
before conducting any work or activities within the subject site. Please be aware that the federal 
government may require certain actions or protections on the property, and this may result in the 
need to modify the plans for the property. 
 

Water and Sewer 

Water Treatment Plant Capacity 
The County’s adopted LOS standard for potable water treatment facilities requires that the 
regional water treatment system, consisting of MDWASD Hialeah Reverse Osmosis, 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 rated treatment capacity of the Miami-Dade Water and Sewer Department (WASD) regional 
water treatment system is 449.74 million gallons per day (MGD). To maintain sufficient capacity 
in accordance with the level of service standard outlined in CDMP Policy WS-2A, the regional 
system 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. Therefore, the total available water treatment plant capacity 
based on CDMP Policy WS-2A is 72.89 MGD. This is calculated using the available plant capacity 
(449.74 MGD), subtracting 102% of the maximum day flow (346.61 MGD) and subtracting the 
water that is reserved through development orders (30.24 MGD).  
 
As noted in the “Estimated Water Demand/Sewer Flow for Proposed Development by Land Use 
Scenario” table below, the maximum water demand/sewer flow for residential development 
(Scenario 1) under the current CDMP Land Use designations, are estimated at 69,520 gallons 
per day (gpd). The maximum water demand/sewer flow for residential and retail development 
(Scenario 1) and residential development (Scenario 2) under the Requested CDMP Land Use 
designation is estimated at 145,604 gpd and 127,380 gpd, respectively. Therefore, the application 
is expected to result in an increase of 76,084 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 Single Family Res 316 units 220 gpd/unit 69,520 gpd 

Requested CDMP Designation 

1 Retail 793,837 sq. ft. 10 gpd/100 sq. ft. 79,384 gpd 
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Scenario 
Use 

(Maximum 
Allowed) 

Quantity 
(Units or Square 

Feet) 

Water Demand 
Multiplier (Section 

24-43.1 Miami-
Dade Code) 

Projected Water 
Demand (gpd) 

1 Single Family Res 296 units 220 gpd/unit 65,120 gpd 

1 Single Family Res 5 units 220 gpd/unit 1,100 gpd 

SUBTOTAL 145,604 gpd 

2 Single Family Res 278 units 220 gpd/unit 61,160 gpd 

2 Single Family Res 296 units 220 gpd/unit 65,120 gpd 

2 Single Family Res 5 units 220 gpd/unit 1,100 gpd 

SUBTOTAL 127,380 gpd 

Source: Miami-Dade Water and Sewer Department; Department of Regulatory and Economic Resources, Planning 
Division; July 2017 

 
Water Supply and Connectivity: 
The application site is located outside the UDB, within the WASD water service area. Parcel B is 
currently connected to WASD’s public water supply. The source of potable water for this area is 
the Alexander Orr Water Treatment Plant which is owned and operated by WASD. Currently, 
there is adequate treatment and water supply capacity for the proposed project consistent with 
Policy WS-2 A (1) of the County’s CDMP. The plant is presently producing water that meets 
Federal, State, and County drinking water standards. Pursuant to Chapter 24 of the Code, the 
proposed development would be required to connect to the public water system.  
 
For Parcel A, there is an existing 16-inch water main at the intersection of SW 137 Avenue and 
SW 312 Street to which the developer may connect and extend a new 16-inch water main heading 
westerly along SW 312 Street to the northwestern corner of the property. Also, there is an existing 
16-inch water main along SW 137 Avenue, abutting the eastern boundary of the site. Additional 
water main extension will be required to provide water to the property. A 12-inch will be required 
for retail development, and an 8-inch will be required for single family residential.   
 
For Parcel B, the existing site is currently being served by WASD.  
 
For Parcel C, A new 16-inch water main will be required along SW 312 Street. The developer 
may connect to the aforementioned proposed 16-inch water main at the northeast corner of the 
property and extend the same 16-inch water main extensions will be required to provide service 
to the proposed single family developments.  
 
There are infrastructure improvements planned along SW 137 Avenue and SW 142 Avenue. At 
this time, a water transmission improvement project along SW 137 Avenue is under design (PCTS 
No. 14137). In addition, sewer force main improvement projects (PCTS No. 10661 and 10619) 
are planned along SW 142 Avenue and SW 137 Avenue.  
 
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 
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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.   
 
WASD’s regional wastewater treatment system capacity is the sum of the daily treatment capacity 
of the three wastewater treatment plants. The regional wastewater treatment system can treat up 
to 375.5 MGD. The Sanitary Sewer Level of Service (LOS) standard presented in the CDMP 
requires the regional system to have sufficient capacity to treat 102% of the average daily sewage 
demand of the preceding 5 years. The available capacity is calculated by subtracting 102% of the 
annual average flow (308.44 MGD) for the preceding 5 years and the capacity reserved for 
development orders (38.76 MGD) from the system capacity (375.5 MGD). Therefore, the available 
wastewater treatment plant capacity is 28.3 MGD.  
 
Sewer System Connectivity: 
The application site is located within the WASD franchised sewer service area. The wastewater 
flows for this application will transmitted to the South District Wastewater Treatment Plant 
(SDWWTP) for treatment and disposal. Currently, there is average wastewater treatment capacity 
for this application consistent with Policy WS-2A(2) of the CDMP. Pursuant to Chapter 24 of the 
Code, development of proposed Parcels A and C would be required to connect to the public 
sanitary sewer system.  
 
For Parcel A, there is an existing 8-inch and 10-inch sewer force main along SW 312 Street to 
which the developer may connect and extend an 8-inch sewer force main to the property as 
required. A new pump station will be required. Any proposed gravity sewer extension inside the 
developer’s property shall be 8-inch minimum diameter.  
 
For Parcel B, the existing site is currently being served by WASD. 
 
For Parcel C, there is no gravity sewer main in close vicinity to the subject site. There is a 10-inch 
force main along SW 312 Street, however, per WASD Rules and Regulations, private pump 
stations are not allowed for single family residential development. Consequently, the proposed 
development would have to be served by a septic tank and drainfield as a means for the disposal 
of domestic liquid waste. DERM has no objection to the interim use of a septic tank and drainfield 
provided that the maximum sewage loading allowed by Section 24-43.1(3) of the Code is not 
exceeded and the property is connected to public water. In accordance with the Code, the 
minimum lot size for a single family residence served by public water and a septic tank shall be 
15,000 square feet (gross). 
 
The flow collected by WASD’s sewer system is directed to pump station 30-692B and then to the 
South District Wastewater Treatment Plant. WASD’s pump station 30-692B and the South District 
Wastewater Treatment Plant are currently working within the mandated criteria set forth in the 
New Consent Decree Case: No. 1:12-cv-24400-FAM, effective Dec 6, 2013. 
 
Solid Waste 
 
The Miami-Dade County Department of Solid Waste Management (DSWM) oversees the proper 
collection and disposal of solid waste generated in the County through direct operations, 
contractual arrangements, and regulations. In addition, the Department directs the countywide 
effort to comply with State regulations concerning recycling, household chemical waste 
management and the closure and maintenance of solid waste sites no longer in use. 
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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 DSWM assesses the solid waste capacity 
on a system-wide basis since it is not practical or necessary to make a determination concerning 
the adequacy of solid waste disposal capacity relative to individual applications. As of FY 2016-
2017, the DSWM is in compliance with the Countywide Waste Management System’s adopted 
LOS standard.   
 
Application Impacts  
The subject property is located outside of the Department’s waste collection service area. The 
requested amendment will have no impact or any associated costs relative to Solid Waste 
Collection and Disposal services and facilities; therefore, DSWM has no objection to the proposed 
changes. 
 
Parks 
 
The Miami-Dade County Parks, Recreation and Open Space Department has three Park Benefit 
Districts (PBDs). The subject application site is located inside Park Benefit District 3 (PBD-3), 
which generally encompasses the area of the County south of SW 184 Street. 
 
Level of Service Standard 
CDMP Policy ROS-2A establishes the adopted minimum Level of Service (LOS) standard for the 
provision of recreation open space in the Miami-Dade County. This CDMP policy requires the 
County to provide a minimum of 2.75 acres of local recreation open space per 1,000 permanent 
residents in the unincorporated areas of the County and a County-provided, or an annexed or 
incorporated, local recreation open space of five acres or larger within a three-mile distance from 
residential development. The acreage/population measure of the LOS standard is calculated for 
each Park Benefit District. A Park Benefit District is considered below LOS standard if the 
projected deficiency of local recreation open space is greater than five acres. Currently, PBD-3 
has a surplus capacity of 160.91 acres of parkland, when measured by the County’s concurrency 
LOS standard of 2.75 acres of local recreation open space per 1,000 permanent residents. 
 
The “County Local Parks” table below lists the parks within a 3-mile radius of the application site; 
three parks (Leisure, Modello Wayside and Naranja Lakes) are less than the required five-acre 
park.    
 

County Local Parks 
Within a 3-Mile Radius of Application Site 

Park Name Acreage Classification 

Leisure Park 1.86 Neighborhood Park 

Live Like Bella Park 8.30 Community Park 

Modello Park 8.23 Community Park 

Modello Wayside Park 2.50 Neighborhood Park 

Naranja Lakes Park 1.55 Neighborhood Park 

Naranja Park 12.70 Community Park 

Palmland Park 5.09 Neighborhood Park 
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Park Name Acreage Classification 

Pine Island Lake Park 17.45 Neighborhood Park 

Royal Colonial Park 26.27 Community Park 

South Dade Park 8.61 Community Park 

Source: Miami-Dade County Parks, Recreation and Open Space Department, July 2017. 
 
Application Impacts  
The property is currently designated Agriculture and is located outside of the Urban Development 
Boundary (UDB); however, approximately 79.58 acres have been developed with 296 affordable 
housing units. The existing potential development of the site under the existing CDMP land use 
designation could potentially generate a population of 687, and result in an impact of 1.89 acres 
based on the minimum Level of Service standard for the provision of local recreation open space.  
 
The potential for residential development on 46.42 acres under the proposed Business and Office 
land use designation, is estimated at 278 single-family attached dwelling units and could 
potentially generate 867 persons. The 79.58-acre Parcel B, to be designated Institutions, Utilities 
and Communications, may be limited to the existing 296 residential units. The concurrency 
analysis for this scenario results in an impact of 2.38 acres based on the minimum Level of Service 
standard for the provision of local recreation open space and therefore meets concurrency. 
 
Fire and Rescue Service 
 
The application area is currently served by Miami-Dade Fire Rescue (MDFR) Station No. 66 
(Villages of Homestead) located at 3100 SE 8 Street. The station is equipped with an Engine and 
four (4) firefighter/paramedics, 24 hours a day, seven days a week. The average travel time to 
incidents in the vicinity of the application site is estimated at approximately 5 minutes and 11 
seconds. Performance objectives of national industry standards require the assembly of 15-17 
firefighters on-scene within 8 minutes at 90% of all incidents. Presently, travel time 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. The required fire flow for the proposed Business and Office designation shall be 3,000 
gallons per minute (GPM). Fire hydrants shall be spaced a minimum of 300 feet from each other 
and shall deliver not less than 1,000 GPM. The required fire flow for the proposed Institutions, 
Utilities and Communications and Agriculture designations shall be 2,000 GPM. Fire hydrants 
shall also be spaced a minimum of 300 feet from each other and shall deliver not less than 500 
GPM. Presently, there are no fire flow deficiencies in the vicinity of the application.  
 
The MDFR Department has determined that the current “Agriculture” land use designation of the 
application site would allow a potential development that would generate eighty-seven (87) annual 
alarms. The proposed “Business and Office,” “Institutions, Utilities and Communications” and 
“Agriculture” designations would generate three hundred and twenty (320) annual alarms, and 
would have a severe impact to existing fire-rescue services. Currently, fire and rescue service in 
the vicinity of the subject site is adequate. Based on the current call volume for Station No. 66, 
and as a result of existing stations within close proximity of the subject application, all stations 
combined are capable of mitigating the additional number of alarms. Additional stations include 
Station No. 65 (East Homestead) located at 1350 SE 24 Street, Station No. 6 (Modello) located 
at 15890 SW 288 Street, and Station No. 16 (Homestead) located at 255 NW 4 Avenue. 
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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 Chapter 33, Zoning, of the Code of Miami-Dade County as it pertains to airport zoning.  
 
The application site is adjacent to the Homestead Air Reserve Base (HARB) and as originally filed 
included property (Parcel B) that is within the accident potential zone of HARB’s Runway 06. 
Consequently, the U.S. Department of the Air Force, in a letter dated July 17, 2017, identified 
eight (8) mission impacts to HARB that the application would generate if approved. Approval of 
the application would 1) cause potential loss of or restricted approach procedures for Runway 06, 
which would restrict or eliminates the opportunity for aircraft to takeoff or land during poor weather 
conditions; 2) cause potential noise restrictions disallowing afterburner/military power takeoffs; 3) 
simulated flameout landing training would be restricted to Runway 06 only; 4) the proximity of the 
application site to HARB (especially Parcel B) poses a security concern to HARB missions and 
assets; 5) structures which have an unobstructed, elevated view of the base will provide a 
significant operational security concern for HARB, Customs and Border Protection, U.S. Special 
Operations Command (south), Florida Air National Guard, Operation Noble Eagle and the U.S. 
Coast Guard; 6) the proposed development will increase the number of people in the vicinity of 
the Explosive Ordinance Disposal site increasing public pressure to constrain use of the disposal 
site; 7) the proposed development may constrain the ability of HARB to accept future missions or 
future weapons systems, which affects HARB and the Air Force Reserve Command munitions 
storage capabilities; and 8) the application site is in close proximity to HARB’s Explosive Clear 
Zone, which distance from the Explosive Clear Zone does not provide absolute safety or 
protection to local residents (see Appendix E: Homestead Air Reserve Base Comments). 
 
Roadways  
 
The application site is a ±159.87-acre property consisting of 3 parcels located south of SW 312 
Street between SW 132 and SW 142 Avenues in the City of Homestead. The site is located in the 
south-west corner just outside the boundary limits of the Homestead Air Reserve Base. SW 312 
Street/Campbell Drive is a four-lane divided roadway west of SW 137 Avenue and a two-lane 
undivided roadway east of SW 137 Avenue. Campbell Drive connects to Florida Turnpike and US 
1 in the west. SW 137 Avenue is a four-lane divided roadway which connects to Florida Turnpike 
in the north and SW 344 Street in the south. Access to the site is provided both from SW 137 
Avenue and SW 312 Street.  
 
Traffic conditions are evaluated by the level of service (LOS), which is represented by one of the 
letters “A” through “F”, with A generally representing the most favorable driving conditions and F 
representing the least favorable. 
 
Existing Conditions  
Existing traffic conditions on major roadways adjacent to and in the vicinity of the application site, 
which are currently monitored by the State (Year 2016) and the County (Year 2016), are operating 
at acceptable levels of service. See “Traffic Impact Analysis on Roadways Serving the 
Amendment Site” table below. 
 
Trip Generation 
The maximum development potentials under the existing CDMP Land Use Plan designation of 
Agriculture is 316 Single Family units and under the requested CDMP Land Use Plan 
designations of “Business and Office” for parcel A, “Institutions, Utilities, and Communications” 
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for parcel B, and “Agriculture” for parcel C; are 793,837 sq. ft. Retail, 733,252 sq. ft. Institutional, 
and 5 Single Family Detached units. However, the impacts of the maximum development 
potentials were not analyzed because the applicant has proffered Declaration of Restrictions 
(covenant) along with the application to limit the development to 200 beds Assisted Living Facility 
(ALF), 150 rooms Hotel, 200,000 sq. ft. General Office and 150,000 sq. ft. Shopping Center uses. 
In the covenant it is also stated that the actual development program and combination of uses 
may vary from the initial adopted development program but the project will be capped to net trips 
generated by the Initial Development Program which is 828 net PM Peak Hour trips. The 
development potential scenarios under the existing CDMP Land Use Plan designation and under 
the proffered restricted development potential were analyzed for traffic impacts. The potential 
development under the current CDMP land use designation of “Agriculture” is 316 Single Family 
units, it is expected to generate approximately 296 PM peak hour trips and under the proffered 
restrictions of 200 beds Assisted Living Facility, 150 rooms Hotel, 200,000 sq. ft. General Office 
and 150,000 sq. ft. Shopping Center uses, it is expected to generate approximately 1,222 gross 
PM Peak Hour trips and 828 net PM Peak Hour trips or approximately 926 more gross PM Peak 
Hour trips and 532 net PM Peak Hour trips than the current CDMP designation.  See “Estimated 
PM Peak Hour Trip Generation” table below.  
 
Traffic Concurrency Evaluation (Concurrency) 
An evaluation of peak-period traffic concurrency conditions as of May 2017, 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 2018 Transportation 
Improvement Program (TIP), and the PM peak hour trips estimated to be generated by the 
development scenario assumed to be developed under the proffered Declaration of Restrictions 
(covenant), determined that all roadways adjacent to and in the vicinity of the application site that 
were analyzed have available capacity to handle the additional traffic impacts that would be 
generated by the application.  The “Traffic Impact Analysis of Roadways Serving the Amendment 
Site under the Requested CDMP Designation” table below shows that all roadways analyzed are 
projected to operate at acceptable levels of service.   
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Estimated PM Peak Hour Trip Generation 
By Current and Requested CDMP Land Use Designations 

Application 
No. 7 

Current CDMP Designation 
and Assumed Use/ 

Estimated No. Of Trips 

Requested CDMP  
Designation and  
Assumed Uses/ 

Estimated No. Of Trips 

Estimated Trip 
Difference Between 

Current and Requested 
CDMP Land Use 

Designation 

Land Use 
 
 
 
 

ITE Land 
Use Code 

 
Maximum 

Development 
Potential 

 
 
 

Net Trips 
Generated 

“Agriculture”  
 
 
 
 

210 
 
 
 

316 Single Family  
Units 

 
 
 

296 
 

“Business and Office”   

“Institutions, Utilities, & 
Communications” and 

“Agriculture” 
 

254, 310, 710, 820 
 
 

200 beds ALF, 
150 rooms Hotel, 

200,000 sq. ft. Office & 
150,000 sq. ft. Retail 

 
828 

 

 
 
 
 

 
 
 
 
 
 
 
 
 
 
+ 532 

Source:  Institute of Transportation Engineers (ITE), Trip Generation, 9th Edition, 2012; Miami-Dade County 
Department of Regulatory and Economic Resources, May 2017.  
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Traffic Impact Analysis of Roadways Serving the Amendment Site under the Requested CDMP Designation 

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

Sta. 

Num. 
Roadway Location/Link 

Num. 

Lanes 

Adopted 

LOS Std.* 

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. 

Requested CDMP Designation: “Business and Office” - 51,749 sq. ft. retail uses 

9824 SW 137 Ave. SW 288 St. to SW 268 St.  4 DV D 3,222 1,858 C 149 2,007 C 314 2,321 C 

9928 SW 288 St. HEFT to SW 137 Ave. 4 DV D 2,736 1,780 D 80 1,860 D 89 1,949 D 

9944 SW 312 St. HEFT to SW 147 Ave. 4 DV D 3,222 1,737 C 5 1,742 C 259 2,001 C 

9952 SW 328 St. HEFT to SW 137 Ave. 2 DV D 1,400 398 C - 398 C 146 544 C 

7064 SW 137 Ave. SW 328 St. to SW 320 St. 4 DV C 3,078 720 C - 720 C 20 740 C 

Source: Compiled by the Miami-Dade County Department of Regulatory and Economic Resources and Florida Department of Transportation, July 2017. 

Notes:    DV= Divided Roadway; UD=Undivided Roadway.  

* County adopted roadway level of service standard applicable to the roadway segment: D (90% capacity); E (100% capacity); E+20% (120% capacity); E+50% (150% capacity) for 

roadways serviced with mass transit having 20 minutes or less headways in the Urban Infill Area (UIA).  
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Application Traffic Impact 
The development potential scenarios under the existing and requested CDMP Land Use Plan 
designations were analyzed for traffic impacts. Under the current CDMP land use designation of 
“Agriculture” the application site is assumed to be developed with 316 Single Family units and 
under the requested CDMP land use designations of “Business and Office” for Parcel A, 
“Institutions, Utilities, and Communications” for Parcel B, and “Agriculture” for Parcel C the 
application site can be developed to a maximum potential of 793,837 sq. ft. Retail, 733,252 sq. ft. 
Institutional, and 5 Single Family units but the applicant has proffered Declaration of Restrictions 
(covenant) along with the application to limit the development to 200 beds Assisted Living Facility 
(ALF), 150 rooms Hotel, 200,000 sq. ft. General Office and 150,000 sq. ft. Shopping Center uses. 
The potential development scenarios under the current CDMP land use designation are expected 
to generate approximately 296 PM peak hour trips and the requested change in CDMP land use 
designation along with the proffered restrictions would generate 828 net PM peak hour trips, which 
is 532 net PM peak hour trips more than the existing CDMP designation.  
 
The existing traffic condition and concurrency analysis determined that all roadways adjacent to 
and in the vicinity of the application site analyzed 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 of Roadways Serving the Amendment 
Site Under the Requested CDMP Designation” Table above.   
 
Other Roadway Improvements 
1. SW 312 Street/Campbell Drive from SW 152 Avenue to SW 137 Avenue is a Priority 1 project 

in the Miami Dade TPO’s 2040 Long Range Transportation Plan for widening to add 2 lanes 
with left-turn lanes. The total cost of this project is $14.932 million, programmed for 
construction between 2021 and 2025. 

2. Florida’s Turnpike/HEFT/SR 821 from SW 312 Street/Campbell Drive to SW 288 Street is a 
Priority 2 project in the Miami Dade TPO’s 2040 Long Range Transportation Plan for widening 
to 6 lanes. The total cost of this project is $66.947 million, programmed for construction 
between 2026 and 2030. 

 
Applicant’s Traffic Study 
The traffic study report addresses the impacts that the Diaz Farms project will have on the 
roadways adjacent to and in the vicinity of the application site. The proposed project is a mixed-
use development consisting of Office, Retail, Hotel and ALF uses. A portion of the application site 
is outside the Urban Development Boundary (UDB). The Traffic Study used the development 
program listed below to determine the impact on the existing and future roadway network within 
the study area.   

 
 Land Use   Intensity 

 Assisted Living Facility 200 beds 
 Shopping Center  150,500 sq. ft.  
 Office    200,000 sq. ft.  
 Hotel    150 rooms 

 
The gross PM Peak Hour trip generation from this project would be 1,222 trips, of which 152 trips 
(12.4%) will remain internal to the site (internal capture) due to the mixture of uses, 242 trips 
(22.6%) will be pass-by trips for the shopping center, and the remaining 828 trips was distributed 
to the surrounding roadway network. The site is located on TAZs 1403 and 1425, the cardinal trip 
distribution for these TAZs were obtained from the MPO’s 2040 Cost Feasible Plan. The Traffic 
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Study includes a Short Term (2020) analysis and a Long Term (2030) analysis as required for a 
Standard amendment application. The following eleven roadway segments were reviewed for 
short term and long term impacts. 

1. SW 312th Street/Campbell Drive from SW 137th Avenue to SW 147th Avenue. 
2. SW 312th Street/Campbell Drive from SW 147th Avenue to SW 152nd Avenue. 
3. SW 312th Street/Campbell Drive from SW 152nd Avenue to East of HEFT. 
4. Florida’s Turnpike/HEFT north of SW 312th Street/Campbell Drive. 
5. Florida’s Turnpike/HEFT south of SW 312th Street/Campbell Drive. 
6. SW 328th Street from west of SW 137th Avenue to HEFT. 
7. SW 137th Avenue north of SW 312th Street/Campbell Drive. 
8. SW 137th Avenue from SW 312th Street/Campbell Drive to SW 328th Street. 
9. SW 137th Avenue south of SW 328th Street. 
10. SW 147th Avenue from SW 312th Street/Campbell Drive to SW 328th Street. 
11. SW 152nd Avenue from SW 312th Street/Campbell Drive to SW 328th Street. 

 
The 2020 Short Term analysis requires that the applicant review the programmed roadway 
improvements within the impact area. Based on the applicant’s review, Miami-Dade MPO’s 
Transportation Improvement Program (TIP) does not have any roadway improvement projects 
within the impact area. Short-term and long-term growth on the study area’s roadways were 
determined based on a comparison of the 2010 and 2040 traffic volumes from the Southeast 
Florida Regional Planning Model (SERPM) and from the 5-year and 10-year historical growth 
trends calculated from FDOT count stations within the study area. The resulting growth rates from 
the SERPM, 5-year and 10-year historic growth calculations were 4.0 percent, 1.60 percent, and 
1.77 percent respectively. Based on these results, a conservative growth rate of 4.0 percent was 
selected. The growth rate was applied to the 2016 traffic data and compounded annually to 
develop the 2020 volumes. Tables 4 and 5, show the short term traffic impacts on the surrounding 
roadway network with and without the project trips. Long-term (Year 2030) volumes were 
estimated by linearly applying the growth rate to the 2016 traffic data. Miami-Dade MPO’s 2040 
Long Range Transportation Plan has two projects namely, SW 312 Street/Campbell Drive from 
SW 152 Avenue to SW 137 Avenue is a Priority 1 project to add 2 lanes with left-turn lanes and 
Florida’s Turnpike/HEFT/SR 821 from SW 312 Street/Campbell Drive to SW 288 Street is a 
Priority 2 project programmed for widening to six lanes. Tables 6 and 7, show the long term traffic 
impacts on the surrounding roadway network with and without the project trips. The analysis show 
that the short term and long term traffic conditions on major roadways adjacent to and in the 
vicinity of the application site, would operate at acceptable levels of service. 
 
County Staff Comments 
County staff of the Department of Transportation and Public Works, Traffic Engineering Division, 
reviewed the applicant’s Traffic Study and provided the following comments:  
 
1. There is a typographical error in the Trip Generation Table 1 and Appendix for Assisted Living 

(LUC 254) listing the independent variable as “rooms” where it should be stated as “beds.” 

2. There seems to be a discrepancy with the Table showing the widening of SW 312 Street from 
SW 152 Avenue to East of HEFT in the short term analysis (2020) since this project was not 
referenced in the roadway programmed improvements section of the report nor was it included 
in the appendix. 

3. Please note that further comments may be required on more detailed analysis for intersection 
operations, site plan, access points, gate parking garage, valet operation, or any other 
technical studies if applicable such as road closure requests. 
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County staff of the Department of Regulatory and Economic Resources, Planning Division, 
reviewed the applicant’s traffic study and provides the following comments:  

1. The narrative in Page 8 of the Traffic Study states that a conservative growth rate of 4% was 
used to develop the 2030 traffic volumes but the growth rates used in Tables 6 & 7 are lesser 
than 4%. 

2. Please provide trip assignment figures/diagrams for internal capture between complimentary 
land uses within the project site as recommended in ITE’s Trip Generation Handbook.  

 
Transit 
 
Existing Service  
The application site is nearly one mile from the nearest Metrobus service. Metrobus Route 35 
serves SW 312th Street up to the Homestead Hospital before traveling back west. The service 
frequency of this route is shown in the “Metrobus Route Service Summary” table below. 
 

Metrobus Route Service Summary 

Routes 

Service Headways (in minutes) Proximit
y to Bus 
Route 
(miles) 

Type of 
Service 

Peak 
(AM/PM) 

Off-Peak 
(middays) 

Evenings 
(after 8 

pm) 
Saturday Sunday 

35 30 30 30 60 60 0.9 L 
Source: Draft 2017 Transit Development Plan, Miami-Dade Transit (December 2016 Line Up), July 2017. 
 Notes: L means Metrobus local route service.  

 
The application site is served by the City of Homestead’s East/West Trolley Route which runs 
along the northern boundary of the application site. The City of Homestead Trolley operates 
Monday through Friday from 6 a.m. to 6 p.m. and on Saturdays and Sundays from 10 a.m. to 2 
p.m. with 120 minute headways. 
 
Recent Service Improvements 
Saturday running times were adjusted for Metrobus Route 35 in 2016.   
 
Future Service Improvements 
Weekday service frequencies will be reduced from 30 minutes to 40 minutes for Metrobus Route 
35 in 2017. 
 
Long-Term Vision: Major Transit Projects 
No major transit projects are being planned in the immediate vicinity of the subject site. 
 
Application Impacts  
A preliminary analysis performed in the Traffic Analysis Zones (TAZ) 1402, 1403 and 1426 where 
the subject application is located, indicates that if the application is approved, the expected 
incremental transit impacts generated by the requested land use amendment are minimal and 
can be handled by the existing transit service in the area. 
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Other Planning Considerations 
 
Coastal High Hazard Area  
The 2016 National Hurricane Center Sea, Lake, and Overland Surges (SLOSH) Super Basin data 
models show that the application site is vulnerable to storm surge inundation for a Category 1 and 
higher hurricane. Chapter 163.3178(2)(h) of the Florida Statutes defines “the area below the 
elevation of the category 1 storm surge line as established by a Sea, Lake, and Overland Surges 
from Hurricanes  computerized storm surge model” as coastal high-hazard areas. Evacuation 
clearance times for all categories of hurricanes currently exceed the 12 and 16 hour criterion. The 
application site is also located within the 10 mile Emergency Planning Zone for Turkey Point 
Nuclear Power Plant and may also have to be evacuated in case of an emergency at the plant. 
The hotel and an assisted living facility proposed in the application would increase the vulnerable 
populations that would require evacuation for a number of hazards.  
 
Chapter 393.067 (8) Florida Statutes (F.S.) and Chapter 65G-2.010(3)(a), Florida Administrative 
Code (F.A.C) requires each group home and residential facility to prepare and annually update a 
Comprehensive Emergency Management Plan (CEMP). Within this plan the assisted living facility 
must identify host facilities to evacuate to and resources to utilize to evacuate the residents 
whenever an evacuation is required. The facilities are to be self-reliant and not require County 
resources (transportation or sheltering). If the facility includes hospice patients, they may be 
registered on the County Emergency Evacuation Assistance Program which would increase 
demand on transportation and sheltering resources utilized for this very vulnerable population.  
 
Tourists who may be in a hotel/motel are another vulnerable population that may not be familiar 
with the local area and can increase demand for shelter space if they are unable to leave the 
County prior to the cessation of operations of airport/rail services. Out of County clearance times 
can also be increased by persons who choose to go elsewhere in the state as may happen with 
tourists.  
 
CDMP Land Use Element Policy LU-3D and Coastal Management Element Objectives CM-9 and 
CM-10 with associated policies discourage development in the coastal high hazard areas. 
Furthermore, Land Use Element Policy LU-8G ii(b) provides that Coastal High Hazard Areas shall 
be avoided when looking to add lands to the UDB.  
 
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 the 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 achieves two (2) of the indicators for 
the discouragement of urban sprawl but achieves six (6) 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.  



May 2017 Cycle 7-32 Application No. 7 

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 met: Development of the site would not negatively impact any natural 
resources or ecosystems. However, the site may contain tree resources, including 
specimen tree resources that are to be preserved pursuant to Section 24-49.2(II) of the 
Code. 

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

a. This indicator is generally met: The proposed development adjacent to existing 
development, with the exception of transit service, public infrastructure and services are 
available with the capacity to serve the application site.   

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.  

a. This indicator is not met. The applicant has not addressed the provision of a multi-modal 
transportation system in the vicinity of the application site that would provide the 
infrastructure for bicyclists and promote walkability through an interconnected and 
compacted form of development.  

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 fringe of the urbanized area and outside of the UDB and 
is not transit supportive.  

 
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. Approval of the application 
may result in the conversion of agricultural use to urban development land that is 
considered to be “farmland of unique importance”.         

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 commercial and office development on 
Parcel A of the application site. The applicant does not provide for recreational use or 
public open space on the application site.  

7. Creates a balance of land uses based upon demands of the residential population for the 
nonresidential needs of an area.   
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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 commercial land to the year 
2030 and beyond. This analysis shows that the proposed commercial and office 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 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 commercial land to the 
year 2030 and beyond. This analysis shows that the proposed commercial and office uses 
are not needed at this time to meet the nonresidential needs of the area. 

 
The application meets six (6) of the indicators that demonstrate the plan amendment does not 
discourage the proliferation of urban sprawl. Each indicator is numerically listed below and 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. 

a. This indicator is not met. 
 
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. A portion of 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” section on 
page 7-14 of this report, there is sufficient vacant commercial land within the UDB to 
sustain the population and economic growth of the County to the year 2030 and 
beyond.Existing commerical 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. 

a. This indicator is not met. 
 

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

a. This indicator is not met. 
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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: There are no significant natural systems detected on the application 
site; however, the development of the site may affect important foraging habitat for wildlife 
(see “Endangered Species” section of this report on page 7-18). Furthermore, 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 east, 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 facilities (as defined in Section 189.012(5), Florida Statute) 
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 is 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. Furthermore, the 
development is proposed to be built on active agricultural land outside the service area of 
most County services. The development will require new and expanded roadway 
infrastructure, the expansion of existing water and sewer facilities, solid waste collection 
services, and transit service. 
 

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

a. This Indicator is met. Staff recognizes that there are some roadway improvements are 
programmed for development in the vicinity of the application site (see “Other Roadways 
Improvements” section in this report.); however, development of the application site 
requires the expansion of Miami-Dade County’s water and sewer facilities and solid waste 
services to serve the proposed development. Also, no major transit projects are being 
planned in the immediate vicinity of the subject site. 

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 land within the UDB to sustain the population 
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and economic growth of the County to the year 2030 and beyond. Existing commercial 
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. 

a. This indicator is not met. 
 

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 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. By locating outside of the UDB, the proposed 
application would promote development at the urban fringe, which is inconsistent with 
CDMP policies that promote infill development within the existing urbanized area. The 
application’s proposed extension of urban development and urban services into this 
agricultural area exerts development pressures on the abutting farmlands. The Agricultural 
properties immediately east, south and west of the application site would consequently be 
adjacent to incompatible non-agricultural uses. The proposed commercial and office uses 
would encourage the future expansion of urban development into these agricultural areas 
to the net effect of discouraging urban infill and redevelopment opportunities within the 
UDB. 
 

11. Fails to encourage a functional mix of uses. 

a. This indicator is not met. 
  

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

a. This indicator is not met. 
  

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

a. This indicator is not met.  
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Consistency Review with CDMP Goals, Objectives, Policies, Concepts and Guidelines 
 
The proposed application would impede 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-1P. While continuing to protect and promote agriculture as a viable economic activity in 

the County, Miami-Dade County shall explore and may authorize alternative land uses 
in the South Dade agricultural area which would be compatible with agricultural 
activities and associated rural residential uses, and which would promote ecotourism 
and agritourism related to the area's agricultural and natural resource base including 
Everglades and Biscayne National Parks. 

 
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. 
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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-3D. Miami-Dade County shall not sponsor any growth-subsidizing programs which 

promote future population growth and residential development on the barrier islands 
of Miami-Dade County or within the coastal high hazard areas (CHHA). Miami-Dade 
County shall coordinate with municipalities in Coastal High Hazard Areas, and areas 
with repetitive losses due to flooding or storm damage, to minimize demand for 
facilities and services that result from redevelopment and increases in residential 
densities. The provision of facilities and services to accomplish the timely evacuation 
of already-developed barrier islands in advance of approaching hurricanes shall be a 
priority of Miami-Dade County's transportation planning and hurricane preparedness 
programs. 

 
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-4G. Miami-Dade County shall continue to cooperate with the Homestead Air Reserve Base 

(HARB) to ensure that future land uses on properties adjacent to HARB maintain or 
improve compatibility with HARB and its operations. 

 
LU-4I. It is the policy of Miami-Dade County that proposals for future land uses, including 

the siting of public facilities (such as roads, sewer, schools, and government 
buildings), on land adjacent to the HARB and/or within the HARB Military Zone shall 
maintain or improve compatibility with HARB consistent with the provision of 
Intergovernmental Coordination Element Policies ICE-3G and ICE-3H, and pursuant 
to the foregoing Policies LU-4A and LU-4B. 

 
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-
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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: 

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; 
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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. 

 
AV-5H. The Miami-Dade County shall ensure, through coordination with adjacent 

municipalities and the Homestead Air Reserve Base, that any concerns regarding the 
development and redevelopment of the airports and the Air Reserve Base, and/or 
development and redevelopment of land in their vicinity are addressed on a timely 
basis to ensure compatibility of land use and zoning with the functions of these 
facilities. 

 
AV-5I. Miami-Dade County shall continue to cooperate with the Homestead Air Reserve Base 

(HARB) to ensure that future land uses on properties adjacent to HARB maintain or 
improve compatibility with HARB and its operations. 

 
AV-5K. It is the policy of Miami-Dade County that proposals for future land uses, including the 

siting of public facilities (such as roads, sewer, schools, and government buildings), 
on land adjacent to the HARB and/or within the HARB Military Zone shall maintain or 
improve compatibility with HARB consistent with the provision of Intergovernmental 
Coordination Element Policies ICE-3G and ICE-3H, and pursuant to Land Use 
Element Policies LU-4A and LU-4B. 

 
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.  
 
CM-9. Miami-Dade County shall continue to orient its planning, regulatory, and service 

programs to direct future population concentrations away from the Coastal High 
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Hazard Area (CHHA) and FEMA “V” Zone. Infrastructure shall be available to serve 
the existing development and redevelopment proposed in the Land Use Element and 
population in the CHHA, but shall not be built, expanded, or oversized to promote 
increased population in the coastal high-risk area. 

 
CM-10. Reduce the exposure of life and property in Miami-Dade County to hurricanes through 

the planning and implementation of pre-disaster hazard mitigation measures. Pre-
disaster planning for post-disaster redevelopment shall direct population 
concentrations away from the undeveloped designated Coastal High Hazard Areas 
and away from identified high-risk areas during post-disaster redevelopment. 

 
ICE-3G. Maintain and utilize the authority provided in the Miami-Dade County Home Rule 

Charter for the County to maintain, site, construct and/or operate public facilities in 
incorporated and unincorporated areas of the County. Furthermore, in order to protect 
and promote the health, safety, order, convenience, and welfare of the residents, the 
County shall retain regulatory control over land use, development and service delivery 
for all facilities of countywide significance as listed in Table 3. While the County 
reserves all rights provided by the Miami-Dade County Home Rule Charter, when 
siting facilities of countywide significance within the boundaries of an incorporated 
municipality, the County will consider the municipal comprehensive plan and 
development regulations, as well as the need for the public facility and suitable 
alternative locations. The County shall at a minimum retain the authority to enforce 
covenants accepted in connection with Comprehensive Development Master Plan 
(CDMP) or Zoning approvals to provide facilities of countywide significance in areas 
subsequently incorporated, or annexed into existing municipalities. 

 
ICE-3H. Miami-Dade County will maintain, as a particular area of attention in this planning 

program, the systematic review of the aesthetics and physical conditions along 
boundaries between incorporated municipalities and unincorporated areas in an effort 
to improve the appearance of these areas and the compatibility and transition between 
the adjoining communities. Miami-Dade County will similarly review and approve 
changes to the land use, development and zoning of properties that surround facilities 
of countywide significance, as listed in the Table 3, in an effort to maintain or improve 
the compatibility and transition between the adjoining properties and the facilities. 
Formal agreement to conduct these reviews or to implement the resulting 
recommendations will be proposed as warranted. 

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

that scheduling and providing capital facilities for new development will not degrade 
adopted service levels. 
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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. 7 of the May 2017 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 

 
The subject property is located outside of the Department’s waste collection service area. The 
requested amendment will have no impact or any associated costs relative to Solid Waste 
Collection and Disposal services and facilities; therefore, the DSWM has no objection to the 
proposed changes.  
 

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 $1.4547 per 1,000 gallons for water and $1.8958 per 1,000 
gallons for sewer.  
 
The applicant requests a change to the CDMP Land Use Plan map to redesignate Parcel A (±46.42 
gross acres) of the application site from “Agriculture” to “Business and Office”; Parcel B (±81.35 
gross acres) from “Agriculture” to “Institutions, Utilities and Communications”; and Parcel C (±27.44 
gross acres) to remain designated “Agriculture.” The applicant also requests to expand the 2020 
Urban Development Boundary (UDB) to include the application site. 
 
Under the proposed CDMP land use designations, Parcel A of the application site could be 
developed with a maximum of 793,837 square feet of commercial uses, Parcel B would retain its 
existing residential development of 296 dwelling units, and Parcel C could be developed with a 
maximum of 5 single-family detached homes. If the application site is developed with these 
maximums, the water connection charges/impact fees would total $111,872; the sewer connection 
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charges/impact fees would total $450,709; and the water service line and meter connection fees 
would total $1,300. The annual operating and maintenance cost is estimated at $98,426. 
 
The estimated cost of installing the required 100 linear feet of 8-inch water main, the 100 linear 
feet of 12-inch water main, and the 2,620 linear feet of 16-inch water main for the proposed 
development to connect to the County’s regional water system is estimated at $1,237,420. The 
estimated cost of installing the required 50 linear feet of 8-inch sanitary force sewer main is 
$17,100.  In addition, a public pump station is required at an estimated cost of $1,000,000.The 
total potential cost for connecting to the regional water and sewer system including engineering 
fees (10%) and contingency fees (15%) is estimated at $2,254,520.   
 

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.  
 
Additionally, DERM staff notes that new development, within the urbanized area of the County, is 
assessed a stormwater utility fee.  This fee is 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. 
 

Fire Rescue 
 
Currently, fire and rescue service in the vicinity of the subject site is adequate. Based on the current 
call volume for Station No. 66, and as a result of existing stations within close proximity of the 
subject application, all stations combined are capable of mitigating the additional number of 
alarms. Additional stations include Station No. 65 (East Homestead) located at 1350 SE 24 Street, 
Station No. 6 (Modello) located at 15890 SW 288 Street, and Station No. 16 (Homestead) located 
at 255 NW 4 Avenue. 
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