
 
 

Board Meeting Agenda 
Monday, June 29 2026 – 6:00 PM 

Arcola Lakes Senior Center  
8401 NW 14th Avenue, Miami, FL 33147 

www.miamidade.gov/redevelopment/nw-7th-avenue-corridor.asp 

I. Call to Order 
II. Roll Call 
III. Reasonable Opportunity for the Public to be Heard — 2 minutes per speaker 
IV. Approval of Agenda 
V. Consent Agenda 

Items listed under the Consent Agenda are considered routine and will be enacted by one motion. If separate discussion 
is desired, any item may be removed from the Consent Agenda and placed on the Regular Agenda at the request of a 
Board Member. Items removed will be heard immediately following the approval of the remaining Consent items. 

A. Approval of Minutes – April 8, 2026 
B. Façade Grant – Aqua Beach Holdings Corp. – $50,000 
C. Façade Grant – Thomas Dental Associates, Inc. – $49,770 

VI. Action Items  
A. RESOLUTION NO. CRA-21-2026 – Approval of Letter of Intent for CRA Office Space at 15683 NW 7th 

Avenue and Authorization for the Executive Director to Execute a Lease Agreement 
B. RESOLUTION NO. CRA-22-2026 - Approval of a Business Attraction & Expansion Grant to Quality 

Culinary Services, LLC in the Amount of $150,000 
C. RESOLUTION NO. CRA-23-2026 – Approval of the NW 7th Avenue Community Redevelopment Plan 

Update 2026, Including Proposed Extension of Agency Life to FY 2044 
D. RESOLUTION NO. CRA-24-2026 - Approval of Recess of Board Meetings Through August 31, 2026 and 

Limited Delegation of Authority to the Executive Director 
VII. Discussion Item 

A. Presentation of CRA Branding 
VIII. Executive Director’s Report  
IX. CRA Attorney’s report 
X. Adjournment 

http://www.miamidade.gov/redevelopment/nw-7th-avenue-corridor.asp
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                                       NW 7th Avenue Corridor Redevelopment  
                                   Agency 
                                                                       

PUBLIC MEETING 
OFFICIAL MINUTES – Wednesday, April 8, 2026 

 

 

 

I. Call to Order — CRA Board Chair Rasha Cameau called the meeting to order at 6:04 p.m.   
 

II. Roll Call   
 
 
 
 
 
 
 
 
 
 
 
Consultant Team/Attorney:  Melissa Hege and Mathew Hege, MHCP COLAB; Leroy Jones, Alice Townsend, 
Neighbors and Neighbors Association (NANA); Steven Zelkowitz 
 
Miami-Dade County/OMB: Vivian Cao, Assistant Director; Chimene Graham, Business Analyst Manager 

            
III. Public Comment/ Reasonable Opportunity to be Heard — There were no speakers.  

 
IV. Approval of Agenda/Consent Agenda — Ms. Pierre moved approval of the agenda, with a second from Ms. 

Reyes.  Motion passed. 
 

V. Consent Agenda — 
A. Approval of February 17, 2026, Minutes —  Attorney Zelkowitz opined that minutes were not needed for 

this meeting, since it failed to reach a quorum. 
B. Approval of February 25, 2026, Minutes —  Ms. Pierre moved approval of the agenda, with a second 

from Ms. Reyes.  Motion passed. 
 

VI. Action Items —  
 

A. Resolution No. CRA 09-2026 – Resolution of the NW 7th Avenue Corridor Community Redevelopment 
Agency Approving a Professional Services Agreement with Steven W. Zelkowitz, P.A. to Provide Legal 
Representation Services to the NW 7th Avenue Corridor Community Redevelopment Agency for the 
Remainder of Fiscal Year 2025–2026 
 
Attorney Steven Zelkowitz explained that his former firm, Taylor Duma LLP, had ceased operations in 
early March.  This new Agreement is solely with his new firm and maintains the same terms, conditions 
and rates.  
 
A Motion to Approve was made by Mr. Lomando, with a Second from Ms. Pierre. Motion passed. 
 

B. Resolution No. CRA 10-2026 – Resolution of the NW 7th Avenue Corridor Community Redevelopment 
Agency Approving a Business Attraction and Expansion Grant Award to Comprehensive Psychiatric Care, 
LLC, Pursuant to the CRA’s Business Incentive Programs 
 
 

Rasha Cameau, Chair Present 

Jeffy Mondesir, Vice-Chair  Absent 

Board Member Gene Lomando Present 

Board Member  Daniella Pierre Present 

Board Member Angela Reyes  Present 

Board Member Nadeige Theresias-Joisil   Present 
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The Executive Director requested approval and a waiver of program funding guidelines to award a 
$250,000 Business Attraction and Expansion Grant to Comprehensive Pediatric Care, Inc. The grant will 
support a $1 million relocation project for a 5,000 square-foot medial facility.  Program Director, Dr. Patrick 
Pinchinat, committed to creating at least 25 jobs, with 10 positions reserved for CRA or County 
Commission District 2 residents. 
 
Board Member Pierre asked the grantee whether all health insurance plans would be accepted. Dr. 
Pinchinat responded that they would. Board Member Reyes asked about the project timeline and the 
current stage of the process. The construction manager stated that they are currently waiting on permits. 
Board Member Theresias-Joisil inquired about the process for requesting a waiver of the program funding 
threshold and whether all businesses are afforded the same consideration. The Executive Director 
indicated that each project is evaluated on its own merits and that funding recommendations are based 
on the project type, size, overall budget, and benefit to the CRA area. 
 
A Motion to Approve was made by Ms. Reyes, with a Second from Mr. Lomando. Motion passed. 
 

C. Resolution No. CRA 11-2026 – Resolution of the NW 7th Avenue Corridor Community Redevelopment 
Agency Approving an Extension, for Option-to-Renew Number 2, of the Agreement with NANA CRA 
Affordable Housing, LLC d/b/a Neighbors and Neighbors Association, Inc. (NANA) for Grant 
Administration Services in the Amount of $183,750 
 
NANA will continue to provide the CRA with comprehensive grant administration services to include 
increased door-to-door outreach to collect more data, preparation of renderings and the development of 
a contractor pool. 
 
A Motion to Approve was made by Ms. Reyes, with a Second from Ms. Pierre. Motion passed. 
 

D. Resolution No. CRA 12-2026 – Resolution of the NW 7th Avenue Corridor Community 
Redevelopment Agency Approving the Septic-to-Sewer Conversion Program Guidelines to Facilitate 
Infrastructure Improvements Within the Redevelopment Area 
 
The board approved guidelines for a new infrastructure program offering up to $40,000 per property. Board 
Member Theresias-Joisil inquired whether $40,000 would be sufficient, based on earlier discussions about 
the costs. The Executive Director indicated that a total of $1 million has been set aside and that he would 
inform the Board if there are properties requiring an increased level of funding or if the line item needs to 
be increased. Ultimately, the approach will be implemented on a block-by-block, first-come, first-served 
basis. 
 
A Motion to Approve was made by Ms. Theresias-Joisil, with a Second from Ms. Reyes. Motion passed. 
 

E. Resolution No. CRA 13-2026 – Resolution of the NW 7th Avenue Corridor Community 
Redevelopment Agency Approving the Small Business Cultivation Program Guidelines to Support 
Business Development and Capacity Building Within the Redevelopment Area 
 
This program provides a $10,000 capacity-building grant contingent upon completing three educational 
workshops on finance, marketing, and operations.  Once completed, business will be required to submit 
a plan which outlines their intended improvements against identified outcomes.  
 
A Motion to Approve was made by Ms. Theresias-Joisil, with a Second from Ms. Pierre. Motion passed. 
 

F. Resolution No. CRA 14-2026 – Resolution of the NW 7th Avenue Corridor Community Redevelopment 
Agency Approving a Reimbursement to Vantage Solutions, LLC for Eligible Expenses Incurred in 
Support of CRA Operations, Providing for Funding 

 
The Board approved a reimbursement of $7,931.51 for agency operational expenses (branded 
materials, event costs, and software) advanced by the Executive Director. 
 
A Motion to Approve was made by Ms. Reyes, with a Second from Ms. Theresias-Joisil. Motion passed. 
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VII. Executive Director’s Report 
 
A. NANA Quarterly Report – Leroy Jones provided an update on the grants program. As it relates to facade 

projects, the Chairwoman emphasized that grants should fund improvement and revitalization, not routine 
maintenance like same-color repainting. 

B. Kimley-Horn Associates: Tom Hargrett (FDOT) provided an update on the Median Beautification Project, 
covering 48 medians over a 5-mile corridor. The Board discussed solar lighting options, emphasizing the 
need for commercial-grade centralized panels to avoid infrastructure/street damage. 

C. Redevelopment Plan Update: Kevin Crowder (BusinessFlare) reported that the CRA redevelopment plan 
update is underway, with street-level data collection completed. Individual board interviews will be 
scheduled in the coming weeks. 

D. MHCP COLAB: Melissa Hege presented a Mobility and Zoning Study. Key points included a 47% 
pedestrian fatality rate in local crashes and the potential for "Live Local" legislation to allow unlimited 
height and up to 250 units per acre, if workforce housing is included. 

E. New Development: Developer Sebastian Cobas (CPhotodesign) discussed a 140-unit residential/retail 
project at NW 7th Avenue and 90th Street, featuring 40% affordable housing. The Board provided 
feedback regarding the inclusion of family-sized units and high-quality restaurant space. 

 
VIII. Adjournment — There being no additional business, the meeting adjourned at 7:51 p.m.    

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
Date:  June 29, 2026  

To:  Board Members of NW 7th Avenue Community Redevelopment Agency 

From:  Casneve Oupelle, Executive Director 

Subject: Façade Improvement Grant – Aqua Beach Holdings Corp ($50,000) 

Recommendation 
Staff recommends that the Board of Commissioners approve a Façade Improvement Grant in 
the amount of $50,000 to Aqua Beach Holdings Corp, for exterior improvements to its property 
at 14400–14448 NW 7th Avenue, Miami, FL 33168. 

Fiscal Impact 
Funding for this grant, not to exceed $50,000 is available within the CRA’s approved budget under 
the Façade Improvement Grant program allocation.  

Delegation of Authority 
Upon Board approval, the Executive Director or designee is authorized to execute a grant 
agreement and all related documents in accordance with program guidelines and the approved 
agreement, and take all administrative actions necessary to implement the project. 

Background 
Aqua Beach Holdings Corp is owned by Alexander Shvarts and Susanna Roitman (50% interest 
each) and operates a five-unit commercial rental property with an attached billboard at 14400–
14448 NW 7th Avenue. The applicant is the owner of the property. 

The applicant is requesting a Façade Improvement Grant to fund exterior painting, sidewalk 
repairs, parking bumper installation, wall repairs, updated address identification, new signage, 
and storefront window installation. 

The applicant's total project cost is $96,912.36, based on the lowest of three contractor bids. 
Because the Façade Improvement Grant program maximum is $50,000, the grant award is 
capped at that amount regardless of total project cost; the applicant is responsible for funding the 
remaining project cost from other sources. 

The applicant has submitted three contractor bids in compliance with the program's minimum bid 
requirement: 

Contractor Bid Amount 
Logic Builder, Inc $104,812.80 
Ace Construction $96,912.36 
Spring Construction Corp $101,874.60 

The applicant has disclosed no active code violations and no active liens on the property.  

Attachment 
Aqua Beach Holdings Corp - Grant Application 











































































































 
Date:  June 29, 2026  

To:  Board Members of NW 7th Avenue Community Redevelopment Agency 

From:  Casneve Oupelle, Executive Director 

Subject: Thomas Dental Associates, Inc. Façade Improvement Grant - $49,770 

Recommendation 
Staff recommends that the Board of Commissioners approve a Façade Improvement Grant in the 
amount of $49,770 to Thomas Dental Associates, Inc., for exterior improvements to its property 
at 14050 NW 7th Avenue, Miami, FL 33168. 

Fiscal Impact 
Funding for this grant, not to exceed $49,770, is available within the CRA’s approved budget 
under the Façade Improvement Grant program allocation.  

Delegation of Authority 
Upon Board approval, the Executive Director or designee is authorized to execute a grant 
agreement and all related documents in accordance with program guidelines and the approved 
agreement, and take all administrative actions necessary to implement the project. 

Background 
Thomas Dental Associates, Inc. is owned and operated by Thomas Krakauer, D.M.D., and has 
been in business at 14050 NW 7th Avenue since 1994. The practice provides general dentistry, 
cosmetic dentistry, oral surgery, and orthodontic services, with 3 employees. 

The applicant is the owner of the property and is requesting a Façade Improvement Grant to fund 
exterior improvements, including removal of security bars and replacement of windows and the 
front door with impact-resistant glass, new exterior signage and lighting, irrigation and 
landscaping repairs, and parking lot resurfacing and re-striping. 

The Façade Improvement Grant provides up to $50,000 with no matching fund requirement. The 
applicant's total project cost is $49,770, and the applicant is requesting the full amount as the 
grant award. The requested amount matches the lowest of three submitted contractor bids. 

The applicant has submitted three contractor bids in compliance with the program's minimum bid 
requirement: 

Contractor Bid Amount 
Construction Affairs $57,800 
Pika Construction $49,770 
BRI $54,500 

The applicant has disclosed no active code violations and no active liens on the property.  

Attachment 
Thomas Dental Associates, Inc. Grant Application,  

































































































RESOLUTION NO. CRA-21-2026 
 

A RESOLUTION OF THE BOARD OF COMMISSIONERS OF THE 
NORTHWEST 7TH AVENUE CORRIDOR COMMUNITY 
REDEVELOPMENT AGENCY, APPROVING THE LETTER OF INTENT 
TO LEASE OFFICE SPACE LOCATED AT 15383 NW 7TH AVENUE, 
MIAMI, FLORIDA 33169; AUTHORIZING THE EXECUTIVE 
DIRECTOR AND CRA ATTORNEY TO NEGOTIATE, FINALIZE, 
EXECUTE AND DELIVER A LEASE AGREEMENT FOR THE OFFICE 
SPACE LOCATED AT 15383 NW 7TH AVENUE, MIAMI, FLORIDA 33169; 
AUTHORIZING THE EXECUTIVE DIRECTOR AND CRA ATTORNEY 
TO TAKE ALL ACTION NECESSARY TO IMPLEMENT THE LEASE 
AGREEMENT; AND PROVIDING AN EFFECTIVE DATE. 

 
 WHEREAS, the Northwest 7th Avenue Corridor Redevelopment Agency (the “CRA”) 
desires to lease office space located at 15383 NW 7th Avenue, Miami, Florida 33169 as dedicated 
office space within the Community Redevelopment Area to better serve the community, support 
staff operations, and provide a consistent, accessible location for resident and business 
engagement; and  
 
 WHEREAS, the CRA staff has received and reviewed a Letter of Intent from the owner 
of the property located at 15383 NW 7th Avenue, Miami, Florida 33169 (the “Property”) in the 
form attached hereto as Exhibit “A” and recommends that the Board of Commissioners (a) approve 
the Letter of Intent (b) authorize the Executive Director to execute the Letter of Intent and (c) 
authorize the Executive Director and CRA attorney to negotiate, finalize, execute and deliver a 
Lease Agreement with the owner of the Property; and  
 
 WHEREAS, the Board of Commissioners of the CRA desires to (a) approve the Letter of 
Intent (b) authorize the Executive Director to execute the Letter of Intent and (c) authorize the 
Executive Director and CRA attorney to negotiate, finalize, execute and deliver a Lease 
Agreement with the owner of the Property.  

 
NOW, THEREFORE, BE IT RESOLVED BY THE COMMISSIONERS OF THE 

NORTHWEST 7TH AVENUE CORRIDOR COMMUNITY REDEVELOPMENT 
AGENCY: 
 

Section 1. Recitals.  The recitals in the whereas clauses are true and correct, and 
incorporated into this Resolution. 
 

Section 2. Approval of Letter of Intent.  The Letter of Intent in the form attached 
hereto as Exhibit “A” is hereby approved. 

 
Section 3. Execution and Delivery of Letter of Intent. The Executive Director is 

hereby authorized to execute and deliver the Letter of Intent with the owner of the Property. 
 
Section 4. Negotiation and Finalization of Lease Agreement. The Executive 
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Director and NLCRA Attorney are hereby authorized to negotiate and finalize the Lease 
Agreement with the owner of the Property. 

 
Section 5. Execution and Delivery of Lease Agreement. The Executive Director 

is hereby authorized to execute and deliver the Lease Agreement with the owner of the Property. 
 

Section 6. Implementation of Lease Agreement. The Executive Director is hereby 
authorized to take all action necessary to implement the terms of the Lease Agreement with the 
owner of the Property and to exercise all provisions contained therein, including cancellation, 
termination and amendment provisions. 

 
Section 7. Effective Date.  This Resolution shall take effect immediately upon 

approval. 
 
PASSED and ADOPTED this 29th day of June, 2026. 
 
 
 

____________________________________ 
      Rasha Cameau, MBA FRA-RP 
      Chair 
ATTEST: 
 
 
       
Nadeige Theresias-Joisil, MS Ed 
Secretary 
 
 
APPROVED AS TO LEGAL SUFFICIENCY 
 
 
       
Steven W. Zelkowitz, P.A. 
CRA Attorney 
 
 
SPONSORED BY:  ADMINISTRATION 

Moved by:    

Seconded by:    
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Vote: 
 
Chair Rasha Cameau, MBA FRA-RP      (Yes)  (No) 
Vice Chair Jeffy Mondesir, BBA      (Yes)  (No) 
Board Member Gene Lomando, BS      (Yes)  (No) 
Board Member Daniella Pierre, MSHRM     (Yes)  (No) 
Board Member Angela Reyes, M.TX.     (Yes)  (No) 
Board Member Nadeige Theresias-Joisil, MS Ed    (Yes)  (No) 



 
Date:  June 29, 2026  

To:  Board Members of NW 7th Avenue Community Redevelopment Agency 

From:  Casneve Oupelle, Executive Director 

Subject: Approval of Letter of Intent for CRA Office Space at 15383 NW 7th Avenue, 
Miami, FL 33169 

Recommendation 
Staff recommends that the Board of Commissioners approve the Letter of Intent to lease office 
space at 15383 NW 7th Avenue, Miami, FL 33169, and authorize the Executive Director to 
execute the Letter of Intent and proceed with preparation of a final Lease Agreement on the 
terms outlined below. 

Fiscal Impact 
The CRA's approved budget includes funding for office furniture but did not anticipate or include 
funding for lease/rent expenses, as office space was originally intended to be addressed 
through the business incubator program, which is currently on hold. Estimated first-year cost of 
occupancy at 15383 NW 7th Avenue is approximately $42,000 in base rent. 

Staff will address the resulting budget adjustment, including any corresponding change to the 
business incubator allocation, through the CRA's year-end budget amendment process. 

Delegation of Authority 
Upon Board approval, the Executive Director or designee is authorized to execute the Letter of 
Intent, negotiate and finalize the terms of the Lease Agreement consistent with the terms above, 
and take all administrative actions necessary to implement the lease, including execution of the 
final Lease Agreement upon legal counsel review. 

Background 
The CRA requires a dedicated office space within the redevelopment area to better serve the 
community, support staff operations, and provide a consistent, accessible location for resident 
and business engagement. Staff has identified 15383 NW 7th Avenue as a suitable location and 
has negotiated proposed lease terms with the property owner. 

Proposed Lease Terms 
• Base Rent: $3,500.00 per month 
• Lease Term: Two (2) years, with an option to continue a month-to-month basis following 

the initial term until the CRA secures a permanent office location. 
• Lease Structure: Modified Gross Lease. The CRA will be responsible for electricity, 

telecommunications/internet, and interior maintenance. The Landlord will be responsible 
for property taxes, property insurance, water service, building systems/structural 
components, and exterior maintenance. 

• Annual Rent Increases: Base Rent will increase 3% annually on each anniversary of 
the Lease Commencement Date. 



 
 

• Rent Abatement: One (2) month of rent abatement following lease execution and 
delivery of possession, to allow for tenant improvements, furniture installation, 
technology implementation, and occupancy preparation. 

• Alterations and Improvements: The CRA may make non-structural interior 
improvements at its sole expense, subject to Landlord approval and applicable 
permitting.  

Attachment 
LOI 
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 PROPERTY APPRAISER OF MIAMI-DADE COUNTY
Summary Report

Property Information
Folio 30-2113-003-0010
Property
Address

15383 NW 7 AVE
MIAMI, FL 33169-0000

Owner ALINE E LA FORTUNE

Mailing Address 15383 NW 7 AVE
NORTH MIAMI, FL 33169

Primary Zone 6400 COMMERCIAL - CENTRAL
Primary Land
Use

1713 OFFICE BUILDING - ONE STORY : OFFICE
BUILDING

Beds / Baths
/Half 0 / 0 / 0

Floors 1
Living Units 0
Actual Area 3,369 Sq.Ft
Living Area 3,369 Sq.Ft
Adjusted Area 3,290 Sq.Ft
Lot Size 8,330 Sq.Ft
Year Built 1972

Assessment Information
Year 2025 2024 2023
Land Value $266,560 $374,850 $249,900
Building Value $154,025 $154,025 $144,398

Extra Feature Value $9,247 $9,289 $9,331
Market Value $429,832 $538,164 $403,629
Assessed Value $429,832 $443,991 $403,629

Benefits Information
Benefit Type 2025 2024 2023

Non-Homestead Cap Assessment
Reduction $94,173

Note: Not all benefits are applicable to all Taxable Values (i.e. County,
School Board, City, Regional).

Short Legal Description
13 52 41
BRANDON PARK SEC A PB 34-77
LOTS 1 TO 4 INC LESS ALL THAT PT
OF LOT 1 LYING N OF THE S LINE OF
S BISC RIV DR BLK 2

Taxable Value Information
Year 2025 2024 2023
COUNTY

Exemption Value $0 $0 $0

Taxable Value $429,832 $443,991 $403,629

SCHOOL BOARD
Exemption Value $0 $0 $0

Taxable Value $429,832 $538,164 $403,629

CITY
Exemption Value $0 $0 $0

Taxable Value $0 $0 $0

REGIONAL
Exemption Value $0 $0 $0

Taxable Value $429,832 $443,991 $403,629

Sales Information
Previous
Sale Price OR Book-

Page Qualification Description

12/30/2019 $188,000 31748-2352 Corrective, tax or QCD; min
consideration

05/02/2014 $0 29162-0946 Corrective, tax or QCD; min
consideration

04/13/2012 $100 28970-4162 Corrective, tax or QCD; min
consideration

10/25/2012 $100 28467-4981 Corrective, tax or QCD; min
consideration

The information contained herein is for ad valorem tax assessment purposes only. The Property Appraiser of Miami-Dade County is continually
editing and updating the tax roll. This website may not reflect the most current information on record. The Property Appraiser of Miami-Dade
County and Miami-Dade County assumes no liability, see full disclaimer and User Agreement at
https://www.miamidadepa.gov/pa/disclaimer.page

2025 Aerial Photography

200 ft

https://www.miamidadepa.gov/pa/disclaimer.page


INTENT TO LEASE COMMERCIAL PROPERTY 

June 1, 2026 

 

This Letter of Intent represents the basic business terms proposed between Landlord and Tenant. 

Following acceptance of these terms, the parties intend to negotiate and execute a mutually 

acceptable Lease Agreement. 

 

Prepared by: 

Jonell Matthews 

Sales Associate 

Elite Realty Partners, Inc. 

 

Landlord: 

Aline E. La Fortune 

 

Property Address: 

15383 NW 7th Avenue 

Miami, Florida 33169 

 

Tenant: 

Northwest 7th Avenue Corridor Community Redevelopment Agency (CRA) 

 

Authorized Signatory: 

Khass Oupelle, Executive Director 

 

1. PREMISES 

Approximately 1,350 rentable square feet of oWice space located at 15683 NW 7th Avenue, Miami, 

Florida 33169. 

 

2. USE 

Administrative headquarters and oWice operations for the Northwest 7th Avenue Corridor CRA. 

 



3. LEASE TERM 

Initial Term: Commencing upon full execution of the Lease and continuing through September 30, 

2028. 

Renewal Option: One (1) additional option to extend the Lease through September 30, 2029, upon 

mutually acceptable terms. 

Holdover: Tenant requests the opportunity to discuss a short-term month-to-month holdover 

arrangement following expiration of the extension term if additional time is required to transition to 

a permanent location. 

 

4. RENT COMMENCEMENT DATE 

The Lease shall commence upon full execution of the Lease by both parties. 

Tenant shall receive immediate possession following Lease execution for purposes of 

improvements, furniture installation, technology implementation, and occupancy preparation. 

 

5. BASE RENT 

Monthly Base Rent: $3,500.00 

Lease Structure: 

Gross Lease. 

Tenant shall be responsible for: 

• Electricity 

• Telecommunications and internet services 

• Interior maintenance and upkeep 

Landlord shall be responsible for: 

• Property taxes 

• Property insurance 

• Water service 

• Building systems and structural components 

• Exterior maintenance 

Subject to Lease language. 

 

 

 



6. RENT ABATEMENT 

Tenant requests two (2) months of rent abatement following Lease execution and delivery of 

possession to allow for tenant improvements, oWice buildout, furniture installation, technology 

implementation, and occupancy preparation. 

 

7. SECURITY DEPOSIT 

Security Deposit and any prepaid rent requirements shall be negotiated and memorialized in the 

final Lease Agreement. 

Tenant shall advise any customary governmental payment procedures, advance funding 

arrangements, or board-authorized payment structures customarily utilized by the CRA. 

 

8. OCCUPANCY 

Tenant anticipates commencing operations following completion of improvements and oWice 

setup. 

 

9. TENANT IMPROVEMENTS 

Tenant shall be responsible for funding and completing all interior improvements, including but not 

limited to: 

• Interior painting 

• Minor cosmetic upgrades 

• Furniture installation 

• Technology infrastructure 

• Security systems 

• Conference room technology 

• OWice buildout improvements 

All improvements shall be subject to Landlord approval and applicable governmental 

requirements. 

 

10. SIGNAGE 

Tenant shall have the right to install organizational signage subject to Landlord approval and 

compliance with applicable governmental regulations and permitting requirements. 

 



11. PARKING 

Tenant shall have access to existing on-site parking for employees, visitors, and guests. 

 

12. PROPERTY ENHANCEMENT OPPORTUNITY 

Tenant has advised that the Property may qualify for participation in the Northwest 7th Avenue CRA 

Commercial Facade Improvement Grant Program. 

Ownership may be eligible to apply for grant funding of up to $50,000 for qualifying exterior 

improvements, subject to CRA program requirements, application approval, and funding 

availability. 

 

13. INSURANCE 

Tenant shall provide and maintain appropriate commercial general liability insurance and any other 

insurance reasonably required under the Lease Agreement. 

 

14. TENANT AUTHORITY & FUNDING 

Tenant shall provide documentation reasonably satisfactory to Landlord evidencing authority to 

enter into the Lease and funding approval for the proposed tenancy. Such documentation may 

include Board approval, budget allocation, funding authorization, or other customary governmental 

documentation. 

 

15. CONTINGENCIES 

This Letter of Intent is contingent upon: 

• CRA Board approval 

• Verification of Tenant authority to enter into the Lease 

• Execution of a mutually acceptable Lease Agreement 

• Any required legal review by either party 

 

 



16. NON-BINDING INTENT 

This Letter of Intent is non-binding and intended solely as an outline of proposed business terms. 

Neither Landlord nor Tenant shall be legally bound unless and until a mutually acceptable Lease 
Agreement has been fully negotiated and executed by both parties. 

The parties agree to work in good faith toward preparation and negotiation of a formal Lease 
Agreement. 

 

ACCEPTED AND AGREED: 

 

_____________________________________       Date: __________________________ 

Landlord -  Aline E. La Fortune     

 

 

_____________________________________       Date: __________________________ 

Tenant – Northwest 7th Avenue Corridor Community Redevelopment Agency 

Signor - Casneve Oupelle (Executive Director) 

 



RESOLUTION NO. CRA-22-2026 
 

A RESOLUTION OF THE BOARD OF COMMISSIONERS OF THE 
NORTHWEST 7TH AVENUE CORRIDOR COMMUNITY 
REDEVELOPMENT AGENCY, AWARDING A BUSINESS ATTRACTION 
AND EXPANSION GRANT IN THE AMOUNT OF $150,000 TO QUALITY 
CULINARY SERVICES, LLC; AUTHORIZNG THE EXECUTIVE 
DIRECTOR AND CRA ATTORNEY TO NEGOTIATE AND FINALIZE A 
GRANT AGREEMENT WITH QUALITY CULINARY SERVICES, LLC; 
AUTHORIZING THE EXECUTIVE DIRECTOR TO EXECUTE THE 
GRANT AGREEMENT WITH QUALITY CULINARY SERVICES, LLC; 
AUTHORIZING THE EXECUTIVE DIRECTOR TO TAKE ALL ACTION 
NECESSARY TO IMPLEMENT THE TERMS OF THE GRANT 
AGREEMENT; AND PROVIDING AN EFFECTIVE DATE.  
 

 WHEREAS, the mission of the Northwest 7th Avenue Corridor Community 
Redevelopment Agency (“CRA”) is to promote economic development and enhance the quality of 
life by eliminating and preventing blighted conditions through the facilitation of community 
partnerships, business growth, job creation, and neighborhood rehabilitation; and 
 
 WHEREAS, the promotion of the Community Redevelopment Area and the use of tax 
increment funds therefore falls within the purposes of the Community Redevelopment Act set forth 
in Part III, Chapter 163, Florida Statues; and 
 
 WHEREAS, Quality Culinary Services, LLC is owned and operated by Lionel C. 
Gallimore, and the company has submitted a complete application under the CRA Commercial 
Revitalization Grant Program, requesting a Business Attraction and Expansion Grant to build out 
a 1,950 square foot shared-use commissary kitchen at 14501 NW 7th Avenue, #A, Miami, FL 
33168; and 
 
 WHEREAS, once completed, the facility will serve several purposes: meal preparation 
and vending for charter, private, and independent schools, full-service catering for community and 
institutional events, and shared kitchen access for food trucks, pop-up vendors, and emerging 
culinary entrepreneurs; and 
 
 WHEREAS, CRA Staff recommends approval of the Business Attraction and Expansion 
Grant request of Quality Culinary Services, LLC subject to the satisfaction and resolution of all 
active code violations, active liens, and an unmet 40-year recertification requirement on the 
building as a condition precedent to project completion and final reimbursement; and 
 
 WHEREAS, the Board of Commissioners of the CRA desires to (a) award a Business 
Attraction and Expansion Grant in the amount of One Hundred Fifty Thousand Dollars ($150,000) 
to Quality Culinary Services, LLC subject to CRA Staff’s recommendation above and (b) 
authorize the negotiation, finalization and execution of a Grant Agreement with Quality Culinary 
Services, LLC in the amount of One Hundred Fifty Thousand Dollars ($150,000), which Grant 
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Agreement shall be in a form and substance as negotiated by the Executive Director and approved 
as to legal form and sufficiency by the CRA Attorney.  
 
 NOW, THEREFORE, BE IT RESOLVED BY THE COMMISSIONERS OF THE 
NORTHWEST 7TH AVENUE CORRIDOR COMMUNITY REDEVELOPMENT 
AGENCY: 
 

Section 1. Recitals.  The recitals in the whereas clauses are true and correct, and 
incorporated into this Resolution. 

 
Section 2. Award of Business Attraction and Expansion Grant.  The Business 

Attraction and Expansion Grant in the amount of One Hundred Fifty Thousand Dollars ($150,000) 
to Quality Culinary Services, LLC subject to the satisfaction and resolution of all active code 
violations, active liens, and an unmet 40-year recertification requirement on the building as a 
condition precedent to project completion and final reimbursement is hereby approved.  

 
Section 3. Negotiation and Finalization of Grant Agreement.  The Executive 

Director and CRA Attorney are hereby authorized to negotiate and finalize a Grant Agreement 
with Quality Culinary Services, LLC. 

 
Section 4. Execution and Delivery of Grant Agreement.  The Executive Director is 

hereby authorized to execute and deliver the Grant Agreement with Quality Culinary Services, 
LLC.  

 
Section 5. Implementation of Grant Agreement.  The Executive Director or the 

Executive Director’s designee is hereby authorized to take all action necessary to implement the 
terms of the Grant Agreement with Quality Culinary Services, LLC, and to exercise all provisions 
contained therein, including cancellation, termination and amendment provisions. 

 
Section 6. Effective Date. This Resolution shall take effect immediately upon 

approval. 
 
PASSED and ADOPTED this 29th day of June, 2026. 
 
 

____________________________________ 
      Rasha Cameau, MBA FRA-RP 
      Chair 
ATTEST: 
 
 
       
Nadeige Theresias-Joisil, MS Ed 
Secretary 
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APPROVED AS TO LEGAL SUFFICIENCY 
 
 
       
Steven W. Zelkowitz, P.A. 
CRA Attorney 
 
SPONSORED BY:  ADMINISTRATION 

Moved by:    

Seconded by:    

 
 
 
Vote: 
 
Chair Rasha Cameau, MBA FRA-RP      (Yes)  (No) 
Vice Chair Jeffy Mondesir, BBA      (Yes)  (No) 
Board Member Gene Lomando, BS      (Yes)  (No) 
Board Member Daniella Pierre, MSHRM     (Yes)  (No) 
Board Member Angela Reyes, M.TX.     (Yes)  (No) 
Board Member Nadeige Theresias-Joisil, MS Ed    (Yes)  (No) 
 
 



 
Date:  June 29, 2026  

To:  Board Members of NW 7th Avenue Community Redevelopment Agency 

From:  Casneve Oupelle, Executive Director 

Subject: Quality Culinary Services, LLC Business Attraction & Expansion Grant 
($150,000) 

Recommendation 
Staff recommends that the Board of Commissioners approve a Business Attraction & Expansion 
Grant in the amount of $150,000 to Quality Culinary Services, LLC, for the development of a 
shared-use commissary kitchen facility located at 14501 NW 7th Avenue, #A, Miami, FL 33168, 
subject to the conditions outlined below. 

Fiscal Impact 
Funding for this grant, not to exceed $150,000, is available within the CRA’s approved budget 
under the business incentive program allocations.  

Delegation of Authority 
Upon Board approval, the Executive Director or designee is authorized to execute a grant 
agreement and all related documents in accordance with program guidelines and the approved 
agreement, and take all administrative actions necessary to implement the project. 

Background 
Quality Culinary Services, LLC is owned and operated by Lionel C. Gallimore. The company has 
submitted a complete application under the CRA Commercial Revitalization Grant Program, 
requesting a Business Attraction & Expansion Grant to build out a 1,950 square foot shared-use 
commissary kitchen at 14501 NW 7th Avenue, #A, Miami, FL 33168. 

Once built out, the facility will serve several purposes: meal preparation and vending for charter, 
private, and independent schools, full-service catering for community and institutional events, and 
shared kitchen access for food trucks, pop-up vendors, and emerging culinary entrepreneurs. 

The total project cost is $460,000. The Business Attraction & Expansion Grant requires a 
minimum 50% match, so the applicant must demonstrate at least $150,000 in matching funds. 

The applicant has submitted three contractor bids in compliance with the program's minimum bid 
requirement: 

Contractor Bid Amount 
Modern Luxury Building $304,850 
Shannon & Shannon $314,150 
Eagle Brick Construction $322,500 

The applicant does not own the property. The owner of record, 14501 and 14533 NW 7th Ave 
LLC, has disclosed active code violations, active liens, and an unmet 40-year recertification 
requirement on the building. 



 
 

Staff recommends the resolution make satisfaction of these violations and liens a hard condition 
of the grant the project cannot be considered complete, and final reimbursement cannot be 
issued, until they are resolved. 

If approved, the project will activate a commercial property along NW 7th Avenue and add food 
production and small business infrastructure to the redevelopment area. 

Attachment 
Quality Culinary Services, LLC Grant Application 
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RESOLUTION NO. CRA-23-2026 
 

A RESOLUTION OF THE BOARD OF COMMISSIONERS OF THE 
NORTHWEST 7TH AVENUE CORRIDOR COMMUNITY 
REDEVELOPMENT AGENCY, APPROVING THE NORTHWEST 7TH 
AVENUE CORRIDOR COMMUNITY REDEVELOPMENT PLAN 
UPDATE 2026; RECOMMENDING THE NORTHWEST 7TH AVENUE 
CORRIDOR COMMUNITY REDEVELOPMENT PLAN UPDATE 2026 TO 
MIAMI-DADE COUNTY AS THE GOVERNING BODY OF THE 
NORTHWEST 7TH AVENUE CORRIDOR COMMUNITY 
REDEVELOPMENT AGENCY; AUTHORIZING THE EXECUTIVE 
DIRECTOR TO TAKE ANY AND ALL ACTION NECESSARY TO 
FACILITATE THE APPROVAL OF THE NORTHWEST 7TH AVENUE 
CORRIDOR COMMUNITY REDEVELOPMENT PLAN UPDATE 2026 BY 
MIAMI-DADE COUNTY; AND PROVIDING AN EFFECTIVE DATE. 

 
 WHEREAS, pursuant to, and in accordance with, the requirements of Chapter 163, Part 
III, Florida Statutes, Miami-Dade County (“County”), as the governing body of the Northwest 7th 
Avenue Corridor Community Redevelopment Agency (the “CRA”), approved the Northwest 7th 
Avenue Corridor Community Redevelopment Plan, as previously amended including the 2012 
Redevelopment Plan; and 
 
 WHEREAS, the CRA desires to further amend the Northwest 7th Avenue Corridor 
Community Redevelopment Plan in order to maintain best practices and better undertake certain 
of its redevelopment activities, all as set forth in the Northwest 7th Avenue Corridor Community 
Redevelopment Plan Update 2026; and 
 
 WHEREAS, in accordance with the requirements of Section 163.346, Florida Statutes, 
notice of the Northwest 7th Avenue Corridor Community Redevelopment Plan Update 2026 will 
be provided by the County to each taxing authority which levies ad valorem taxes on taxable real 
property contained within the redevelopment area; and 
 
 WHEREAS, the Commissioners of the CRA desire to (a) approve the Northwest 7th 
Avenue Corridor Community Redevelopment Plan Update 2026 and (b) pursuant to Section 
163.361(1), Florida Statutes, recommend the Northwest 7th Avenue Corridor Community 
Redevelopment Plan Update 2026 to the County, as the governing body of the CRA. 

 
NOW, THEREFORE, BE IT RESOLVED BY THE COMMISSIONERS OF THE 

NORTHWEST 7TH AVENUE CORRIDOR COMMUNITY REDEVELOPMENT 
AGENCY: 
 

Section 1. Recitals.  The recitals in the whereas clauses are true and correct, and 
incorporated into this Resolution. 
 

Section 2. Approval of Northwest 7th Avenue Corridor Community 
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Redevelopment Plan Update 2026.  The Northwest 7th Avenue Corridor Community 
Redevelopment Plan Update 2026 in the form attached hereto as Exhibit “A” is hereby approved 
and, pursuant to Section 163.361(1), Florida Statutes, the Northwest 7th Avenue Corridor 
Community Redevelopment Plan Update 2026 is recommended to the County, as the governing 
body of the CRA.  
 
 Section 3. Authorization of Executive Director. The Executive Director is hereby 
authorized to take any and all action necessary to facilitate the approval of the Northwest 7th 
Avenue Corridor Community Redevelopment Plan Update 2026 by the County. 

 
Section 4. Effective Date.  This Resolution shall take effect immediately upon 

approval. 
 
PASSED and ADOPTED this 29th day of June, 2026. 
 
 
 

____________________________________ 
      Rasha Cameau, MBA FRA-RP 
      Chair 
ATTEST: 
 
 
       
Nadeige Theresias-Joisil, MS Ed 
Secretary 
 
 
APPROVED AS TO LEGAL SUFFICIENCY 
 
 
       
Steven W. Zelkowitz, P.A. 
CRA Attorney 
 
SPONSORED BY:  ADMINISTRATION 

Moved by:    

Seconded by:    

 
Vote: 
 
Chair Rasha Cameau, MBA FRA-RP      (Yes)  (No) 
Vice Chair Jeffy Mondesir, BBA      (Yes)  (No) 
Board Member Gene Lomando, BS      (Yes)  (No) 
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Board Member Daniella Pierre, MSHRM     (Yes)  (No) 
Board Member Angela Reyes, M.TX.     (Yes)  (No) 
Board Member Nadeige Theresias-Joisil, MS Ed    (Yes)  (No) 



RESOLUTION NO. CRA-24-2026 
 

A RESOLUTION OF THE BOARD OF COMMISSIONERS OF THE 
NORTHWEST 7TH AVENUE CORRIDOR COMMUNITY 
REDEVELOPMENT AGENCY, APPROVING THE EXTENSION OF LIFE 
OF THE NORTHWEST 7TH AVENUE CORRIDOR COMMUNITY 
REDEVELOPMENT AGENCY FROM MARCH 1, 2034 TO SEPTEMBER 
30, 2044; RECOMMENDING THE NORTHWEST 7TH AVENUE 
CORRIDOR COMMUNITY REDEVELOPMENT AGENCY EXTENSION 
OF LIFE FROM MARCH 1, 2034 TO SEPTEMBER 30, 2044 TO MIAMI-
DADE COUNTY AS THE GOVERNING BODY OF THE NORTHWEST 
7TH AVENUE CORRIDOR COMMUNITY REDEVELOPMENT 
AGENCY; AUTHORIZING THE EXECUTIVE DIRECTOR TO TAKE 
ANY AND ALL ACTION NECESSARY TO FACILITATE THE 
APPROVAL OF THE EXTENSION OF LIFE OF THE NORTHWEST 7TH 
AVENUE CORRIDOR COMMUNITY REDEVELOPMENT AGENCY 
FROM MARCH 1, 2034 TO SEPTEMBER 30, 2044 BY MIAMI-DADE 
COUNTY; AND PROVIDING AN EFFECTIVE DATE. 

 
 WHEREAS, pursuant to, and in accordance with, the requirements of Chapter 163, Part 
III, Florida Statutes, on September 30, 2004, the Board of County Commissioners adopted an 
Ordinance, which among other things created the Northwest 7th Avenue Corridor Redevelopment 
Agency (the “CRA”) for a period which currently expires on March 1, 2034; and 
 
 WHEREAS, on June 22, 2004, the Board of County Commissioners adopted Resolution 
R-780-04 which adopted the Community Redevelopment Plan for the Northwest 7th Avenue 
Corridor Community Redevelopment Area; and 
 
 WHEREAS, Section 153.387(2)(a), Florida Statutes, provides in pertinent part that for 
any community redevelopment agency created on or after July 1, 2002, each taxing authority shall 
make the annual appropriation for a period not to exceed forty (40) years after the fiscal year in 
which the initial community redevelopment plan is approved or adopted; and 
 
 WHEREAS, Section 163.3755, Florida Statutes, provides that a community 
redevelopment agency in existence on October 1, 2019, shall terminate on the expiration date 
provided in the agency’s charter on October 1, 2019, or on September 30, 2039, whichever is 
earlier, unless the governing body of the county or municipality that created the community 
redevelopment agency approves its continued existence by a majority vote of the members of the 
governing body; and 
 

WHEREAS, in accordance with Section 153.387(2)(a) and Section 163.3755, Florida 
Statutes, the Commissioners of the CRA desire to (a) approve the extension of life of the Northwest 
7th Avenue Corridor Community Redevelopment Agency from March 1, 2034 to September 30, 
2044 and (b) recommend the extension of life of the Northwest 7th Avenue Corridor Community 
Redevelopment Agency from March 1, 2034 to September 30, 2044 to the County, as the 
governing body of the CRA. 
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NOW, THEREFORE, BE IT RESOLVED BY THE COMMISSIONERS OF THE 

NORTHWEST 7TH AVENUE CORRIDOR COMMUNITY REDEVELOPMENT 
AGENCY: 
 

Section 1. Recitals.  The recitals in the whereas clauses are true and correct, and 
incorporated into this Resolution. 
 

Section 2. Approval of Extension of Life of Northwest 7th Avenue Corridor 
Community Redevelopment Agency.  The extension of life of the Northwest 7th Avenue Corridor 
Community Redevelopment Agency from March 1, 2034 to September 30, 2044 is hereby 
approved and, the extension of life of the Northwest 7th Avenue Corridor Community 
Redevelopment Agency from March 1, 2034 to September 30, 2044 is recommended to the 
County, as the governing body of the CRA.  
 
 Section 3. Authorization of Executive Director. The Executive Director is hereby 
authorized to take any and all action necessary to facilitate the approval of the extension of life of 
the Northwest 7th Avenue Corridor Community Redevelopment Agency from March 1, 2034 to 
September 30, 2044 by the County. 

 
Section 4. Effective Date.  This Resolution shall take effect immediately upon 

approval. 
 
PASSED and ADOPTED this 29th day of June, 2026. 
 
 
 

____________________________________ 
      Rasha Cameau, MBA FRA-RP 
      Chair 
ATTEST: 
 
 
       
Nadeige Theresias-Joisil, MS Ed 
Secretary 
 
 
APPROVED AS TO LEGAL SUFFICIENCY 
 
 
       
Steven W. Zelkowitz, P.A. 
CRA Attorney 
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SPONSORED BY:  ADMINISTRATION 

Moved by:    

Seconded by:    

 
Vote: 
 
Chair Rasha Cameau, MBA FRA-RP      (Yes)  (No) 
Vice Chair Jeffy Mondesir, BBA      (Yes)  (No) 
Board Member Gene Lomando, BS      (Yes)  (No) 
Board Member Daniella Pierre, MSHRM     (Yes)  (No) 
Board Member Angela Reyes, M.TX.     (Yes)  (No) 
Board Member Nadeige Theresias-Joisil, MS Ed    (Yes)  (No) 



RESOLUTION NO. CRA-25-2026 
 

A RESOLUTION OF THE BOARD OF COMMISSIONERS OF THE 
NORTHWEST 7TH AVENUE CORRIDOR COMMUNITY 
REDEVELOPMENT AGENCY, AUTHORIZING THE EXECUTIVE 
DIRECTOR AND CRA ATTORNEY TO NEGOTIATE, FINALIZE, 
EXECUTE AND DELIVER A FIRST AMENDMENT TO THE 
INTERLOCAL COOPERATION AGREEMENT WITH MIAMI-DADE 
COUNTY; AUTHORIZING THE EXECUTIVE DIRECTOR AND CRA 
ATTORNEY TO TAKE ALL ACTION NECESSARY TO IMPLEMENT 
THE FIRST AMENDMENT TO THE INTERLOCAL COOPERATION 
AGREEMENT; AND PROVIDING AN EFFECTIVE DATE. 

 
 WHEREAS, the Northwest 7th Avenue Corridor Redevelopment Agency (the “CRA”) and 
Miami-Dade County (the “County”) entered into that certain Interlocal Cooperation Agreement 
dated on or about December 1, 2009 (the “Interlocal Cooperation Agreement”); and  
 
 WHEREAS, the CRA and the County desire to amend the Interlocal Cooperation 
Agreement relative to, among other things, (a) the extension of the CRA, (b) the expansion of the 
Community Redevelopment Area of the CRA and (c) the approval and implementation of the 
Northwest 7th Avenue Corridor Community Redevelopment Plan Update 2026; and  
 
 WHEREAS, the Board of Commissioners of the CRA desires to (a) authorize the 
Executive Director and CRA attorney to negotiate, finalize, execute and deliver a First 
Amendment to Interlocal Cooperation Agreement with the County and (b) authorize the Executive 
Director and NLCRA Attorney to take all action necessary to implement the First Amendment to 
Interlocal Cooperation Agreement.  

 
NOW, THEREFORE, BE IT RESOLVED BY THE COMMISSIONERS OF THE 

NORTHWEST 7TH AVENUE CORRIDOR COMMUNITY REDEVELOPMENT 
AGENCY: 
 

Section 1. Recitals.  The recitals in the whereas clauses are true and correct, and 
incorporated into this Resolution. 
 

Section 2. Negotiation and Finalization of First Amendment to Interlocal 
Cooperation Agreement. The Executive Director and NLCRA Attorney are hereby authorized 
to negotiate and finalize a First Amendment to Interlocal Cooperation Agreement with the County 
relative to, among other things, (a) the extension of the CRA, (b) the expansion of the Community 
Redevelopment Area of the CRA and (c) the approval and implementation of the Northwest 7th 
Avenue Corridor Community Redevelopment Plan Update 2026. 

 
Section 4. Execution and Delivery of First Amendment to Interlocal 

Cooperation Agreement. The Executive Director is hereby authorized to execute and deliver 
the First Amendment to Interlocal Cooperation Agreement with the County. 
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Section 5. Implementation of First Amendment to Interlocal Cooperation 
Agreement. The Executive Director is hereby authorized to take all action necessary to implement 
the terms of the First Amendment to Interlocal Cooperation Agreement and to exercise all 
provisions contained therein, including cancellation, termination and amendment provisions. 

 
Section 6. Effective Date.  This Resolution shall take effect immediately upon 

approval. 
 
PASSED and ADOPTED this 29th day of June, 2026. 
 
 
 

____________________________________ 
      Rasha Cameau, MBA FRA-RP 
      Chair 
ATTEST: 
 
 
       
Nadeige Theresias-Joisil, MS Ed 
Secretary 
 
 
APPROVED AS TO LEGAL SUFFICIENCY 
 
 
       
Steven W. Zelkowitz, P.A. 
CRA Attorney 
 
SPONSORED BY:  ADMINISTRATION 

Moved by:    

Seconded by:    

 
Vote: 
 
Chair Rasha Cameau, MBA FRA-RP      (Yes)  (No) 
Vice Chair Jeffy Mondesir, BBA      (Yes)  (No) 
Board Member Gene Lomando, BS      (Yes)  (No) 
Board Member Daniella Pierre, MSHRM     (Yes)  (No) 
Board Member Angela Reyes, M.TX.     (Yes)  (No) 
Board Member Nadeige Theresias-Joisil, MS Ed    (Yes)  (No) 



 
Date:  June 29, 2026  

To:  Board Members of NW 7th Avenue Community Redevelopment Agency 

From:  Casneve Oupelle, Executive Director 

Subject: Resolution Nos. CRA-23-2026, CRA-24-2026, and CRA-25-2026 – Community 
Redevelopment Plan Update, Extension of Agency Life to September 30, 2044, 
and First Amendment to Interlocal Cooperation Agreement 

 

Recommendation 
Staff recommends that the Board of Commissioners take the following three actions: 

1. Resolution No. CRA-23-2026: Approve the Northwest 7th Avenue Corridor Community 
Redevelopment Plan Update 2026; recommend the Plan Update to Miami-Dade County 
as the governing body of the Agency; and authorize the Executive Director to take any 
and all action necessary to facilitate the County's approval of the Plan Update. 

2. Resolution No. CRA-24-2026: Approve the extension of the life of the Agency from 
March 1, 2034 to September 30, 2044; recommend the extension to Miami-Dade County 
as the governing body of the Agency; and authorize the Executive Director to take any 
and all action necessary to facilitate the County's approval of the extension. 

3. Resolution No. CRA-25-2026: Authorize the Executive Director and CRA Attorney to 
negotiate, finalize, execute, and deliver a First Amendment to the Interlocal Cooperation 
Agreement with Miami-Dade County, and to take all action necessary to implement that 
amendment. 

For each resolution, any modification of a substantive nature requested by Miami-Dade County 
during its review shall be brought back to the Board for review and approval prior to final 
transmittal or execution, as applicable. 

Fiscal Impact 
There is no direct fiscal impact associated with approval of these three items. The Plan Update 
and the extension of the Agency's life establish the framework for future redevelopment 
investment. Individual projects, partnerships, and expenditures implementing the Plan will be 
brought to the Board for separate approval as they are developed. 

Delegation of Authority 
Upon Board approval, the Executive Director or designee is authorized to forward the Plan Update 
and the extension request to Miami-Dade County, coordinate with Miami-Dade County throughout 
the County's review process, and make minor, non-substantive modifications to the Plan Update 
or extension request as may be requested by the County. The Executive Director and CRA 
Attorney are further authorized to negotiate, finalize, execute, and deliver the First Amendment to 
the Interlocal Cooperation Agreement consistent with Resolution No. CRA-26-2026, and to take 
all administrative action necessary to implement that amendment. 

Background 
The NW 7th Avenue CRA Plan Update 2026 modernizes the agency's 2012 Redevelopment Plan 
to reflect current market conditions, transportation investments, expansion area opportunities, 



 
 

and the evolving priorities of Miami-Dade County and the CRA Board. The Plan Update was 
prepared by BusinessFlare®, the CRA's redevelopment consultant, in coordination with CRA 
staff, Miami-Dade County's Office of Management and Budget, and Commissioner Bastien's 
office. 

The Plan Update repositions NW 7th Avenue as the future “Cultural, Mobility, and Economic Spine 
of North Miami-Dade County,” organized around five strategic pillars: establishing a City Center, 
repositioning the corridor as a Cultural & Entertainment Spine, building a Light Industrial and 
Workforce Incubator Ecosystem, executing Mobility and Transit-Oriented Redevelopment near 
the Golden Glades Mobility Hub, and delivering Mixed-Income and Attainable Housing at scale. 

Implementation is organized into six goals: Economic Development & Corridor Revitalization; 
Housing & Mixed-Income Neighborhoods; Mobility, Transportation & Connectivity; Infrastructure 
& Public Realm; Land Assembly & Catalytic Development; and Redevelopment Support & 
Governance. The Plan also identifies catalytic opportunity sites, including County-owned 
waterfront property near Golden Glades and County-owned land near NW 79th Street, with 
concept-level redevelopment scenarios for Board awareness and future consideration. 

The Plan Update also incorporates an Assessment of Need, prepared pursuant to Miami-Dade 
County Resolution Nos. R-611-15 and R-499-16, supporting extension of the life of the Agency 
and its redevelopment area from the current March 1, 2034 sunset to a fiscal year ending in 2044. 
the 40-year statutory maximum permitted under Chapter 163, Part III, Florida Statutes. The 
Assessment finds that conditions of economic distress and blight persist, that the corridor 
continues to underperform relative to its location and zoning capacity, and that the redevelopment 
program is active but cannot be completed within the current 2034 sunset date. 

Extension of the Agency's life requires a corresponding amendment to the Interlocal Cooperation 
Agreement between the Agency and Miami-Dade County (Resolution No. R-1360-09), which 
currently governs the Agency's term, administrative expense cap, and reporting requirements. 
Resolution No. CRA-26-2026 authorizes the Executive Director and CRA Attorney to negotiate 
and execute a First Amendment to that agreement reflecting the extended term, consistent with 
the approvals sought under Resolution Nos. CRA-23-2026 and CRA-25-2026. 

Attachment 
NW 7th Avenue CRA Community Redevelopment Plan Update 2026, including incorporated 
Assessment of Need 
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Section 1

Executive Summary
The Northwest 7th Avenue CRA Plan Update 2026 establishes a forward-looking implementation
framework to guide strategic redevelopment, economic growth, and catalytic public investment
across the CRA through its March 1, 2034 sunset horizon. As the CRA enters its final eight-year
execution window, the Plan Update shifts from broad planning concepts toward targeted, action-
oriented redevelopment strategies focused on feasibility, partnerships, infrastructure readiness,
and implementation.

The purpose of this amendment is to modernize the existing 2012 Redevelopment Plan to reflect
current market conditions, transportation investments, expansion area opportunities, and the
evolving priorities of Miami-Dade County and the CRA Board. The update integrates recently
expanded CRA areas, identifies catalytic opportunity sites, evaluates redevelopment feasibility,
and positions the CRA to leverage Tax Increment Financing (TIF) capacity to attract transformative
public-private investment.

The timing of this update is critical. With the CRA sunset scheduled for March 1, 2034, the agency
must strategically prioritize investments that produce measurable economic development
outcomes within a limited timeframe. Current FY25–26 financial capacity, combined with
increasing redevelopment interest along key corridor nodes, creates a unique opportunity to
accelerate implementation and establish long-term economic anchors for the community.

This Plan Update also incorporates an Assessment of Need supporting the extension of the CRA’s
life from 2034 to 2044. The assessment finds that substantial redevelopment opportunities,
public infrastructure investments, and economic revitalization initiatives remain unfinished and
would benefit from an extended implementation horizon and additional Tax Increment Financing
(TIF) capacity to fully realize the corridor’s long-term vision.

The Plan Update repositions NW 7th Avenue as more than a traditional commercial corridor. The
corridor is envisioned as the future “Cultural, Mobility, and Economic Spine of North Miami-Dade
County”, a multimodal urban corridor connecting major regional destinations including the
Golden Glades Interchange, Hard Rock Stadium, Downtown Miami, Opa-locka Executive Airport,
and surrounding neighborhoods. The corridor’s strong regional accessibility, high traffic volumes,
Metrobus Route 77 connectivity, and proximity to major expressways create significant
opportunities for mixed-use redevelopment, workforce housing, entertainment destinations,
mobility-oriented development, and industrial innovation.

The future “Cultural, Mobility, and Economic Spine of North
Miami-Dade County”



The updated plan is organized around five strategic pillars that guide implementation priorities
and future CRA investment decisions:

P1: Establish a City Center aligned with a vision for a defining civic and economic destination
within the corridor.
-----------------------------------------------------------------------------------------------------------------------------------
P2: Reposition NW 7th Avenue as a Cultural & Entertainment Spine through activated food and
beverage clusters, arts programming, music-related destinations, and placemaking initiatives.
-----------------------------------------------------------------------------------------------------------------------------------
P3: Build a Light Industrial + Commercial Kitchen + Workforce Incubator Ecosystem to support
entrepreneurship, local business growth, food innovation, and job creation.
-----------------------------------------------------------------------------------------------------------------------------------
P4: Execute Mobility and Transit-Oriented Redevelopment near the Golden Glades Mobility
Hub and along key corridor nodes to maximize regional connectivity and redevelopment
potential.
-----------------------------------------------------------------------------------------------------------------------------------
P5: Deliver Mixed-Income and Attainable Housing at Scale across the expansion areas through
strategic zoning, redevelopment partnerships, and catalytic site development.
-----------------------------------------------------------------------------------------------------------------------------------
Unlike prior planning efforts, this update places a strong emphasis on implementation mechanics,
including opportunity site analysis, assemblage strategies, infrastructure capacity evaluation, land
acquisition opportunities, public-private partnerships, and direct engagement with property
owners and developers. The Plan Update is intended to function as a practical economic
development toolkit for CRA staff, County leadership, and implementation partners to guide
decision-making, budgeting, and catalytic investment over the remaining life of the agency.

The NW 7th Avenue CRA continues to face challenges associated with aging infrastructure,
fragmented land ownership, underutilized properties, outdated commercial development
patterns, limited private investment, housing affordability pressures, and corridor-wide physical
and economic blight conditions. At the same time, the corridor presents a significant
redevelopment opportunity due to its strategic regional connectivity, major transportation assets,
publicly owned land, vacant and underutilized parcels, Opportunity Zones, and strong potential
for mixed-use, transit-oriented, cultural, workforce housing, and economic development projects.
Pursuant to Chapter 163, Florida Statutes, the CRA is authorized to undertake redevelopment
activities including land acquisition, infrastructure improvements, public-private partnerships,
redevelopment incentives, site assemblage, economic development programming, and catalytic
investment initiatives that serve a valid public purpose. Over the remaining life of the CRA
through 2034, staff should prioritize strategic opportunity sites, mobility-oriented redevelopment,
mixed-income housing, infrastructure coordination, economic development partnerships, and
catalytic projects capable of increasing taxable value and leveraging private investment. These
efforts are critical not only to improving community conditions and quality of life, but also to
strengthening the corridor’s long-term economic competitiveness, maximizing Tax Increment
Financing (TIF) capacity, and positioning NW 7th Avenue as a major cultural, mobility, and
economic spine within North Miami-Dade County.
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CRA Boundary Map
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The NW 7th Avenue CRA encompasses approximately 561.95 acres along a critical north–south
redevelopment corridor in northern Miami-Dade County, generally running parallel to Interstate 95
between the Golden Glades Interchange and the NW 79th Street area. Strategically located
between North Miami, North Miami Beach, Opa-locka, Miami Gardens, and the City of Miami, the
CRA is divided into two primary geographic areas reflecting distinct redevelopment opportunities
and market conditions. The northern portion of the CRA is centered around the Golden Glades
Interchange and the southern portion, focused around the NW 79th Street corridor.

NW 119TH ST

NW 135TH ST

INTERSTATE 
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Section 2

Authority to Undertake 
Redevelopment
Statutory Framework and Local Intent

The Northwest 7th Avenue Community Redevelopment Agency (CRA) operates pursuant to the
authority granted under Part III of Chapter 163, Florida Statutes, commonly referred to as the
Community Redevelopment Act of 1969. The Act authorizes counties and municipalities to
eliminate and prevent conditions of slum and blight, promote economic redevelopment, improve
infrastructure and public facilities, encourage private investment, and protect the public health,
safety, morals, and welfare of residents.

The NW 7th Avenue CRA was established following the adoption of a Finding of Necessity by
Miami-Dade County, which determined that conditions of physical and economic deterioration
existed within the redevelopment area, including underutilized properties, inadequate
infrastructure, fragmented land ownership, obsolete development patterns, limited private
investment, and conditions inhibiting economic growth and community revitalization. The CRA
boundary was subsequently adopted by Miami-Dade County through the required legislative
actions and interlocal agreements governing administration, financing, and implementation
activities. Pursuant to Chapter 163, Florida Statutes, the CRA is authorized to prepare and
implement redevelopment plans, acquire property, assemble land, undertake infrastructure
improvements, facilitate public-private partnerships, provide redevelopment incentives, and
coordinate catalytic economic development initiatives that serve a valid public purpose. These
activities are intended to stimulate reinvestment, increase property values, create employment
opportunities, expand housing options, improve mobility and connectivity, and enhance overall
community quality of life.

A primary implementation tool of the CRA is Tax Increment Financing (TIF), which enables the
reinvestment of future increases in taxable property values generated within the redevelopment
area back into the community. TIF provides the CRA with the catalytic financial capacity necessary
to leverage public infrastructure investments, support strategic redevelopment initiatives, attract
private capital, and implement transformative projects that would otherwise be financially
infeasible. The NW 7th Avenue CRA Plan Update 2026 builds upon this statutory framework and
local policy direction by establishing a focused implementation strategy for the remaining life of
the CRA through its March 1, 2034 sunset date. The Plan Update reinforces the CRA’s authority
and responsibility to strategically deploy redevelopment tools and financial resources to eliminate
blight, support economic competitiveness, facilitate mixed-income housing, improve mobility, and
position NW 7th Avenue as a major cultural, mobility, and economic corridor for North Miami-
Dade County.
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Section 3

Existing Conditions and 
Assessment of Need
The NW 7th Avenue CRA encompasses approximately 561.95 acres along a strategically located
north–south corridor running parallel to Interstate 95 between the Golden Glades Interchange
and the NW 79th Street area. The CRA includes two distinct redevelopment geographies: a
northern mobility-focused area centered around the Golden Glades Interchange and NW 151st
Street, and a southern urban corridor extending toward NW 79th Street with more established
residential and commercial development patterns.

The corridor benefits from exceptional regional connectivity through Interstate 95, Florida’s
Turnpike, State Road 826 (Palmetto Expressway), State Road 924 (Gratigny Expressway), and State
Road 934 (NW 79th Street), positioning the CRA as a major mobility and economic gateway for
North Miami-Dade County. Metrobus Route 77 provides 24-hour transit service along NW 7th
Avenue, directly connecting the corridor to Downtown Miami, Government Center, and the
Golden Glades Transit Terminal.

Land use conditions throughout the CRA remain highly fragmented and predominantly auto-
oriented, characterized by low-density commercial strip development, aging shopping plazas,
surface parking lots, industrial uses, older multifamily properties, public housing, mobile home
communities, and scattered vacant parcels. Urban design conditions generally reflect suburban
corridor development patterns, including deep setbacks, large parking fields, limited pedestrian
activation, and inconsistent streetscape character.

The northern portion of the CRA contains some of the region’s largest catalytic redevelopment
opportunities, particularly near the Golden Glades Interchange and NW 151st Street. These areas
contain underutilized commercial land, vacant properties, and strategic assemblage opportunities
capable of supporting transit-oriented mixed-use redevelopment, entertainment destinations,
hospitality uses, workforce housing, and cultural production districts. The southern portion of the
CRA presents opportunities for incremental infill redevelopment, corridor revitalization, mixed-
income housing, and neighborhood-scale commercial improvements.



Zoning within the corridor provides significant redevelopment potential through the North
Central Urban Area District (NCUAD), which allows densities of up to 125 dwelling units per acre
in certain nodes. Additional zoning districts include RU-1 through RU-5 residential districts, BU
commercial districts, GU government uses, and mixed-use corridor zoning categories.
Opportunity Zone designations and Brownfield areas within portions of the CRA provide
additional economic development and incentive opportunities.

The corridor currently experiences average annual daily traffic volumes ranging from
approximately 26,000 to 30,000 vehicles per day, supporting strong visibility and commercial
exposure for redevelopment opportunities. Existing market conditions indicate that the corridor
functions primarily as a commuter and service-oriented commercial corridor rather than a
destination environment, highlighting the need for placemaking, mixed-use redevelopment, and
public realm improvements.

Economic & Market Conditions Overview

The economic and market analysis prepared for the Plan Update establishes a more refined
understanding of corridor demographics, business activity, market conditions, and redevelopment
potential through the use of 5- and 10-minute drive-time trade areas, CRA boundary-specific
business data, CoStar market analytics, Placer.ai mobility patterns, and BusinessFlare economic
analysis.

The corridor serves a large and diverse trade area with a growing population base, significant
workforce presence, and strong regional accessibility. While household incomes remain below
countywide averages in many surrounding neighborhoods, the corridor benefits from substantial
population density, workforce activity, and daily consumer movement that support long-term
retail, housing, and economic development potential.

Business analysis identified approximately 677 active Business Tax Receipt (BTR) records within
the CRA boundary, concentrated primarily in service industries, retail trade, food establishments,
automotive uses, contracting services, and neighborhood-serving commercial activities. However,
the corridor currently lacks higher-value destination retail, entertainment uses, contemporary
mixed-use development, and quality food and beverage clusters capable of retaining local
spending and attracting outside visitors.

Real estate market conditions indicate low overall vacancy rates and stable commercial rent
performance, suggesting underlying market demand despite aging building stock and fragmented
property ownership. Retail properties dominate the corridor’s commercial inventory, while
industrial, office, multifamily, and hospitality uses remain limited but represent potential growth
sectors for future redevelopment.
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Consumer behavior analysis demonstrates strong visitor activity throughout the corridor,
particularly around major commercial anchors and transportation nodes. Existing spending
patterns reveal substantial retail leakage to competing destinations outside the CRA, particularly
for dining, entertainment, grocery, and lifestyle retail categories. These findings support
opportunities for upgraded retail formats, food and beverage activation, cultural destinations, and
experiential development.

The corridor’s workforce characteristics align with opportunities in healthcare, logistics, light
industrial production, commercial kitchens, entrepreneurship, trade training, and small business
incubation. Existing conditions also support future initiatives related to workforce housing,
cultural production, mobility-oriented redevelopment, and neighborhood-serving economic
development.

Financially, the CRA has experienced substantial taxable value growth since its establishment,
with combined taxable values now exceeding approximately $378 million. Tax Increment
Financing (TIF) capacity provides a significant opportunity for the CRA to leverage public
investment, strategic land acquisition, infrastructure improvements, catalytic redevelopment
partnerships, and targeted economic development initiatives over the remaining life of the
agency through 2034.

Overall, the existing conditions and economic analysis confirm that the NW 7th Avenue CRA
possesses strong regional connectivity, growing market fundamentals, and significant
redevelopment opportunity sites, but will require strategic public-sector leadership, targeted
infrastructure investment, land assemblage, and proactive economic development
implementation to unlock its full redevelopment potential.

Key Socioeconomic Indicators

• Large Regional Trade Area: The corridor serves a population base exceeding 100,000 residents 
within a 10-minute drive time, supporting long-term retail and housing demand. 

• Young & Workforce-Oriented Population: The surrounding population trends younger than 
many Miami-Dade submarkets, with a strong concentration of working-age residents and 
families. 

• High Minority & Immigrant Population: The CRA serves a predominantly Black and Caribbean 
community with significant foreign-born populations, contributing to the corridor’s strong 
cultural identity and entrepreneurial base. 

• Predominantly Rental Market: The corridor contains a high percentage of renter-occupied 
housing units, particularly near the Golden Glades area and along older multifamily corridors. 

• Strong Workforce Connectivity: Residents benefit from direct access to major regional 
employment centers through Interstate 95, the Golden Glades Interchange, and Metrobus 
Route 77. 

• High Commuter Activity: The corridor functions as a major workforce and commuter corridor 
with strong daytime population movement and regional traffic exposure. 
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Assessment of Need for Extension of Life of the Agency and the Redevelopment 
Area

1. Purpose and Statutory Authority
This Assessment of Need has been prepared on behalf of the Northwest 7th Avenue Corridor
Community Redevelopment Agency (the “Agency”) to support a request to extend the life of the
Agency and the community redevelopment area beyond the Agency’s currently adopted sunset.

Miami-Dade County Board of County Commissioners Resolution No. R-611-15 requires that any
community redevelopment agency that has been in existence for at least ten (10) years and seeks
to extend its life prepare and present to the Board an Assessment of Need that demonstrates that
slum and blight conditions still exist within the designated redevelopment area, and that
substantiates the ongoing necessity for the extension. Resolution No. R-499-16 supplements
those guidelines. The Assessment follows the provisions of Chapter 163, Part III, Florida Statutes,
concerning the determination of slum and blight.

This document addresses the economic-conditions, redevelopment-progress, and extension-
justification requirements of R-611-15. The statutory slum-and-blight findings under Section
163.340, Florida Statutes, including the supporting field, photographic, and parcel-
condition evidence - are established in the Agency’s Finding of Necessity and the Finding of
Necessity for the Proposed Expansion Areas, which are incorporated by reference to this
Assessment. Read together, these documents satisfy the requirements of R-611-15.

2. The Agency and the Request for Extension
The Northwest 7th Avenue Corridor CRA was established to address documented conditions of
slum and blight along an approximately 561.95-acre north–south corridor in northern Miami-
Dade County. The corridor comprises two distinct geographic components: a North Side of
approximately 210.83 acres (north of NW 135th Street, anchored by the Golden Glades
Interchange) and a South Side of approximately 351.12 acres (south of NW 119th Street, more
urbanized and including the NW 79th Street corridor). The Agency’s redevelopment area has
since been augmented by proposed and adopted expansion areas, the conditions of which are
documented in the aforementioned Finding of Necessity for the Proposed Expansion Areas.

The Agency has operated for more than ten years and its current time-certain is the fiscal year
ending in 2034. The Agency seeks to extend its life to the fiscal year ending in 2044, which is
within the 40-year maximum permitted for community redevelopment agencies created after July
1, 2002. Because the Agency has been in existence for at least ten years, R-611-15 requires this
Assessment of Need as the predicate for the Board’s consideration of the extension. This mirrors
the process the Board accepted for the Omni Community Redevelopment Agency (Resolution No.
R-575-20) and for other CRAs in the County.
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3. Economic and Demographic Conditions of the Redevelopment Area
The following analysis documents the current economic and demographic conditions of the
redevelopment area and its surrounding market. It demonstrates that the conditions of economic
distress that justified the Agency’s creation persist, that redevelopment remains incomplete, and
that the corridor continues to underperform relative to its location and infrastructure, the
economic substantiation R-611-15 requires for an extension.

3.1 Persistent Underutilization Relative to Location
The corridor possesses exceptional regional accessibility - direct linkage to Interstate 95, Florida’s
Turnpike, State Road 826 (Palmetto Expressway), the Gratigny Expressway, and NW 79th Street
(SR 934), and immediate proximity to the Golden Glades Interchange, one of South Florida’s most
significant transportation hubs. It sits between Downtown Miami and emerging northern
markets, near Miami International and Opa-locka airports and Hard Rock Stadium. Despite these
locational advantages, the corridor remains substantially underutilized: it is characterized by a
predominantly auto-oriented environment, fragmented land uses, underutilized and vacant
properties, and a mix of aging residential and commercial development. Existing zoning,
particularly within the North Central Urban Area District (NCUAD), permits significantly higher
density and mixed-use intensity than currently exists, confirming a persistent gap between the
corridor’s realized and potential value. This gap is the economic signature of unfinished
redevelopment. These conditions are documented in the Agency’s Existing Conditions,
Background Review and Analysis and in the existing-conditions and market sections of the 2026
Redevelopment Plan Update, which this Assessment incorporates by reference.

3.2 Demographic and Socioeconomic Distress
Using ZIP Code Tabulation Areas 33169 (north), 33168 (central), and 33150 (south) as proxies for
the corridor’s trade area, the market area contains approximately 98,451 residents in roughly
31,593 households. The area exhibits a clear north-to-south gradient of socioeconomic distress
and remains measurably below county and metro benchmarks across every major indicator:

The South Side (33150) is the most distressed, with a poverty rate of 29.5 percent - more than
double the county rate - and median household income of $40,873, roughly half the metro figure.
Educational attainment trails the county across all three areas, and the foreign-born share ranges
from 36.4 to 48.0 percent, well above state norms. These are the conditions of a community that
continues to need the targeted, increment-funded reinvestment the CRA was created to provide.
They have not been resolved within the Agency’s initial term. The persistence of these conditions
is further evidenced by the slum-and-blight factors documented in the Agency’s Finding of
Necessity and the Finding of Necessity for the Expansion Areas, including deteriorated structures,
diversity of ownership, faulty lot layout, and unsafe conditions.
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County33150 S33168 C33169 NIndicator
$76,184$40,873$65,777$62,562Median household income
$40,922$23,540$22,597$26,992Per capita income

14.1%29.5%15.7%13.6%Poverty rate
37.0%15.8%18.9%22.5%Bachelor’s degree or higher



3.3 Environmental and Regulatory Constraints on Reinvestment
The entirety of the South Side, and portions of the Golden Glades node on the North Side, lie
within a designated Brownfield area, reflecting the presence or potential presence of
environmental contamination associated with prior industrial, automotive, and intensive
commercial uses. Brownfield conditions raise the cost, timeline, and complexity of private
redevelopment and, absent public participation, suppress private investment. These conditions
confirm that market forces alone have not remediated the corridor and that continued CRA tools,
increment financing, assemblage, and incentive coordination - remain necessary to overcome the
barriers to reinvestment. The Brownfield and Opportunity Zone designations affecting the South
Side are mapped and analyzed in the Agency’s Existing Conditions analysis and the
Redevelopment Plan Update.

3.4 Tax-Base Evidence of Incomplete Redevelopment
The Agency’s own tax-base data confirm that redevelopment, while underway, is far from
complete. As of the 2025 certified roll, the combined taxable value within the original
redevelopment area and its expansion areas is approximately $378.2 million. While this reflects
meaningful growth from base-year valuations - the original corridor (2003 base year) has grown
from $54.2 million to $267.9 million, and the 2012 expansion area from $48.1 million to $110.3
million, the corridor remains a low-value, low-intensity environment relative to comparable
transit- and highway-served land in Miami-Dade County.

A newly adopted 2025 expansion area joins the district at approximately $87.0 million in taxable
value and has generated essentially no increment to date. The substantial unrealized zoning
capacity within the NCUAD, the prevalence of vacant and underutilized parcels, and the continued
dependence of the corridor on public initiative all demonstrate that the redevelopment program
is mid-course, not concluded. The parcel-level inventory of vacant land, unsafe structures,
ownership and value, and infrastructure gaps prepared as part of the Agency’s existing-conditions
analysis provides the granular evidentiary basis for this conclusion.

4. Redevelopment Progress and Continuing Need
R-611-15 requires that an Assessment of Need demonstrate not only that distress persists, but
that the redevelopment program remains active and that an extension is necessary to complete
it. The following summarizes the Agency’s progress to date and the work that remains.

The Agency was established on March 16, 2004 by Board Resolution R-293-04, with its
Redevelopment Plan and Trust Fund approved on June 22, 2004 (Resolution R-780-04 and
Ordinance 04-124). The redevelopment area was expanded northward in 2012 (Resolutions R-
223-11 and R-661-12). The Agency completed its twentieth year of operation in Fiscal Year 2023-
24 and has maintained continuous redevelopment activity throughout, operating under an
Interlocal Cooperation Agreement (R-1360-09) that caps administrative expenses at 20 percent of
the annual budget and requires annual budget approval, progress reporting, and independent
audit.
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Recent and ongoing redevelopment activity includes:

• A commercial grants program of approximately $1.65 million, restructured and expanded in
2024 through the Agency’s grants administrator (Neighbors and Neighbors Association, Inc.) to
support small-business development, façade and building improvements, and business
acceleration along the corridor;

• Direct commercial grant investment in corridor assets - including a $200,000 commercial grant
to the DoubleTree (formerly Holiday Inn) hotel at 7927 NW 7th Avenue, which
was subsequently refurbished and reopened;

• A Five-Year Action Plan (July 2025) establishing the Agency’s programming and capital
priorities; a strategic-planning retreat and board tour of corridor conditions; and a parcel-level
inventory of vacant land, unsafe structures, ownership and value, land use and zoning,
infrastructure gaps, and properties lacking sewer connections;

• Engagement of BusinessFlare® in 2024 to prepare the Finding of Necessity for the proposed
expansion of the Agency’s boundaries, and the 2026 Redevelopment Plan Update now
underway;

• Active development-agreement and public-private-partnership efforts to deliver
catalytic mixed-use, retail, and affordable-housing projects, business relocation and retention,
and a community-policing component.

The Agency’s financial position reflects an active but resource-constrained program. In Fiscal Year
2023-24, tax increment revenue totaled $1,379,497 ($406,253 from the Unincorporated
Municipal Service Area and $973,244 from Countywide funds), with total revenues of $1,591,814
and community-redevelopment expenditures of $713,100.

The Agency’s net position at September 30, 2024 was $5,641,733. These are modest resources
relative to the scale of the corridor’s redevelopment need - more than 70 acres of vacant and
underutilized property within the Area can accommodate at least 1.3 million square feet of new
development - and confirm that the Agency’s capacity to complete its program depends on
continued increment funding over an extended term.

Notwithstanding the progress achieved, the corridor’s redevelopment objectives remain
substantially unmet. The persistent socioeconomic distress documented in Section 3, the
Brownfield and underutilization conditions, and the low realized intensity relative to NCUAD
capacity establish that a significant share of the redevelopment program is incomplete and
cannot be completed within the Agency’s current 2034 time-certain. The remaining priorities -
catalytic redevelopment at the Golden Glades node, infill and repositioning of underutilized

South Side parcels, corridor mobility and Complete Streets improvements, workforce
and attainable housing, and small-business and neighborhood-retail support, require a continued,
dedicated increment-funded revenue stream over an extended term.
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5. Financial Need for the Extension
The economic case for the extension is reinforced by the Agency’s tax increment projections.
Under the projection assumptions documented in the Agency’s Tax Increment Revenue
Projections (stepped taxable-value growth, 95 percent increment funding, the 5 percent non-
homestead assessment cap beginning 2027, and no speculative redevelopment beyond normal
market appreciation), the increment available to fund the redevelopment program differs
materially between the current and extended terms:

The extension to 2044 would make available approximately $47.3 million of additional tax
increment revenue - nearly three times the increment remaining through the current sunset - to
fund the unfinished redevelopment program. Without the extension, the Agency would be
required to wind down with its core redevelopment objectives unmet and the documented
conditions of distress unresolved. The financial projections therefore confirm, in quantitative
terms, both the necessity and the public benefit of the extension.

6. Conclusion
The evidence assembled in this Assessment of Need, together with the slum-and-blight findings
established in the accompanying Finding of Necessity documents, demonstrates that: (1)
conditions of economic distress and physical blight persist within the Northwest 7th Avenue
Corridor redevelopment area; (2) the corridor continues to underperform substantially relative to
its location, infrastructure, and zoning capacity; (3) the Agency’s redevelopment program is active
but materially incomplete and cannot be completed within the current 2034 time-certain; and (4)
extending the life of the Agency and redevelopment area to 2044 is necessary to provide the
increment-funded resources required to complete the redevelopment program and is supported
by the Agency’s tax increment projections.

Accordingly, this Assessment of Need substantiates, consistent with Miami-Dade County
Resolution No. R-611-15, the extension of the life of the Northwest 7th Avenue Corridor
Community Redevelopment Agency and its redevelopment area to the fiscal year ending in 2044.

Sources and basis: Economic and demographic data from the NW 7th Avenue CRA Existing Conditions -
Background Review and Analysis (BusinessFlare®, 2026), drawing on U.S. Census Bureau ZCTA estimates
for ZIP codes 33169, 33168, and 33150. Tax-base and increment figures from the 2025 certified Miami-
Dade assessment roll and the Agency’s Tax Increment Revenue Projections. Slum-and-blight findings per
the Agency’s Finding of Necessity and Finding of Necessity for the Proposed Expansion Areas (incorporated
by reference). Prepared pursuant to Miami-Dade County Resolutions No. R-611-15 and R-499-16. Items
marked for City/Agency completion must be supplied before submission to the Board of County
Commissioners.
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AmountCumulative tax increment available to fund redevelopment
$25.6 millionThrough current sunset (FY 2034)
$72.9 millionThrough statutory maximum if extended (FY 2044)
$47.3 millionAdditional capacity unlocked by the extension (2035–2044)
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Section 4

Strategic Framework and 
Corridor Vision
The NW 7th Avenue CRA Plan Update establishes a focused implementation framework centered
on economic positioning, catalytic redevelopment, mobility connectivity, and corridor identity
creation. Rather than functioning solely as a traditional redevelopment corridor, the CRA is
strategically positioned to evolve into a regional mobility and cultural spine that leverages its
unparalleled transportation access, redevelopment opportunity sites, and diverse surrounding
communities. The strategic framework is designed to provide CRA staff with a practical
implementation structure for prioritizing investments, coordinating redevelopment efforts,
guiding incentive programs, engaging property owners and developers, and allocating future TIF
resources through the CRA sunset horizon in 2034.

A core positioning strategy of this Plan Update is the establishment of the NW 7th Avenue
corridor as a “Mobility Hub”, not only in transportation function, but as a market identity capable
of attracting investment, residents, employers, entertainment uses, and destination-oriented
redevelopment. The corridor’s direct access to Interstate 95, Florida’s Turnpike, SR 826, SR 924,
Metrobus Route 77, and the Golden Glades Interchange creates a unique competitive advantage
that few redevelopment areas in Miami-Dade County possess.

This mobility positioning becomes the differentiator for the corridor, a clear economic
development identity that can support housing, hospitality, workforce development, food and
beverage activation, logistics, healthcare, innovation, entertainment, and mixed-use
redevelopment initiatives.

A key implementation focus of the Plan Update is the identification and evaluation of catalytic
opportunity sites throughout the corridor, including vacant parcels, publicly owned land,
underutilized commercial properties, aging apartment complexes, surface parking lots, and
strategic assemblage opportunities. The analysis identified several properties that may represent
strong opportunities for future CRA participation through acquisition, public-private partnerships,
redevelopment facilitation, land banking, or strategic infrastructure investment.

The CRA’s ability to proactively engage willing property owners, institutional landholders, and
development partners will be critical to accelerating redevelopment activity. In particular, publicly
owned sites, county-owned parcels, vacant properties, and strategically located corridor nodes
represent significant opportunities to shape redevelopment outcomes consistent with community
goals and long-term economic development objectives.



Corridor Identity

Cultural & Mobility Spine of North Miami-Dade
The updated vision for the CRA positions NW 7th Avenue as the future Cultural, Mobility, and
Economic Spine of North Miami-Dade County, a connected urban corridor linking communities,
jobs, transit systems, entertainment destinations, housing opportunities, and economic activity.
The corridor’s identity is supported by several defining characteristics:

• Regional transportation connectivity anchored by the Golden Glades Interchange;
• Direct linkage to Downtown Miami and regional employment centers;
• Strong daily commuter and workforce activity;
• Existing multicultural community identity and entrepreneurial base;
• Significant redevelopment opportunity sites;
• Emerging opportunities for entertainment, food and beverage, hospitality, and cultural

production uses;
• Large-scale publicly owned and underutilized properties capable of catalytic redevelopment.

The Plan Update seeks to reposition the corridor from a primarily auto-oriented commuter
corridor into a more activated mixed-use urban environment that supports investment attraction,
neighborhood revitalization, destination creation, and long-term economic competitiveness.

Place-Based Subdistrict Strategy
To guide implementation and investment priorities, the CRA is organized into three strategic
place-based redevelopment districts that reflect distinct market conditions, physical
characteristics, and redevelopment opportunities.

1. Golden Glades Mobility District
The Golden Glades Mobility District functions as the northern gateway into the CRA and one of
the region’s most significant multimodal transportation hubs. Anchored by the Golden Glades
Interchange and transit facilities, this district presents strong opportunities for transit-oriented
redevelopment, mixed-use density, apartment repositioning, hospitality, workforce housing, and
regional employment uses. Key implementation priorities include:

• Transit-oriented mixed-use redevelopment;
• Higher-density residential and workforce housing;
• Redevelopment of aging apartment complexes;
• Mobility-supportive retail and services;
• Strategic land assemblage and acquisition;
• Public-private partnerships around transit infrastructure;
• Gateway placemaking and corridor branding.

This district is intended to serve as the CRA’s primary regional investment attraction area and
mobility-centered economic development hub.
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2. Uptown Cultural District
(NW 151st Street Node + Central Corridor)
The Uptown Cultural District is envisioned as the cultural and entertainment heart of the corridor.
Centered around the NW 151st Street node and adjacent redevelopment sites, this district
supports opportunities for elevated food and beverage experiences, cultural programming, music-
related uses, nightlife activation, hospitality, and destination-oriented redevelopment.

Building upon the corridor’s diverse cultural identity and community entrepreneurship, this
district seeks to create a recognizable entertainment and lifestyle destination within North Miami-
Dade County. Key implementation priorities include:
• Restaurant and food hall recruitment;
• Music and entertainment venues;
• Boutique hospitality and hotel opportunities;
• Public realm activation and placemaking;
• Arts, culture, and event programming;
• Redevelopment of key catalyst sites;
• Corridor branding and identity enhancements.

This strategy aligns with stakeholder and CRA Board interests in creating a recognizable “Top
Chef”-style culinary and entertainment identity capable of attracting regional visitors and private
investment.

3. Little River Innovation District
(NW 79th Street Area)
The Little River Innovation District is envisioned as an economic opportunity and workforce
development district focused on entrepreneurship, light industrial innovation, commercial
kitchens, small business incubation, and mixed-income housing. The district contains significant
redevelopment potential through underutilized commercial properties, publicly owned land,
older multifamily housing, and strategic corridor parcels. Its proximity to regional transportation
infrastructure and industrial employment centers creates opportunities for workforce-oriented
economic development initiatives. Key implementation priorities include:
• Commercial kitchen and food production incubators;
• Workforce training and trade education facilities;
• Small business and entrepreneurship support;
• Mixed-income and attainable housing;
• Adaptive reuse and industrial innovation;
• Neighborhood-serving retail and services;
• Public-private redevelopment partnerships.
This district supports long-term economic mobility and workforce alignment initiatives while
strengthening local entrepreneurship and neighborhood reinvestment.
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Alignment with District 2 Priorities
The NW 7th Avenue CRA Plan Update directly aligns with the strategic priorities of Miami-Dade
County District 2 particularly regarding equitable economic development, community wealth
creation, housing opportunity, small business support, workforce advancement, and quality-of-
life improvements. The Plan Update advances several core District priorities, including:

• Establishment of a defining “City Center” destination;
• Expansion of mixed-income and attainable housing opportunities;
• Small business growth and entrepreneurship support;
• Activation of food and beverage and cultural economies;
• Workforce development and job creation initiatives;
• Improved mobility and transportation connectivity;
• Public space and civic investment enhancements;
• Community-focused redevelopment that benefits existing residents.

The framework also emphasizes practical implementation tools for CRA staff, including strategic
land acquisition, redevelopment partnerships, feasibility studies, infrastructure coordination,
incentive structuring, and catalytic project identification to ensure that redevelopment efforts
produce measurable economic and community outcomes before the CRA sunset in 2034.
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Redevelopment-Friendly Land Development Regulations (LDRs) & Incentives

The NW 7th Avenue CRA does not have a zoning problem, it has a redevelopment feasibility
problem. Existing regulations already allow substantial density and mixed-use development,
particularly through the North Central Urban Area District (NCUAD), which permits up to 125
dwelling units per acre in key portions of the corridor.

1. NCUAD is Already a Powerful Redevelopment Tool
The NCUAD zoning framework is arguably the most redevelopment-friendly regulation in the 
corridor. It supports:
• Mixed-use development 
• Residential densities up to 125 du/ac 
• Retail, restaurants, entertainment, and cultural uses 
• Hotels and hospitality uses 
• Office and creative workspace 
• Transit-supportive development patterns 

Many sites are significantly underbuilt relative to their zoning entitlements, particularly around 
Golden Glades, NW 151st Street, and portions of the corridor south of NW 95th Street. 

Plan Update Recommendation:
• Focus on maximizing NCUAD utilization.

2. Golden Glades TOD Area Should Be Unified Under NCUAD
One of the strongest findings is that the Golden Glades redevelopment area is split between:
• RU-4 (50 du/ac) 
• NCUAD (125 du/ac) 

This report recommends considering extension of NCUAD over the remaining RU-4 areas to 
create a cohesive TOD district. 

Potential LDR Action:
• Expand NCUAD coverage 
• Create a TOD subdistrict around Golden Glades 
• Allow administrative approval for qualifying mixed-use projects 
• Establish density bonuses tied to workforce housing 
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3. Create CRA Catalyst Site Overlay
Many redevelopment sites are controlled by:
• Miami-Dade County 
• Miami-Dade Housing 
• FDOT 
• Single private ownership groups 

Recommended LDR Tool:
Create a CRA Catalyst Site Overlay that provides:
• Expedited review 
• Reduced parking requirements 
• Administrative flexibility 
• Increased height where appropriate 
• Impact fee incentives 
• Mixed-use requirements 

This overlay could apply to:
• Golden Glades 
• NW 151st Street 
• NW 79th Street Civic Center Area 
• Major county-owned redevelopment sites

4. Parking Reform Could Unlock Development
Much of NW 7th Avenue remains auto-oriented with large surface parking fields. 
Consider:
• Shared parking provisions 
• Reduced parking ratios near transit 
• Parking maximums instead of minimums 
• Structured parking incentives 
• District parking strategies 

Particularly important around:
• Golden Glades Mobility Hub 
• NW 151st Street 
• NW 79th Street
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5. Allow More Uses by Right
Developers often value certainty more than incentives.
Ensure that the following uses are allowed by-right within designated redevelopment nodes:
• Medical offices 
• Workforce housing 
• Mixed-use residential 
• Hotels 
• Commercial kitchens 
• Business incubators 
• Cultural venues 
• Entertainment uses 
• Makerspaces and creative production 

These uses align directly with the economic development strategy emerging from this Plan 
Update.

6. Create a Cultural District Overlay at NW 151st Street
The report identifies NW 151st Street as a prime location for:
• Restaurants 
• Entertainment 
• Music venues 
• Recording studios 
• Cultural production 
• Boutique hotels 

With nearly 40% of land vacant or underutilized. A special overlay could provide:
• Outdoor dining flexibility 
• Live entertainment allowances 
• Reduced separation requirements 
• Public art incentives 
• Event permitting streamlining 

This would help establish the corridor as a cultural district.

7. Density Bonus Program
Create a density bonus system tied to CRA objectives.
Additional density, height, FAR, or parking reductions could be granted for:
• Workforce housing 
• Affordable housing 
• Public plazas 
• Structured parking 
• Cultural facilities 
• Green infrastructure 
• Public art 
• Job creation 
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8. Streamline Public-Private Partnership Projects
Several major opportunity sites are county-owned and publicly controlled.  The CRA should work 
with Miami-Dade County to establish:
• Fast-track review process 
• Master development agreements 
• Alternative compliance standards 
• Administrative approvals for CRA-priority projects 

Key LDR and Incentive Conclusion
The NW 7th Avenue CRA already possesses one of the most redevelopment-capable regulatory
frameworks in Miami-Dade County through the North Central Urban Area District (NCUAD), which
permits high-density residential and mixed-use development in strategic portions of the corridor.
The primary challenge is not a lack of development rights, but rather site assembly, infrastructure
readiness, redevelopment feasibility, and market execution. As a result, future land development
regulation (LDR) efforts should focus on targeted implementation tools rather than wholesale
rezoning.

To accelerate redevelopment, the CRA should pursue a coordinated strategy that combines
redevelopment-friendly LDRs with Tax Increment Financing (TIF) incentives. Regulatory tools such
as catalyst-site overlays, expedited permitting, parking reductions, density bonuses,
administrative approvals for qualifying projects, adaptive reuse provisions, and transit-oriented
development standards can reduce entitlement risk and shorten development timelines. At the
same time, CRA TIF revenues can be strategically deployed to close financing gaps through
infrastructure investments, site preparation, land acquisition, environmental remediation,
structured parking assistance, streetscape improvements, workforce housing incentives, façade
programs, and public-private partnership participation.

The most successful redevelopment districts across Florida combine regulatory flexibility with
targeted public investment. Within the NW 7th Avenue CRA, TIF funding should be used as a
catalyst to unlock projects that already possess strong zoning entitlements but face market or
infrastructure barriers.

Moving forward, the CRA should establish a formal Redevelopment Incentive Program that links
TIF assistance to specific community objectives, including workforce and mixed-income housing,
job creation, small business development, cultural and entertainment uses, healthcare facilities,
infrastructure improvements, public spaces, and catalytic mixed-use projects. By aligning
regulatory incentives with financial incentives, the CRA can create a predictable redevelopment
environment that reduces developer risk, improves project feasibility, and maximizes long-term
tax base growth.

Ultimately, the future success of the NW 7th Avenue CRA will depend less on creating additional
zoning capacity and more on strategically leveraging its existing development entitlements, public
assets, and TIF resources to stimulate transformative investment.
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Section 5

Redevelopment Goals and 
Initiatives
Implementation Framework for CRA Action & Investment
This section establishes the operational framework for the NW 7th Avenue CRA Plan Update and
is intended to serve as the primary implementation guide for CRA staff, Board members, Miami-
Dade County, development partners, and funding agencies through the CRA sunset horizon in
2034.

Unlike prior redevelopment plans that focused primarily on broad policy direction, this Plan
Update is structured around actionable redevelopment goals and implementation initiatives
designed to guide real-world project delivery, strategic investment, redevelopment partnerships,
land acquisition opportunities, infrastructure coordination, and economic development
programming.

Each goal and initiative is intentionally organized in a standardized format to improve CRA
usability, budgeting alignment, performance tracking, project prioritization, and statutory
compliance. This framework is intended to help staff clearly identify:
• What redevelopment objectives the CRA is pursuing;
• What implementation actions are required;
• How projects align with CRA priorities and funding eligibility;
• Where TIF resources should be strategically allocated;
• Which initiatives can leverage partnerships, grants, or private investment.

The initiatives outlined in this section are designed to function as a practical redevelopment
toolkit that can evolve over time as market conditions, redevelopment opportunities, and
community priorities continue to emerge.

The Plan Update organizes redevelopment efforts into six primary 
implementation goals:

1. Economic Development & Corridor Revitalization
2. Housing & Mixed-Income Neighborhoods
3. Mobility, Transportation & Connectivity
4. Infrastructure & Public Realm
5. Land Assembly & Catalytic Development
6. Redevelopment Support and Governance



Redevelopment Goals and Key Initiatives

GOAL 1: ECONOMIC DEVELOPMENT & CORRIDOR REVITALIZATION
Focuses on strengthening the corridor’s economic competitiveness through mixed-use
redevelopment, small business growth, cultural activation, entrepreneurship support, destination
creation, and industry recruitment.

Key Initiatives:
• Mixed-Use Redevelopment
• Small Business Support
• Cultural & Entertainment District
• Restaurant/Food & Beverage Cluster
• Workforce Development
• Commercial Kitchen Incubator
• Healthcare & Medical Office Recruitment
• Innovation District Development

GOAL 2: HOUSING & MIXED-INCOME NEIGHBORHOODS
Focuses on expanding housing opportunities, supporting mixed-income redevelopment,
modernizing aging housing stock, promoting equitable redevelopment, and increasing residential
density in strategic locations.

Key Initiatives:
• Workforce Housing
• Mixed-Income Redevelopment
• Public Housing Partnerships
• Anti-Displacement Strategy
• Infill Housing
• Transit-Oriented Residential Intensification

GOAL 3: MOBILITY, TRANSPORTATION & CONNECTIVITY
Focuses on leveraging the corridor’s regional transportation advantages to support
redevelopment, improve accessibility, enhance mobility infrastructure, and strengthen corridor
identity as a regional mobility hub.

Key Initiatives:
• Golden Glades Mobility Hub
• Complete Streets
• Pedestrian Connectivity
• Transit-Oriented Development
• CRA Circulator
• Bicycle Infrastructure
• Mobility Technology
• Corridor Wayfinding
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GOAL 4: INFRASTRUCTURE & PUBLIC REALM
Focuses on improving the physical environment of the corridor through streetscape
enhancements, infrastructure modernization, utility coordination, public realm activation,
beautification, and placemaking investments.

Key Initiatives:
• Streetscape Improvements
• Utility Upgrades
• Sewer Expansion
• Drainage Improvements
• Parks & Open Space
• Public Art & Identity
• Lighting & Safety
• Corridor Beautification

GOAL 5: LAND ASSEMBLY & CATALYTIC DEVELOPMENT
Focuses on strategic land control, site assemblage, public-private redevelopment partnerships,
catalyst project implementation, and leveraging publicly owned land to accelerate redevelopment
outcomes.

Key Initiatives:
• Strategic Property Acquisition
• City Center Development
• County Partnership Sites
• Public Land Redevelopment
• Opportunity Site Packaging
• Development RFQs/RFPs

GOAL 6: REDEVELOPMENT SUPPORT & GOVERNANCE
Focuses on strengthening CRA implementation capacity through partnerships, grant coordination,
community engagement, performance tracking, intergovernmental collaboration, and long-term
redevelopment management.

Key Initiatives:
• Public-Private Partnerships
• Grant Programs
• Intergovernmental Coordination
• CRA Program Administration
• Performance Metrics
• Community Engagement
• Leveraging Federal & State Funding

Together, these goals and initiatives establish a comprehensive implementation framework
intended to guide catalytic redevelopment, economic growth, housing investment, infrastructure
modernization, mobility enhancement, and long-term corridor transformation throughout the
remaining life of the NW 7th Avenue CRA.
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GOAL 1 — ECONOMIC DEVELOPMENT & CORRIDOR REVITALIZATION

Cultural & Entertainment Spine Activation

Initiative Statement
Position NW 7th Avenue as a regional cultural, culinary, and entertainment destination through
strategic redevelopment, food and beverage activation, arts programming, and destination-
oriented placemaking initiatives.

Initiative Activities
• Identify and recruit target food, beverage, entertainment, and hospitality operators;
• Develop catalyst entertainment and cultural opportunity sites near NW 151st Street;
• Support façade improvement, tenant buildout, and small business assistance programs;
• Coordinate events, public art, music programming, and corridor branding initiatives;
• Pursue partnerships with cultural organizations, chefs, artists, and entrepreneurs.

Why It Matters
Creating a recognizable entertainment and cultural identity increases corridor visibility, attracts
visitors and private investment, supports local entrepreneurship, expands economic activity, and
strengthens the overall market positioning of the CRA.

Concept Image

PAGE 27NW 7th Avenue CRA Plan Update 2026



GOAL 1 — ECONOMIC DEVELOPMENT & CORRIDOR REVITALIZATION

Small Business & Entrepreneurship Ecosystem

Initiative Statement
Support the growth and sustainability of locally owned businesses, entrepreneurs, and
neighborhood-serving commercial activity throughout the corridor.

Initiative Activities
• Establish small business grant and technical assistance programs;
• Partner with CDFIs and financial institutions to improve capital access;
• Develop commercial kitchen and business incubator opportunities;
• Provide business attraction and retention outreach;
• Coordinate workforce and entrepreneurship training programs.

Why It Matters
Small businesses form the economic backbone of the corridor and are essential for job creation,
neighborhood stability, local wealth generation, and long-term economic resilience.

Concept Image
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GOAL 1 — ECONOMIC DEVELOPMENT & CORRIDOR REVITALIZATION

Healthcare & Innovation Industry Recruitment

Initiative Statement
Recruit and support healthcare, medical office, workforce training, and innovation-oriented
employers that align with regional workforce and economic development opportunities.

Initiative Activities
• Identify sites suitable for healthcare and innovation uses;
• Coordinate with educational institutions and workforce agencies;
• Pursue public-private partnerships for workforce training facilities;
• Support adaptive reuse of underutilized commercial properties;
• Market the corridor’s transportation access and workforce connectivity.

Why It Matters
Healthcare and innovation industries provide stable employment opportunities, diversify the
corridor economy, increase daytime activity, and strengthen long-term economic
competitiveness.

Concept Image
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GOAL 2 — HOUSING & MIXED-INCOME NEIGHBORHOODS

Workforce & Attainable Housing Development

Initiative Statement
Expand workforce and attainable housing opportunities throughout the CRA to support economic
mobility, housing stability, and redevelopment near major transportation corridors.

Initiative Activities
• Identify opportunity sites for mixed-income housing development;
• Support public-private redevelopment partnerships;
• Coordinate density and zoning strategies to improve project feasibility;
• Pursue affordable housing funding sources and tax credits;
• Encourage mixed-use residential redevelopment near transit corridors.

Why It Matters
Increasing housing supply supports workforce retention, stabilizes neighborhoods, improves
affordability, and creates a stronger residential base to support economic activity and
redevelopment.

Concept Image
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GOAL 2 — HOUSING & MIXED-INCOME NEIGHBORHOODS

Transit-Oriented Residential Intensification

Initiative Statement
Promote higher-density residential redevelopment near the Golden Glades Interchange and major
corridor nodes to maximize mobility access and support mixed-use urban development.

Initiative Activities
• Coordinate TOD feasibility studies and redevelopment planning;
• Encourage redevelopment of aging apartment complexes;
• Support zoning strategies aligned with NCUAD densities;
• Pursue structured parking and shared mobility solutions;
• Facilitate redevelopment partnerships around transit infrastructure.

Why It Matters
Transit-oriented housing supports regional mobility goals, increases land efficiency, reduces
transportation barriers, and creates stronger economic activity near key mobility hubs.

Concept Image
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GOAL 2 — HOUSING & MIXED-INCOME NEIGHBORHOODS

Anti-Displacement & Neighborhood Stabilization

Initiative Statement
Promote equitable redevelopment strategies that minimize displacement risks while supporting
long-term community reinvestment and resident opportunity.

Initiative Activities
• Coordinate community engagement and resident outreach;
• Pursue affordable housing preservation programs;
• Encourage inclusionary and mixed-income redevelopment;
• Support home repair and neighborhood stabilization programs;
• Monitor redevelopment impacts and affordability trends.

Why It Matters
Balanced redevelopment protects existing residents, strengthens community trust, and ensures
economic growth benefits both new investment and long-standing neighborhoods.

Concept Image
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GOAL 3 — MOBILITY, TRANSPORTATION & CONNECTIVITY

Golden Glades Mobility Hub

Initiative Statement
Leverage the Golden Glades Interchange as a regional mobility and redevelopment catalyst
supporting transit-oriented development, economic growth, and corridor identity.

Initiative Activities
• Coordinate with FDOT and Miami-Dade Transit on mobility improvements;
• Identify transit-supportive redevelopment sites;
• Pursue gateway enhancements and mobility branding;
• Support mixed-use and workforce housing near transit facilities;
• Coordinate regional transportation partnerships.

Why It Matters
The Golden Glades Interchange is one of the corridor’s greatest competitive advantages and can
drive long-term redevelopment, investment attraction, and regional economic positioning.

Concept Image
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GOAL 3 — MOBILITY, TRANSPORTATION & CONNECTIVITY

Complete Streets & Pedestrian Connectivity

Initiative Statement
Improve pedestrian safety, accessibility, and multimodal connectivity throughout the corridor to
support walkability and redevelopment activity.

Initiative Activities
• Prioritize sidewalk, crossing, lighting, and streetscape improvements;
• Coordinate traffic calming and pedestrian safety enhancements;
• Improve bus stop and first/last-mile connectivity;
• Support ADA accessibility improvements;
• Integrate mobility infrastructure into redevelopment projects.

Why It Matters
Walkable and connected corridors improve safety, support retail activity, encourage
redevelopment, and create a more attractive environment for residents and investors.

Concept Image
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GOAL 3 — MOBILITY, TRANSPORTATION & CONNECTIVITY

Corridor Wayfinding & Identity

Initiative Statement
Establish a unified corridor branding and wayfinding system that reinforces the identity of NW 7th
Avenue as a regional cultural and mobility spine.

Initiative Activities
• Develop corridor branding and gateway signage;
• Implement district identity and placemaking improvements;
• Coordinate public art and streetscape enhancements;
• Create directional signage for key destinations and transit hubs;
• Integrate branding into redevelopment and public infrastructure projects.

Why It Matters
A stronger corridor identity improves market visibility, strengthens placemaking, enhances visitor
experience, and supports economic development attraction efforts.

Concept Image
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GOAL 4 — INFRASTRUCTURE & PUBLIC REALM

Corridor Streetscape Modernization

Initiative Statement
Modernize the physical appearance and public realm environment of NW 7th Avenue through
coordinated streetscape, landscaping, lighting, and beautification improvements.

Initiative Activities
• Develop corridor-wide streetscape master plans;
• Coordinate landscaping and gateway enhancements;
• Improve lighting, signage, and pedestrian amenities;
• Integrate public art and identity elements;
• Pursue phased implementation tied to redevelopment activity.

Why It Matters
Public realm improvements increase property values, improve corridor perception, support
business activity, and create a stronger redevelopment environment.

Concept Image
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GOAL 4 — INFRASTRUCTURE & PUBLIC REALM

Utility & Infrastructure Capacity Planning

Initiative Statement
Coordinate infrastructure planning and utility capacity improvements necessary to support future
redevelopment and increased corridor density.

Initiative Activities
• Coordinate with utility providers and County departments;
• Identify sewer, water, drainage, and stormwater deficiencies;
• Prioritize infrastructure investments supporting opportunity sites;
• Align infrastructure planning with redevelopment phasing;
• Pursue infrastructure funding opportunities.

Why It Matters
Infrastructure readiness is essential for redevelopment feasibility, investment attraction, and long-
term economic growth.

Concept Image
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GOAL 4 — INFRASTRUCTURE & PUBLIC REALM

Parks, Open Space & Waterfront Activation

Initiative Statement
Expand public open space opportunities and activate waterfront and civic spaces to improve
quality of life and corridor placemaking.

Initiative Activities
• Identify opportunities for pocket parks and waterfront activation;
• Support civic promenade and gathering space projects;
• Integrate public space into redevelopment initiatives;
• Coordinate recreational and cultural programming;
• Pursue partnerships for public realm activation.

Why It Matters
Public spaces improve community livability, support economic activity, enhance corridor identity,
and increase redevelopment value.

Concept Image
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GOAL 5 — LAND ASSEMBLY & CATALYTIC DEVELOPMENT

Strategic Property Acquisition

Initiative Statement
Utilize strategic land acquisition and assemblage to facilitate catalytic redevelopment projects
aligned with CRA goals and community priorities.

Initiative Activities
• Identify high-priority opportunity sites and vacant parcels;
• Evaluate publicly owned and underutilized properties;
• Engage willing property owners and development partners;
• Conduct redevelopment feasibility and assemblage studies;
• Pursue land banking and acquisition strategies.

Why It Matters
Land control provides the CRA with the ability to influence redevelopment outcomes, accelerate
catalytic projects, and reduce barriers to private investment.

Concept Image
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GOAL 5 — LAND ASSEMBLY & CATALYTIC DEVELOPMENT

City Center Development

Initiative Statement
Advance the creation of a defining mixed-use civic and economic center that serves as a long-
term anchor for the corridor and surrounding communities.

Initiative Activities
• Coordinate master planning and redevelopment visioning;
• Pursue public-private partnerships for civic redevelopment;
• Identify catalyst sites and implementation strategies;
• Support mixed-use residential, civic, retail, and public space development;
• Coordinate infrastructure and public facility planning.

Why It Matters
A recognizable city center strengthens economic identity, creates a focal point for investment, and
supports long-term corridor transformation.

Concept Image
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GOAL 5 — LAND ASSEMBLY & CATALYTIC DEVELOPMENT

Opportunity Site Redevelopment Program

Initiative Statement
Develop a coordinated redevelopment strategy for catalyst opportunity sites throughout the CRA.

Initiative Activities
• Maintain an inventory of redevelopment opportunity sites;
• Prepare marketing packages and development briefs;
• Coordinate developer outreach and RFQ/RFP processes;
• Conduct market and feasibility studies;
• Align incentives and infrastructure investments with catalyst projects.

Why It Matters
Targeted opportunity site redevelopment accelerates investment activity, increases taxable value,
and creates visible redevelopment momentum.

Concept Image
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GOAL 6 — REDEVELOPMENT SUPPORT & GOVERNANCE

Public-Private Partnership Development

Initiative Statement
Strengthen collaboration between the CRA, private developers, institutions, and public agencies
to advance catalytic redevelopment projects.

Initiative Activities
• Coordinate redevelopment partnerships and negotiations;
• Develop incentive and participation frameworks;
• Pursue joint-development opportunities;
• Facilitate intergovernmental coordination;
• Support redevelopment financing strategies.

Why It Matters
Partnerships are essential to leveraging limited CRA resources and accelerating transformative
redevelopment activity.

Concept Image
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GOAL 6 — REDEVELOPMENT SUPPORT & GOVERNANCE

Grant & External Funding Strategy

Initiative Statement
Expand the CRA’s ability to leverage federal, state, and regional funding sources to support
redevelopment and infrastructure initiatives.

Initiative Activities
• Identify grant opportunities aligned with CRA priorities;
• Coordinate funding applications and partnerships;
• Track legislative and infrastructure funding programs;
• Pursue mobility, housing, resilience, and workforce grants;
• Align projects with external funding eligibility requirements.

Why It Matters
External funding increases implementation capacity and allows the CRA to undertake larger
catalytic projects with reduced local financial burden.

Concept Image
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GOAL 6 — REDEVELOPMENT SUPPORT & GOVERNANCE

Performance & Implementation Management

Initiative Statement
Establish clear implementation metrics, project tracking systems, and operational coordination
mechanisms to guide CRA execution through 2034.

Initiative Activities (Staff)
• Develop annual implementation work plans;
• Track redevelopment metrics and project outcomes;
• Coordinate Board reporting and budget alignment;
• Monitor TIF performance and capital allocation;
• Update redevelopment priorities as market conditions evolve.

Why It Matters
Strong implementation management improves accountability, strengthens decision-making, and
ensures the CRA maximizes impact before sunset.

Concept Image
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KEY CONCEPTUAL FRAMEWORKS/ STREETSCAPE IMPROVEMENTS

NW 7th Avenue Complete Streets
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OPPORTUNITY SITE – NORTH SIDE NEAR GOLDEN GLADE

Concept 1 – Lakefront Promenade Activation

Initiative Statement
Transform the County-owned waterfront property near the Golden Glades area into a signature
recreational, ecological, and community wellness destination that celebrates the corridor’s
natural assets while creating a unique identity for the NW 7th Avenue CRA. The project would
establish a waterfront promenade, public gathering spaces, wellness and recreation amenities,
and environmental restoration features that enhance quality of life and position the corridor as a
regional destination.

Initiative Activities (Staff)
• Coordinate with Miami-Dade County to evaluate site ownership, environmental constraints,

water management requirements, and long-term development feasibility.
• Prepare a conceptual master plan and implementation strategy for waterfront activation,

including trails, public open space, event programming areas, recreational amenities, and
ecological restoration components.

• Explore public-private partnerships for complementary food and beverage, wellness,
recreation, and eco-tourism uses.

Why It Matters
This site represents one of the largest publicly controlled redevelopment opportunities within the
CRA and offers a rare waterfront asset along NW 7th Avenue.
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OPPORTUNITY SITE – NORTH SIDE NEAR GOLDEN GLADE

Concept 2 – Mixed-Use Vertical Development

Initiative Statement
Leverage the County-owned waterfront property to create a transformational mixed-use
destination that combines housing, retail, dining, hospitality, recreation, and public waterfront
access. The development would establish a new urban center for the corridor, creating a live-
work-play environment that attracts residents, visitors, businesses, and investment while
maximizing the site's unique waterfront setting and regional accessibility (adjacent to Golden
Glades Transit Hub).

Initiative Activities (Staff)
• Conduct a market feasibility study to evaluate supportable residential, retail, hospitality, office,

and entertainment uses.
• Coordinate with Miami-Dade County to evaluate development partnerships, land disposition

strategies, and public-private partnership opportunities.
• Prepare a master development framework incorporating mixed-use development, public

waterfront access, structured parking, mobility connections, and public open space.
• Issue a developer solicitation (RFQ/RFP) to attract qualified development teams capable of

delivering a catalytic waterfront project.

Why It Matters
This represents one of the most significant redevelopment opportunities within the NW 7th
Avenue CRA and has the potential to become a signature destination for North Miami-Dade
County.
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OPPORTUNITY SITE – NORTH SIDE NEAR GOLDEN GLADE

Concept 3 – Mixed-Use Development and Promenade at 
Existing Peninsula

Initiative Statement
Pursue a context-sensitive mixed-use redevelopment strategy focused on the existing peninsula
area that maximizes the use of developable uplands while preserving the lake’s ecological
character and minimizing impacts to the water body.

Initiative Activities (Staff)
• Conduct detailed site suitability, environmental, geotechnical, and hydrological studies to

determine the peninsula’s development capacity and constraints.
• Evaluate shoreline stabilization, resiliency, flood protection, and permitting requirements

associated with waterfront development.
• Coordinate with Miami-Dade County, environmental agencies, and permitting authorities to

assess long-term development feasibility.
• Explore phased implementation opportunities beginning with public realm improvements,

waterfront amenities, and destination food and beverage uses before larger vertical
development occurs.

Why It Matters
This concept represents the most conservative redevelopment approach, preserving much of the
site's existing natural and waterfront character while still creating a catalytic destination for the
NW 7th Avenue corridor.
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OPPORTUNITY SITE – SOUTH SIDE NEAR 79TH STREET

Concept 1 – Vibrant Downtown-Style Civic Center

Initiative Statement
Transform this County-owned land into a vibrant downtown-style civic center that combines
government services, education, housing, retail, public gathering spaces, and community
amenities within a walkable mixed-use environment. By leveraging the existing library, school, and
police facilities, the site can evolve into a true community heart for area, a place where residents
can live, work, learn, gather, and access services in a modern, pedestrian-oriented setting.

Initiative Activities (Staff)
• Coordinate with Miami-Dade County departments to evaluate long-term redevelopment

opportunities involving the library, police station, and other public assets.
• Prepare a comprehensive civic center master plan that incorporates mixed-use development,

structured parking, public plazas, educational facilities, workforce housing, retail, and civic
uses.

• Conduct feasibility studies to determine opportunities for modernizing or consolidating public
facilities while preserving service levels.

• Pursue public-private partnerships to deliver mixed-use residential, commercial, and civic
development on County-owned land.

Why It Matters
Unlike many redevelopment sites that require complex land assembly, County ownership creates
a unique opportunity to guide redevelopment outcomes and ensure community priorities are
achieved. The site has the potential to become the next downtown-style destination.



Neighborhood Impact Statement

The NW 7th Avenue CRA Redevelopment Plan Update is intended to guide strategic reinvestment
and revitalization efforts that improve economic opportunity, neighborhood conditions, mobility,
housing options, and quality of life throughout the CRA area. The Plan focuses on addressing
long-standing conditions of underinvestment, aging infrastructure, fragmented development
patterns, vacant and underutilized properties, and limited economic activity that continue to
impact portions of the corridor and surrounding neighborhoods.

Implementation of the Plan is anticipated to generate positive neighborhood impacts through
targeted public infrastructure improvements, redevelopment of vacant and underutilized sites,
support for small businesses and entrepreneurship, expansion of mixed-income and workforce
housing opportunities, and enhanced mobility and connectivity throughout the corridor. The Plan
also seeks to improve the physical appearance and functionality of NW 7th Avenue through
streetscape improvements, public realm investments, lighting, landscaping, gateway features, and
corridor beautification initiatives.

A major focus of the Plan is leveraging the corridor’s regional transportation assets, including the
Golden Glades Interchange and Metrobus connectivity, to attract catalytic mixed-use and transit-
oriented redevelopment that can expand the local tax base, create jobs, increase housing supply,
and stimulate private investment. Additional initiatives related to cultural activation, food and
beverage development, workforce training, healthcare services, and innovation-based economic
development are intended to support long-term economic mobility and community wealth
creation.

The Plan recognizes the importance of equitable redevelopment and community stabilization.
CRA initiatives will seek to support existing residents and businesses through workforce housing
strategies, anti-displacement considerations, small business support programs, public-private
partnerships, and community engagement efforts. Particular attention will be given to ensuring
that redevelopment efforts create opportunities for local residents, entrepreneurs, and
community-serving businesses.

Overall, the NW 7th Avenue CRA Redevelopment Plan Update is intended to produce long-term
neighborhood benefits by transforming underutilized properties into productive community
assets, improving infrastructure and public spaces, increasing economic opportunity, and
positioning the corridor as a major cultural, mobility, and economic spine within North Miami-
Dade County.
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Projected Costs of Redevelopment (Section 163.362(9), Florida Statutes)

Pursuant to Section 163.362(9), Florida Statutes, this Plan Update contains the following
statement of the projected costs of redevelopment to be financed with tax increment revenues
deposited into the Northwest 7th Avenue Community Redevelopment Trust Fund over the life of
the Agency.

The projected costs are derived from the certified 2025 taxable values of the original
redevelopment area and its expansion areas, the prevailing combined county operating millage of
6.4830 mills (Countywide 4.5740 plus Unincorporated Municipal Service Area 1.9090), and the
95 percent increment-funding requirement of Section 163.387(1), Florida Statutes. The
projections assume stepped taxable-value growth consistent with recent roll history and,
beginning with the 2027 roll, the 5 percent annual cap on assessment increases for non-
homestead property contemplated by the 2026 property-tax amendment. The corridor
holds virtually no homestead property, so the amendment’s effect on the district is the slower
non-homestead growth this cap produces.

Projected costs through the current sunset (2034)
Through the Agency’s current March 1, 2034 sunset, the projected costs of redevelopment to be
financed with tax increment revenues are estimated at approximately $25.6 million. This
figure represents the cumulative tax increment revenue the Agency is projected to receive
through the current sunset and establishes the near-term financial framework for increment-
funded redevelopment activity.

Projected costs if the term is extended to the statutory maximum (2044)
Community redevelopment agencies created after July 1, 2002 may operate for up to 40 years
from adoption of the redevelopment plan. If the Agency’s term is extended to that statutory
maximum, a fiscal year ending in 2044, the projected costs of redevelopment to be financed with
tax increment revenues are estimated at approximately $72.9 million on a cumulative basis.
The additional approximately $47.3 million generated between the current 2034 sunset and the
2044 statutory maximum reflects the continued growth of taxable value across the corridor and
its expansion areas over the extended term.

A detailed year-by-year derivation of these projections is provided under separate cover in the Agency’s Tax
Increment Revenue Projections.
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AmountCumulative projected costs (tax increment revenue)
$25.6 millionThrough current sunset (FY 2034)

$72.9 millionThrough statutory maximum if extended (FY 2044)

$47.3 millionIncremental 2035–2044 (extension period)



Expenditure categories
These projected costs are to be expended on publicly funded capital projects and redevelopment
activities within the community redevelopment area, consistent with the goals and
initiatives established in this Plan, including:

• Strategic land acquisition, assemblage, and catalytic site redevelopment;
• Infrastructure, utility, drainage, and public realm improvements;
• Mobility, transit-oriented, and Complete Streets investments;
• Workforce and mixed-income housing development and preservation;
• Economic development, small business, and cultural activation programming;
• Corridor streetscape, beautification, and placemaking improvements.

The Agency may also incur indebtedness, including bonds, notes, or other obligations repaid
with increment revenues, to accelerate implementation of the projects identified in this Plan. Any
such indebtedness shall be repaid solely from tax increment revenues and shall mature no later
than the Agency’s statutory time-certain.

Consistent with Section 163.362(10), Florida Statutes, all redevelopment financed by increment
revenues shall be completed no later than the Agency’s time-certain. The Agency’s currently
adopted sunset is the fiscal year ending in 2034; should the term be extended, all such
redevelopment shall be completed no later than the fiscal year ending in 2044, which is within
the 40-year maximum permitted for community redevelopment agencies created after July 1,
2002.

Taxable-Value Growth
As of 2025, the combined taxable value within the original CRA area and its expansion areas is
approximately $378.2 million, representing substantial growth from the original base-year
valuations. Since their respective base years, the original corridor (base year 2003) has grown
approximately 394 percent in taxable value, from $54.2 million to $267.9 million, and the 2012
expansion area (base year 2012) has grown approximately 130 percent, from $48.1 million to
$110.3 million. A newly adopted 2025 expansion area, with a 2025 base year, joins the district at
approximately $87.0 million in taxable value and will generate increment as values grow above
that base. This sustained growth confirms continued market activity and redevelopment
momentum across the corridor.

Note: the figures above reflect cumulative TIF under the projection assumptions documented in the
separate-cover Tax Increment Revenue Projections, stepped taxable-value growth, 95 percent
participation, the 5 percent non-homestead assessment cap beginning 2027, and no speculative
redevelopment beyond normal market appreciation. The $25.6 million figure applies through the current
2034 sunset; the $72.9 million figure applies if the Agency’s term is extended to the 2044 statutory
maximum.

PAGE 52NW 7th Avenue CRA Plan Update 2026



PAGE 53NW 7th Avenue CRA Plan Update 2026

Conclusion & Outlook
The NW 7th Avenue CRA Plan Update 2026 represents more than a redevelopment plan — it is a
strategic implementation roadmap for transforming one of North Miami-Dade County’s most
important urban corridors into a connected, economically competitive, and community-centered
destination. With a defined implementation horizon through the CRA sunset in 2034, this Plan
establishes a focused framework for action, investment, partnerships, and measurable
redevelopment outcomes.

The corridor possesses many of the foundational ingredients necessary for long-term success:
exceptional regional connectivity, major transportation infrastructure, strong cultural identity,
available redevelopment sites, growing market interest, and significant public-sector leadership
capacity. At the same time, the corridor continues to face challenges associated with aging
infrastructure, fragmented development patterns, underutilized land, economic disparities, and
historic underinvestment. This Plan recognizes both realities and responds with a practical,
implementation-oriented strategy focused on opportunity, execution, and long-term
transformation.

Unlike previous planning efforts, the NW 7th Avenue CRA Plan Update prioritizes action. It
emphasizes catalytic redevelopment opportunity sites, strategic land acquisition, mobility-
oriented investment, mixed-income housing, cultural activation, workforce development, public-
private partnerships, and targeted infrastructure improvements that can generate visible progress
within the remaining life of the CRA.

The vision for the corridor is ambitious but achievable: to establish NW 7th Avenue as the
Cultural, Mobility, and Economic Spine of North Miami-Dade County. This vision is rooted in the
belief that redevelopment can simultaneously improve quality of life, create economic
opportunity, support entrepreneurship, attract private investment, strengthen neighborhoods,
and position the corridor as a major destination within the region.

The success of this Plan will ultimately depend on implementation. It will require continued
leadership from the CRA Board, Miami-Dade County, Commission District 2,, community
stakeholders, property owners, developers, institutional partners, and residents working
collaboratively toward a shared vision. It will also require strategic decision-making, disciplined
prioritization, and the proactive use of CRA tools and financial resources to leverage long-term
economic impact.

The next eight years represent a critical window of opportunity. Through focused implementation,
catalytic investment, and coordinated redevelopment efforts, the NW 7th Avenue CRA has the
potential to redefine the future of the corridor and create a lasting legacy of economic
revitalization, mobility connectivity, cultural identity, and community reinvestment for
generations to come.



Thank You

We provide economic development solutions.

BusinessFlare® is a highly qualified veteran-owned advisory firm specializing in
redevelopment, revitalization, economic analysis, and urban planning.
BusinessFlare® provides expert support to the county's Community
Redevelopment Agencies (CRAs), offering tailored strategies to drive sustainable
growth and improve quality of life within the county.

With headquarters located in North Miami, Florida, BusinessFlare® offers
unmatched insights into the region’s unique economic and urban challenges. Our
team is composed of seasoned professionals with expertise in redevelopment and
planning, leveraging cutting-edge data analytics and economic modeling to guide
impactful decision-making.

Our Services
BusinessFlare® provides a comprehensive suite of services, including:
• Finding of Necessity
• Redevelopment Plan Updates
• Expansion Area Plans
• Revitalization Strategies
• Economic Data Insights and Analytics
• Economic Impact Studies
• Urban Planning and Design
• Site Fitment and Feasibility

Commitment to the Community
Our proximity to the communities we serve allows us to maintain strong
relationships with local stakeholders and ensures our recommendations are
grounded in the realities of the region. BusinessFlare® continues to empower
CRAs to achieve their missions, creating vibrant, resilient communities through
innovative redevelopment strategies and data-driven insights.

BusinessFlare® has extensive experience supporting CRAs throughout the State of
Florida, delivering measurable results that align with statutory requirements and
local objectives. We understand the critical balance between preserving
community character and fostering economic growth, and we tailor our approach
to meet the specific needs of each project.

https://businessflare.net/



RESOLUTION NO. CRA-26-2026 
 

A RESOLUTION OF THE BOARD OF COMMISSIONERS OF THE 
NORTHWEST 7TH AVENUE CORRIDOR COMMUNITY 
REDEVELOPMENT AGENCY, AUTHORIZING THE EXECUTIVE 
DIRECTOR AND THE CRA ATTORNEY TO TAKE ALL NECESSARY 
ACTION AND TO EXECUTE ALL DOCUMENTS RELATING TO THE 
OPERATIONS OF THE NORTHWEST 7TH AVENUE CORRIDOR 
COMMUNITY REDEVELOPMENT AGENCY DURING THE BOARD’S 
RECESS COMMENCING JUNE 30, 2026, THROUGH AUGUST 31, 2026; 
AND PROVIDING AN EFFECTIVE DATE. 

 
 WHEREAS, the Board of Commissioners of the Northwest 7th Avenue Corridor 

Community Redevelopment Agency (“CRA”) will be in recess commencing June 30, 2026, 
through August 31, 2026; and 

 
WHEREAS, in order to provide for the effective and efficient workings of the CRA, the Board 

of Commissioners wish to authorize the Executive Director and the CRA Attorney to take all 
necessary action to ensure that the CRA’s best interests will be protected during the recess period. 

 
NOW, THEREFORE, BE IT RESOLVED BY THE COMMISSIONERS OF THE 

NORTHWEST 7TH AVENUE CORRIDOR COMMUNITY REDEVELOPMENT 
AGENCY: 
 

Section 1. Recitals.  The recitals in the whereas clauses are true and correct, and 
incorporated into this Resolution. 
 

Section 2. Authorization of CRA Staff.  The Executive Director and the CRA 
Attorney are authorized to take all necessary action and execute any documents relating to the 
operations of the CRA during the recess period commencing June 30, 2026, through August 31, 
2026. 

 
Section 3. Ratification of Action Taken by CRA Staff.  Any action taken during this 

recess period, that requires Board of Commissioners approval, shall be subject to ratification by 
the Board of Commissioners at a subsequent official meeting of the Board of Commissioners. 

 
Section 4. Effective Date.  This Resolution shall take effect immediately upon 

approval. 
 
PASSED and ADOPTED this 29th day of June, 2026. 
 
 
 

____________________________________ 
      Rasha Cameau, MBA FRA-RP 
      Chair 
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ATTEST: 
 
 
       
Nadeige Theresias-Joisil, MS Ed 
Secretary 
 
 
APPROVED AS TO LEGAL SUFFICIENCY 
 
 
       
Steven W. Zelkowitz, P.A. 
CRA Attorney 
 
SPONSORED BY:  ADMINISTRATION 

Moved by:    

Seconded by:    

 
Vote: 
 
Chair Rasha Cameau, MBA FRA-RP      (Yes)  (No) 
Vice Chair Jeffy Mondesir, BBA      (Yes)  (No) 
Board Member Gene Lomando, BS      (Yes)  (No) 
Board Member Daniella Pierre, MSHRM     (Yes)  (No) 
Board Member Angela Reyes, M.TX.     (Yes)  (No) 
Board Member Nadeige Theresias-Joisil, MS Ed    (Yes)  (No) 



 
Date:  June 29, 2026  

To:  Board Members of NW 7th Avenue Community Redevelopment Agency 

From:  Casneve Oupelle, Executive Director 

Subject: Recess of Board Authority Until August 31, 2026 

Recommendation 
Staff recommends that the Board of Commissioners approve a recess of regularly scheduled 
Board meetings through August 31, 2026, and authorize the Executive Director to approve time-
sensitive operational matters arising during the recess period that exceed the Executive Director's 
standing spending authority, subject to ratification by the Board at its next regularly scheduled 
meeting following the recess. 

Fiscal Impact 
None directly associated with this resolution. Any expenditure approved by the Executive Director 
during the recess period under this authority will be itemized and presented to the Board for 
ratification, with its own fiscal impact identified at that time. 

Delegation of Authority 
During the recess period, the Executive Director shall continue to manage the day-to-day 
operations of the CRA in accordance with previously approved budgets, policies, and Board 
direction. The Executive Director is authorized to approve matters that are both time-sensitive 
and exceed the Executive Director's standing spending authority, where waiting for the next 
regularly scheduled Board meeting would result in the loss of an opportunity, a missed deadline, 
or harm to the CRA's interests. Matters that are not time-sensitive shall wait for Board 
consideration at a regularly scheduled meeting, regardless of dollar amount. 

Any action taken under this authority shall be reported to the Board at its next regularly scheduled 
meeting following the recess, with a written summary of each matter approved, the basis for time-
sensitivity, and the associated cost. The Board shall ratify each such action; any action the Board 
declines to ratify shall be addressed by staff as directed by the Board. 

Background 
The Board's annual schedule includes a planned summer recess period during which regularly 
scheduled Board meetings are paused. 

Because CRA operations continue during the recess, staff requests limited authority for the 
Executive Director to act on matters that cannot reasonably wait until the Board reconvenes, while 
preserving Board review and approval for all other matters. This resolution formally establishes 
that authority through August 31, 2026, with regular Board meetings and full Board approval 
authority resuming in September. 
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