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Florida, Inc.
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Revised Agenda to 
Reflect correct  

Department Recommendation 
 

COMMUNITY ZONING APPEALS BOARD - AREA 15  
 

MEETING OF THURSDAY, JULY 29, 2021 
 

PALMETTO GOLF COURSE, COMMUNITY ROOM 
 

9300 SW 152 STREET, MIAMI, FLORIDA 
 

NOTICE:  THE FOLLOWING HEARINGS ARE SCHEDULED FOR 6:30 P.M., AND  
 

ALL PARTIES SHOULD BE PRESENT AT THAT TIME 
 

 
ANY PERSON MAKING IMPERTINENT OR SLANDEROUS REMARKS OR WHO BECOMES 
BOISTEROUS WHILE ADDRESSING THE COMMUNITY ZONING APPEALS BOARD SHALL 
BE BARRED FROM FURTHER AUDIENCE BEFORE THE COMMUNITY ZONING APPEALS 
BOARD BY THE PRESIDING OFFICER, UNLESS PERMISSION TO CONTINUE OR AGAIN 
ADDRESS THE BOARD BE GRANTED BY THE MAJORITY VOTE OF THE BOARD 
MEMBERS PRESENT. 
 
NO CLAPPING, APPLAUDING, HECKLING OR VERBAL OUTBURSTS IN SUPPORT OR 
OPPOSITION TO A SPEAKER OR HIS OR HER REMARKS SHALL BE PERMITTED.  NO 
SIGNS OR PLACARDS SHALL BE ALLOWED IN THE MEETING ROOM. PERSONS EXITING 
THE MEETING ROOM SHALL DO SO QUIETLY. 
   
THE USE OF CELL PHONES IN THE MEETING ROOM IS NOT PERMITTED.  RINGERS 
MUST BE SET TO SILENT MODE TO AVOID DISRUPTION OF PROCEEDINGS. 
INDIVIDUALS, INCLUDING THOSE ON THE DAIS, MUST EXIT THE MEETING ROOM TO 
ANSWER INCOMING CELL PHONE CALLS. COUNTY EMPLOYEES MAY NOT USE CELL 
PHONE CAMERAS OR TAKE DIGITAL PICTURES FROM THEIR POSITIONS ON THE DAIS. 
 
THE NUMBER OF FILED PROTESTS AND WAIVERS ON EACH APPLICATION WILL BE 
READ INTO THE RECORD AT THE TIME OF HEARING AS EACH APPLICATION IS READ. 
 
THOSE ITEMS NOT HEARD PRIOR TO THE ENDING TIME FOR THIS MEETING, WILL BE 
DEFERRED TO THE NEXT AVAILABLE ZONING HEARING MEETING DATE FOR THIS 
BOARD. 
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SWEARING IN OF WITNESSES 
 
 
A.  LCS COMMUNICATIONS, LLC.    Z2019000198                                                            
                                                                                              Area 15/District 08 
 
The application is to permit a rezoning of the subject parcel from RU-3M (multi-family residential, 
maximum of 12.9- units per acre), to BU-1 (neighborhood business uses), in order to construct a 
125 foot high wireless cell tower (a monopole with concealed antennas and camouflaged as a 
flagpole) on the site. Additionally, the application seeks to allow the proposed cell tower to be 
located closer than permitted from all four property lines, and for not providing the 6 foot high 
decorative masonry wall where the proposed business district abuts residential properties as 
required by Code. 
 
(1) DISTRICT BOUNDARY CHANGE from RU-3M, Minimum Apartment House District, to BU-1, 

Neighborhood Business District. 
  
(2) UNUSUAL USE to permit a 125’ high Wireless Supported Service Facility and ancillary 

equipment. 
 

(3) NON-USE VARIANCE to permit the wireless supported service facility setback 48.57’ from 
the front (north) property line, setback 18.1’ from the interior side (east) property line, setback 
26.89’ from the interior side (west) property line, and setback 23.9’ from the rear (south) 
property line (138.88’ required for all). 

 
(4) NON-USE VARIANCE to waive the required 6' high decorative masonry wall where a BU 

zoned property abuts an RU zoned property. 
 
Plans are on file and may be examined in the Department of Regulatory and Economic 
Resources, entitled “Isola Cell Tower,” as prepared by Kimley-Horn, consisting of 7 sheets, and 
landscape plans entitled “Isola,” as prepared by Witkin Hults Design Group and Kimley-Horn, 
consisting of 3 sheets, all dated stamped received 3/19/21, for a total of 10 sheets. Plans may be 
modified at public hearing.  
 
LOCATION: Lying on the southeast corner of property located on the southwest corner of the 
intersection of SW 248 Street and SW 112 Avenue, Miami-Dade County, FL 
SIZE OF PROPERTY: 0.05 Acres 
 
Department of Regulatory and 
Economic Resources 
Recommendation: Denial without prejudice. 
 
Protests:                    0        Waivers:                    0_______________                              
  
APPROVED:                                        DENIED WITH PREJUDICE:                     0   
 
DENIED WITHOUT PREJUDICE:                    DEFERRED:  ______________________ 
Deferred from June 24, 2021 
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B.  CORAL CASTLE INC.    Z2020000040                                                            
                                                                                   Area 15/District 09 
 
The application is to waive the required sidewalks, tree grates, parking lane and curb and gutter 
abutting the property and to waive the requirement for the maximum allowable length of a block. 
Additionally, the application seeks to permit a monument sign larger than permitted, amend the 
New Streets Plan to waive the required “B” street, waive the requirement for sidewalks, tree 
grates and a parking lane along SW 157 Avenue, permit a fence with columns to be taller than 
required and located where it is not permitted, permit driveways to be wider than permitted, 
permit the parking area to be located in front of the principal building, and to waive the 
requirement of pedestrian access from US 1.    
 
(1) USE VARIANCE to waive the curb and gutter (2’ curb and gutter required) along the SW 

157th Avenue street frontage.  
 

(2) USE VARIANCE of the standard urban center district regulations to waive the requirement 
that the perimeter of a block shall not exceed 500 feet.  

(3) USE VARIANCE to permit one (1) monument sign of 338 sq. ft with a total height of 35.25’ 
(one (1) monument sign with a maximum of 40 sq. ft. and a height of 6’ permitted).  

(4) AMENDMENT to the Leisure City Urban Center District (LCUC) New Streets Plan to waive 
the required “B Street” traversing through the property. 
 

(5) NON-USE VARIANCE to waive the requirements for sidewalks, tree grates, and a parking 
lane (9’ wide sidewalk, tree grates and 7’ parking lane required) along the SW 157th 
Avenue street frontage. 
 

(6) NON-USE VARIANCE to permit a chain link fence 6’ in height with decorative columns 8’ 
in height (3’-6” maximum permitted) when located in front of the build to line. 

 
(7) NON-USE VARIANCE to the Leisure City Urban Center District (LCUC) Regulations to 

allow for driveways with a width of 22’ and 30’ (20’ maximum allowed for civic uses).  
 
(8) NON-USE VARIANCE to the Leisure City Urban Center District (LCUC) Regulations to 

allow for parking to be located in front of the principal building (not permitted).  
 
(9) NON-USE VARIANCE to permit the primary entrance of a building with no pedestrian 

access to a street (pedestrian access to US1 required).  
 

Plans are on file and may be examined in the Department of Regulatory and Economic 
Resources entitled “CORAL CASTLE MUSEUM”, as prepared by Modis Architects, three (3) 
sheets dated stamped received 7/23/20 and six (6) sheets dated 10/19/20, and seven (7) sheets 
prepared by JFS Design, Inc., dated stamped received 7/23/20 for a total of sixteen (16) sheets. 
Plans may be modified at public hearing. 
 
LOCATION:  28655 S. Dixie Highway, Miami-Dade County, Florida 
SIZE OF PROPERTY: 4.68 Acres 
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Department of Regulatory and 
Economic Resources 
Recommendation: Withdrawal of request #1, Approval of 

requests #2, modified Approval of #3 and 
Approval with conditions of requests #4 
through #9. 

 
Protests:                    0        Waivers:                    0_______________                              
  
APPROVED:                                        DENIED WITH PREJUDICE:                     0   
 
DENIED WITHOUT PREJUDICE:                    DEFERRED:  ______________________ 
Deferred from June 24, 2021 
 
 
 
C.  VILLAGE AT OLD CUTLER, LLC.     Z2020000101                                                            
                                                                                         Area 15/District 08/09 
 
The application is to permit a rezoning of the subject property from RU-2 (Duplex District) to RU-
4M (Multi-Family District/maximum of 35.9 units per acre), which could allow the property to be 
developed with more residential units than currently allowed. Additionally, the application seeks to 
delete a prior covenant to allow for the development of workforce housing on the subject property, 
proposed buildings to be located closer to the west property line, for a decorative wall to be 
higher than permitted, and to permit for less regular parking spaces, less electrical vehicle 
charging stations than required by Code and to permit driveways and parking areas closer to the 
right of way than permitted. 
 
(1) DISTRICT BOUNDARY CHANGE from RU-2, Two-Family Residential District, to RU-4M, 

Modified-Apartment House District.  
 

(2) DELETION of a Declaration of Restrictions recorded in Official Records Book 25570, Pages 
4460-4464.  

 
The purpose of Request #2 is to delete a covenant running with the land tying the site to a 
previously approved site plan in order to allow the applicant to submit new plans to develop the 
property with workforce housing.  
 
(3) NON-USE VARIANCE to permit proposed buildings to setback a minimum of 10’ (25’ 

required) from the front (west) property line.  
 
(4) NON-USE VARIANCE to permit 5 Electrical Vehicle Supply Equipment (EVSE) ready parking 

spaces (67 parking spaces required).  
 

(5) NON-USE VARIANCE to permit 661 parking spaces (678 required).  
 
(6) NON-USE VARIANCE to permit a 16’ high C.B.S. wall (6’ high maximum permitted) along the 

amenities area.  
 

(7) NON-USE VARIANCE to permit parking and driveways to be located within 25’ of an official 
right of way line (none permitted). 
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Plans are on file and may be examined in the Department of Regulatory and Economic 
Resources entitled “AHS at OLD CUTLER”, as prepared by Bellon,  consisting of thirteen (13) 
sheets dated stamped received 9/2/20, two (2) sheets dated stamped received 10/27/20, four (4) 
sheets dated stamped received 12/23/20, and three (3) three sheets dated stamped received 
12/29/20, with pavement and signage plans entitled “Village at Old Cutler”, as prepared by Avino 
and Associates, consisting of nine (9) sheets dated stamped received  12/23/20 and one (1) 
sheet dated stamped received 10/27/20, for a total of thirty-two (32) sheets. Plans may be 
modified at public hearing. 
 
LOCATION: Lying between SW 107 Avenue and the Florida Turnpike, and between SW 216 
Street and SW 228 Street, Miami-Dade County, FL 
SIZE OF PROPERTY: 16.46-gross Acres 
 
 
 
Department of Regulatory and 
Economic Resources 
Recommendation: Approval of request #1, subject to the 

Board’s acceptance of the proffered 
covenant, and approval with conditions of 
requests #2 through #7. 

 
Protests:                    0        Waivers:                    0_______________                              
  
APPROVED:                                        DENIED WITH PREJUDICE:                     0   
 
DENIED WITHOUT PREJUDICE:                    DEFERRED:  ______________________ 
Deferred from June 24, 2021 
 
 
 
D.  COMMUNITY HEALTH OF SOUTH FLORIDA, INC.    Z2020000122                                                            
                                                                                   Area 15/District 09 
 
The application is to permit a proposed detached sign to be located closer to the front property 
line than permitted by Code.  

 
NON-USE VARIANCE to permit a detached sign to setback 2.167’ (17.5’ required) from the front 
(north) property line.  

 
Plans are on file and may be examined in the Department of Regulatory and Economic 
Resources entitled “New Sign at Doris Ison Center”, as prepared by Architectura Group Miami, 
consisting of two (2) sheets, dated stamped received 2-19-21 and one (1) sheet entitled 
“Community Health – Doris Ison”, as prepared by Art Sign Company, dated stamped received 10-
26-20 for total of 3 sheets. Plans may be modified at public hearing. 
 
LOCATION: 10300 SW 216 Street, Miami-Dade County, Florida 
SIZE OF PROPERTY: 24.25 Acres 
 
Department of Regulatory and 
Economic Resources 
Recommendation: Approval with conditions.. 
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Protests:                    0        Waivers:                    0_______________                              
  
APPROVED:                                        DENIED WITH PREJUDICE:                     0   
 
DENIED WITHOUT PREJUDICE:                    DEFERRED:  ______________________ 
Deferred from June 24, 2021 
 
 
 
1.  HABITAT FOR HUMANITY OF GREATER MIAMI    Z2021000043                                                            
                                                                                   Area 15/District 09 
 
 
The application is to permit the rezoning of the subject property from AU, Agricultural District to 
RU-2, Two Family Residential district. 
 
DISTRICT BOUNDARY CHANGE from AU, Agricultural District to RU-2, Two Family Residential 
district. 
 
LOCATION: Lying south of SW 224 Street and approximately 200' east of SW 119 Avenue, AKA 
11860 SW 224 Street, Miami-Dade County, Florida 
SIZE OF PROPERTY:   0.257 acre 
 
Department of Regulatory and 
Economic Resources 
Recommendation: Approval. 
 
Protests:                    0        Waivers:                    0_______________                              
  
APPROVED:                                        DENIED WITH PREJUDICE:                     0   
 
DENIED WITHOUT PREJUDICE:                    DEFERRED:  ______________________ 
 
 
 
 

NOTICE 
 

************************************************************************************************************** 
 
THE FOLLOWING SUMMARY INFORMATION IS PROVIDED AS A COURTESY; IT SHOULD 
NOT BE TREATED AS LEGAL ADVICE AND IT SHOULD NOT BE RELIED UPON.  LEGAL 
CONSULTATION MAY BE WARRANTED IF AN APPEAL OR OTHER LEGAL CHALLENGE IS 
BEING CONTEMPLATED. 
 
************************************************************************************************************** 
 
Decisions of the Community Zoning Appeals Board (CZAB) may be subject to appeal or other 
challenge.  For example, depending upon the nature of the requests and applications addressed 
by the CZAB, a CZAB decision may be directly appealable to the Board of County 
Commissioners (BCC) or may be subject to challenge in Circuit Court.  Challenges asserted in 
Circuit Court, where available, must ordinarily be filed within 30 days of the transmittal of the 
pertinent CZAB resolution to the Clerk of the BCC.  Appeals to the BCC, where available, must 
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be filed with the Zoning Hearing Section of the Department of Regulatory and Economic 
Resources (RER), or its successor Department, within 14 days after RER has posted a short, 
concise statement (such as that furnished above for the listed items) that sets forth the action that 
was taken by the CZAB.  (RER’s posting will be made on a bulletin board located in the office of 
RER.)  All other applicable requirements imposed by rule, ordinance, or other law must also be 
observed when filing or otherwise pursuing any challenge to a CZAB decision. 
 
Further information regarding options and methods for challenging a CZAB decision may be 
obtained from sources that include, but are not limited to, the following: Sections 33-312, 33-313, 
33-314, 33-316, and 33-317 of the Code of Metropolitan Dade County, Florida; the Florida Rules 
of Appellate Procedure; and the Municode website (www.municode.com).  Miami-Dade County 
does not provide legal advice regarding potential avenues and methods for appealing or 
otherwise challenging CZAB decisions; however, a licensed attorney may be able to provide 
assistance and legal advice regarding any potential challenge or appeal. 

http://www.municode.com/


Miami-Dade County Regulatory and Economic Resources 
Staff Report to Community Zoning Appeals Board No. 15 

 
PH: Z19-198  July 29, 2021 

Item No. A 

Recommendation Summary 
Commission District 8 
Applicant LCS Communications, LLC 
Summary of 
Request 

The applicant seeks to change the zoning from RU-3M, Minimum 
Apartment House District, to BU-1, Neighborhood Business District and 
to permit a 125’ high wireless supported facility setback less than 
required from the four property lines. Additionally, the applicant seeks 
to waive the requirement for a 6' high decorative masonry wall where 
the proposed business lot abuts a residential zoned district. 

Location Lying on the southeast corner of property located on the southwest 
corner of the intersection of SW 248 Street and SW 112 Avenue, 
Miami-Dade County, Florida. 

Property Size 0.05 acres 
Existing Zoning RU-3M, Minimum Apartment House District 
Existing Land Use Vacant 
2020-2030 CDMP 
Land Use  
Designation  

Business and Office 
(see attached Zoning Recommendation Addendum) 
 

Comprehensive 
Plan Consistency 

Inconsistent with interpretative text, goals, objectives and policies of the 
CDMP 

Applicable Zoning 
Code Section(s)  

Section 33-311, District Boundary Change, 
Section 33-311(A)(3)(a), Unusual Uses For Wireless Supported 
Service Facilities,  
Section 33-311(A)(4)(b), Non-Use Variance standards  
(see attached Zoning Recommendation Addendum) 

Recommendation Denial without prejudice.  
 
This item was deferred from the June 24, 2021, meeting of Community Zoning Appeals Board 
(CZAB) #15 due to lack of time. 
 
REQUESTS: 
 
(1) DISTRICT BOUNDARY CHANGE from RU-3M, Minimum Apartment House District, to BU-

1, Neighborhood Business District. 
  
(2) UNUSUAL USE to permit a 125’ high Wireless Supported Service Facility and ancillary 

equipment. 
 
(3) NON-USE VARIANCE to permit the wireless supported service facility setback 48.57’ from 

the front (north) property line, setback 18.1’ from the interior side (east) property line, 
setback 26.89’ from the interior side (west) property line, and setback 23.9’ from the rear 
(south) property line (138.88’ required for all). 

 
(4) NON-USE VARIANCE to waive the required 6' high decorative masonry wall where a BU 

zoned property abuts an RU zoned property. 
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Plans are on file and may be examined in the Department of Regulatory and Economic 
Resources, entitled “Isola Cell Tower,” as prepared by Kimley-Horn, consisting of 7 sheets, and 
landscape plans entitled “Isola,” as prepared by Witkin Hults Design Group and Kimley-Horn, 
consisting of 3 sheets, all dated stamped received 3/19/21, for a total of 10 sheets. Plans may 
be modified at public hearing. 
 
PROJECT HISTORY AND DESCRIPTION:  
 
The 0.05-acre subject parcel is a very small part of a larger 31.32-acre tract of land, which in 
May 2009, was designated ‘Business and Office’ (April 2008 CDMP amendment application No. 
10) by the Board of County Commissioners along with the acceptance of a proffered Declaration 
of Restrictions. The covenant included a "Multiple Uses" provision that allowed a mix of uses 
that will include retail, office and community/institutional uses. The Covenant also provided that 
additional uses beyond retail, offices and community/institutional uses are not prohibited and 
that residential development could be included among the mix of uses on the subject property. 
Subsequently, in May 2018, pursuant to Resolution #Z-3-18, the Board of County 
Commissioners approved a district boundary change from AU to RU-3M on approximately 24.20 
acres of the parent tract to permit a townhouse development and from AU to BU-1A on the 
remaining 7.12-acre portion of the tract of land to allow a commercial retail center with various 
ancillary non-use variances on both parcels. The aforementioned approvals were subject to the 
Board’s acceptance of a proffered Declaration of Restrictions, recorded in Official Records Book 
31025, Pages 3734-3763, which among other things, required the development of the site be in 
substantial compliance with the submitted plans. 
 
The applicant seeks to change the zoning from RU-3M, Minimum Apartment House District, to 
BU-1, Neighborhood Business District on the approximately 0.05-acre subject property that is 
located towards the southeast corner of the aforementioned larger 31.32-acre parent tract of 
RU-3M zoned contiguous property. The site plan submitted by the applicants depicts a 
proposed 125’ high wireless supported facility (monopole with concealed antennas and 
camouflaged as a flagpole), along with ancillary equipment cabinets on the small site and 
setback less than required from all the property lines. Additionally, the applicant seeks to waive 
the requirement for the required 6' high decorative masonry wall when a business lot abuts a 
residential zoned district. The landscape plans indicate a continuous row of trees planted along 
all the property lines of the enclosure, along with a continuous row of shrubs and a 6’ high fence 
surrounding the facility.  
 

  NEIGHBORHOOD CHARACTERISTICS 
                                  Zoning and Existing Use             Land Use Designation 

Subject Property RU-3M; vacant Business and Office 
North RU-3M; townhouses  Business and Office 
South AU; vacant Transportation 
East  RU-3M; vacant  Transportation  
West RU-3M; townhouses  Business and Office 
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NEIGHBORHOOD COMPATIBILITY: 
 
The 0.05-acre presently vacant subject site is surrounded to the north and west by contiguous 
property that is developed as a townhouse residential community. The area to the immediate 
east is part of the section line roadway, SW 112 Avenue and to the south is an AU zoned vacant 
area that is part of the onramp for the Florida Turnpike Extension. 
 
SUMMARY OF THE IMPACTS: 
 
The approval of this application will allow the applicant to rezone the subject property and to 
provide additional wireless coverage in this area of the County.  However, approval of a 125’ 
high monopole antenna structure substantially taller than any other structures located in the 
area and with significantly reduced setbacks could have a negative visual impact on the 
surrounding residential uses.  
 
COMPREHENSIVE DEVELOPMENT MASTER PLAN ANALYSIS:  
 
The subject property is designated as Business and Office on the Comprehensive 
Development Master Plan (CDMP) Land Use Plan (LUP) map. The Business and Office 
category accommodates the full range of sales and service activities. Included are retail, 
wholesale, personal and professional services, entertainment and cultural facilities, 
amusements and commercial recreation.  Also allowed are telecommunication facilities (earth 
stations for satellite communication carriers, satellite terminal stations, communications 
telemetry facilities and satellite tracking stations. The applicant seeks to rezone the 0.05-acre 
subject property to BU-1 in order to locate a 125’ high monopole on the site camouflaged as a 
flagpole that shall be setback less than required from the property lines. Staff notes that 
Wireless Supported Service Facilities including cell tower structures not exceeding one 
hundred and fifty (150) feet in height may be permitted in the BU-1 zoning district after a 
public hearing.  
 
The CDMP Land Use Element interpretative text states that neighborhood or community-serving 
institutional uses, cell towers and utilities including schools, libraries, sanitary sewer pump 
stations and fire and rescue facilities in particular, and cemeteries may be approved where 
compatible in all urban land use categories, in keeping with any conditions specified in the 
applicable category, and where provided in certain Open Land subareas.  Compatibility shall 
be determined in accordance to Policy LU-4A.  Co-location of communication and utility 
facilities are encouraged.  Major utility and communication facilities should generally be guided 
away from residential areas; however, when considering such approvals, the County shall 
consider such factors as the type of function involved, the public need, existing land use 
patterns in the area and alternative locations for the facility. Although a cell tower use is an 
allowable use under the Business and Office designation, however, it is subject to the 
application satisfying the compatibility criteria set forth in Policy LU-4A of the Land Use Element 
interpretative text. Based on the reasons further explained in the zoning analysis below, staff 
opines that the application does not meet the compatibility criteria set forth under the 
aforementioned Policy, and would be inconsistent with interpretative text, goals, objectives and 
policies of the CDMP. 
 
Policy LU-4A of the CDMP Land Use Element requires the County to among other things, 
consider height, bulk, scale of architectural elements, landscaping and buffering as applicable 
when evaluating compatibility among proximate land uses.  Based on the zoning analysis 



LCS Communications, LLC 
Z19-198 
P a g e  | 4 
 

6/28/2021 

 

detailed below, staff opines that a proposed 125’ high wireless supported service facility on a 
parcel immediately abutting residential uses, as well as a cell tower with extremely reduced 
setbacks and of a height taller than any other structures located in the area, would be an 
incompatible use with the neighboring properties when considering the criteria for compatibility 
that is outlined under Policy LU-4A.    
 
ZONING ANALYSIS:  
 
When the request for a District Boundary Change from RU-3M, Minimum Apartment House 
District, to BU-1, Neighborhood Business District on the subject site (request #1) is analyzed 
under Section 33-311 of the Code, staff notes that the request for a zone change is inextricably 
intertwined to the request to permit a wireless supported service facility on the subject site, and 
opines that approval of the request would be incompatible with the surrounding area for 
reasons indicated above and below, and should be denied. Section 33-311 of the Code states 
that the purpose of the Code is to provide a comprehensive plan and design to among other 
things, lessen congestion on the highways and promote health, safety, morals, convenience and 
general welfare, with the view of giving reasonable consideration among other things to the 
character of the district or area and its peculiar suitability for particular uses. Staff opines that 
when considering the necessity and reasonableness of the applied for use in relation to the 
present and future development of the area concerned, the request will not be compatible with 
the surrounding area and its development. Pursuant to Section 33-63.2 of the Code, a Wireless 
Supported Service Facility including Antenna Support Structures (cell towers) may be 
permitted in the BU-1 zoning district after a public hearing. In the BU-1 zoning district, a 
stealth or camouflaged Antenna Support Structure shall be designed to resemble a natural 
object or man-made structure not exceeding 150 feet in height and shall be located on a 
minimum one (1) gross acre parent tract. Staff notes that the proposed design for the cell 
tower is camouflaged as a flagpole and does not exceed 150 feet in height as required under 
the BU-1 zoning district. However, even though the subject parcel to be rezoned to BU-1 is part 
of a 31.32-acre parent tract and meets the aforementioned criteria, staff opines that the 
proposed 125’ high monopole encroaches onto all four property lines with extreme setbacks and 
is located in close proximity to a residential structure.  
 
Memoranda submitted by the Departments reviewing this application, including the Platting and 
Traffic Review Section and the Division of Environmental Resource Management of the 
Department of Regulatory and Economic Resources (RER), indicate that approval with 
conditions of this application will not generate excessive noise or traffic, tend to create fire or 
other equally dangerous hazard, provoke excessive overcrowding of people, or provoke a 
nuisance. In addition, staff notes that the Miami-Dade Aviation Department (MDAD) does not 
object to the proposed 125’ high monopole tower. Further, said memoranda indicate that the 
approval of this application meets all applicable Level of Service (LOS) standards and criteria as 
it pertains to water or environmental services, traffic or interference with aviation activities in the 
area. However, staff opines that the proposed 125’ high monopole, located on a small 0.05-acre 
parcel and immediately abutting residential uses, would be incompatible due to its extreme 
proximity and dissimilar use. As such, and for the reasons further stated below, staff opines that 
approval of the request would be incompatible with the area concerned, when considering the 
necessity and reasonableness of the applied for use in relation to the present and future 
development of the area concerned and the compatibility of the applied for use with such area 
and its development. Therefore, staff recommends denial without prejudice of request #1 
under Section 33-311, Standards for District Boundary Change.    
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Similarly, when request #2, to permit a proposed 125’ high wireless supported service facility 
and ancillary equipment, is analyzed under Section 33-311(A)(3)(a), (Unusual Uses for Wireless 
Supported Service Facilities), staff opines that approval of the request would be incompatible 
with the surrounding area. The proposed facility will be located on a small 0.05-acre site that is 
located towards the southeast corner of an RU-3M zoned contiguous property. The submitted 
plans indicate that the proposed monopole tower consisting of concealed antennas and 
camouflaged as a flagpole, is to be setback much less than required from all the property lines 
and in close proximity to a townhouse building immediately to its west. The proposed facility will 
be visually buffered by landscaping in the form of trees and shrubs planted along the property 
lines of the enclosure, along with a 6’ high aluminum picket fence surrounding the monopole 
tower. However, staff notes that the proposed 125’ high camouflaged monopole tower facility 
would be taller than any structure in the immediate surrounding area, specifically, the two-story 
townhouse buildings on the contiguous parcels surrounding the cell tower site on its three sides, 
which have a maximum height of 28’ to the top of the roof ridge. As such, staff opines that, the 
cell tower would be substantially taller than any other structures, including utility poles, located 
in the area and approval would be visually intrusive to the residences located to the west. 
Furthermore, although the cell tower use could potentially serve the surrounding residential 
development, staff opines that because of its height and location in relation to the new 
townhouse buildings, it will continually have a visual impact on said residences.  
 
The applicant has indicated in the letter of intent that the purpose of the application is to address 
reliable wireless coverage and capacity in this area.  Section 33-311(A)(3)(a)(i) of the Code 
requires the applicant to demonstrate that the proposed tower will cure signal interference 
problems, or the applicant’s lack of wireless service coverage or capacity in the area intended to 
be served by the proposed wireless supported service facility.  The applicant has provided staff 
with coverage maps that indicate existing coverage in the area of the proposed site as well as 
the projected coverage of the proposed facility. Said maps indicate the areas of marginal or 
poor in-building coverage which the applicants’ letter of intent indicates will be improved by the 
proposed telecommunication facility.  The letter of intent further provides information to show 
that the wireless facility will alleviate signal interference problems in the area and provide the 
residents in the area with an improved outdoor and indoor cellular service. As such, staff opines 
that the applicant has provided the necessary documentation to demonstrate the applicant’s 
lack of wireless service coverage or capacity in the area intended to be served by the proposed 
wireless supported service facility.  In summary, the applicant’s Letter of Intent attested that the 
application meets all applicable Code requirements based on the aforementioned and the 
supporting documentation. Further, the County’s Information Technology Department (ITD) has 
reviewed the documents submitted and confirmed that they meet the technical standards to 
continue the process of permitting the site.  
 
However, staff opines that the cell tower would be substantially taller than any other structures 
located in the area and notes from the Geographic Information System (GIS) and photo 
simulations provided by the applicant that the proposed wireless facility would be spaced less 
than 30’ from the nearest townhouse building located immediately to the west of the subject 
property. Therefore, based on the foregoing analysis, staff maintains that the proposed 125’ 
high camouflaged monopole tower, located in close proximity to a newly constructed townhouse 
residential development, would be visually intrusive and incompatible with the surrounding 
residential development. As such, staff recommends denial without prejudice of request #2 
under Section 33-311(A)(3)(a), Unusual Uses for Wireless Supported Service Facilities.  
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Additionally, when the requests to permit the wireless supported service facility to setback 
48.57’ from the front (north) property line, setback 18.1’ from the interior side (east) property 
line, setback 26.89’ from the interior side (west) property line, and setback 23.9’ from the rear 
(south) property line (138.88’ required for all) (request #3), and to waive the required 6' high 
decorative masonry wall where a BU zoned property abuts an RU zoned property (request #4), 
are analyzed under Section 33-311(A)(4)(b), Non-Use Variance Standards, staff opines that 
approval of these requests would be incompatible with the surrounding area based on the 
same reasons outlined in the foregoing analysis. Staff opines that these requests are 
inextricably intertwined to request #2, and that the extreme encroachments onto all four property 
line setbacks including the proximity of the proposed monopole tower to the abutting townhouse 
building would be highly intrusive and would generate a significant visual impact on the abutting 
residential development. Therefore, staff recommends denial without prejudice of requests 
#3 and #4 under Section 33-311(A)(4)(b), Non-Use Variance Standards.   
 
ACCESS, CIRCULATION AND PARKING:  The submitted site plans indicate access to the 
proposed unmanned facility from a 12’ wide gravel access road for the purpose of service 
vehicles. 
 
NEIGHBORHOOD SERVICES PROVIDER REVIEW:  See attached. 
 
OTHER: Not applicable. 
 
RECOMMENDATION:   
 
Denial without prejudice. 
 
CONDITIONS FOR APPROVAL: None. 
 
 
NK:JB:NN:EJ:SS 
 
 
 
 
______________________________ 
Nathan Kogon, AICP, Assistant Director 
Development Services Division 
Miami-Dade County Department of  
Regulatory and Economic Resources 
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COMPREHENSIVE DEVELOPMENT MASTER PLAN (CDMP) OBJECTIVES, 
POLICIES AND INTERPRETATIVE TEXT 

Business and 
Office 
(Page I-40) 

This category accommodates the full range of sales and service activities.  Included are 
retail, wholesale, personal and professional services, call centers, commercial and 
professional offices, hotels, motels, hospitals, medical buildings, nursing homes (also 
allowed in the institutional category), entertainment and cultural facilities, amusements and 
commercial recreation establishments such as private commercial marinas. Also allowed are 
telecommunication facilities (earth stations for satellite communication carriers, satellite 
terminal stations, communications telemetry facilities and satellite tracking stations).  These 
uses may occur in self-contained centers, high-rise structures, campus parks, municipal 
central business districts or strips along highways.  In reviewing zoning requests or site 
plans, the specific intensity and range of uses, and dimensions, configuration and design 
considered to be appropriate will depend on locational factors, particularly compatibility with 
both adjacent and adjoining uses, and availability of highway capacity, ease of access and 
availability of other public services and facilities.  Uses should be limited when necessary to 
protect both adjacent and adjoining residential use from such impacts as noise or traffic, and 
in most wellfield protection areas uses are prohibited that involved the use, handling, 
storage, generation or disposal of hazardous material or waste, and may have limitations as 
to the maximum buildable area, as defined in Chapter 24 of the County Code.  When the 
land development regulations are amended pursuant to Land Use Element Policies LU-9P 
and LU-9Q, live-work and work-live developments shall be permitted on land designated as 
Business and Office, as transitional uses between commercial and residential areas. 
 

Institutions, 
Utilities and 
Communications 
(Pg. I-56)   

Neighborhood or community-serving institutional uses, cell towers and utilities including 
schools, libraries, sanitary sewer pump stations and fire and rescue facilities in particular, 
and cemeteries may be approved where compatible in all urban land use categories, in 
keeping with any conditions specified in the applicable category, and where provided in 
certain Open Land subareas.  Compatibility shall be determined in accordance to Policy LU-
4A.  Co-location of communication and utility facilities are encouraged.  Major utility and 
communication facilities should generally be guided away from residential areas; however, 
when considering such approvals, the County shall consider such factors as the type of 
function involved, the public need, existing land use patterns in the area and alternative 
locations for the facility.  All approvals must be consistent with the goals, objectives and 
policies of the Comprehensive Development Master Plan. 
 

Policy LU-4A 
(Page I-9) 

When evaluating compatibility among proximate land uses, the County shall consider such 
factors as noise, lighting, shadows, glare, vibration, odor, runoff, access, traffic, parking, 
height, bulk, scale of architectural elements, landscaping, hours of operation, buffering, and 
safety, as applicable. 

 
 
 

NEIGHBORHOOD SERVICES PROVIDER COMMENTS* 
Division of Environmental Resources Management (RER)  No objection 
Platting and Traffic Review Section (RER) No objection 
Information Technology Department No objection 
Aviation Department (MDAD) No objection 
Fire Rescue Department No objection 
Water and Sewer Department (WASD) No objection 
Building and Neighborhood Compliance No objection 
*Subject to conditions in their memorandum. 
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PERTINENT ZONING REQUIREMENTS/STANDARDS 
 

Section 33-311 
District Boundary 
Change 
 

(A) The Community Zoning Appeals Boards are advised that the purpose of zoning and 
regulations is to provide a comprehensive plan and design to lessen the congestion in the 
highways; to secure safety from fire, panic and other dangers, to promote health, safety, 
morals, convenience and the general welfare; to provide adequate light and air; to 
prevent the overcrowding of land and water; to avoid undue concentration of population; 
to facilitate the adequate provisions of transportation, water, sewerage, schools, parks 
and other public requirements, with the view of giving reasonable consideration among 
other things to the character of the district or area and its peculiar suitability for particular 
uses and with a view to conserving the value of buildings and property and encouraging 
the most appropriate use of land and water throughout the County.   

 
(F)   Section 33-311 provides that the Board shall take into consideration, among other 

factors the extent to which: 
 

(1) The development permitted by the application, if granted, conforms to the 
Comprehensive Development Master Plan for Miami-Dade County, Florida; is 
consistent with applicable area or neighborhood studies or plans, and would serve a 
public benefit warranting the granting of the application at the time it is considered; 

 
(2) The development permitted by the application, if granted, will have a favorable or 

unfavorable impact on the environmental and natural resources of Miami-Dade 
County, including consideration of the means and estimated cost necessary to 
minimize the adverse impacts; the extent to which alternatives to alleviate adverse 
impacts may have a substantial impact on the natural and human environment; and 
whether any irreversible or irretrievable commitment of natural resources will occur 
as a result of the proposed development; 

 
(3) The development permitted by the application, if granted, will have a favorable or 

unfavorable impact on the economy of Miami-Dade County, Florida; 
 

(4) The development permitted by the application, if granted, will efficiently use or 
unduly burden water, sewer, solid waste disposal, recreation, education or other 
necessary public facilities which have been constructed or planned and budgeted for 
construction; 

  
(5) The development permitted by the application, if granted, will efficiently use or 

unduly burden or affect public transportation facilities, including mass transit, roads, 
streets and highways which have been constructed or planned and budgeted for 
construction, and if the development is or will be accessible by public or private 
roads, streets or highways. 

 
Section  
33-311(A)(3)(a) 
Unusual uses for 
Wireless 
Supported 
Facilities 

 Hear application for and grant or deny unusual uses for Wireless Supported Service 
Facilities, which by the regulations are only permitted upon approval after public hearing; 
provided the applied for use, in the opinion of the Community Zoning Appeals Board, would 
not have an unfavorable effect on the economy of Miami-Dade County, Florida, would not 
generate or result in excessive noise or traffic, cause undue or excessive burden on public 
facilities, including water, sewer, solid waste disposal, recreation, transportation, streets, 
roads, highways or other such facilities which have been constructed or which are planned 
and budgeted for construction, are accessible by private or public roads, streets or 
highways, tend to create a fire or other equally or greater dangerous hazards, or provoke 
excessive overcrowding or concentration of people or population, when considering the 
necessity for and reasonableness of such applied for use in relation to the present and 
future development of the area concerned and the compatibility of the applied for use with 
such area and its development, provided that:  
 

i. The applicant shall demonstrate that the proposed Wireless Supported Service Facility 
will cure: 
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a.    signal interference problems; or 
 
b.   the applicant's lack of wireless service coverage or capacity in the area intended 

to be served by the proposed Wireless Supported Service Facility  
 

ii. The applicant shall provide information to permit independent verification of factual 
data relied upon by the applicant to establish 3(a)(i) above, including, but not limited to 
the following:  

 
a. the purpose for the proposed Wireless Supported Service Facility; and 
 
b. the following technical data for the proposed Wireless Supported Service 

Facility and for each existing, authorized, pending and proposed adjacent 
facility:  

 
i. site name or other reference; 
 
ii. facility latitude and longitude; 
 
iii. site elevation; 
 
iv. for each antenna at each of the included facilities: 
 

1.    height of antenna radiation center; 
 
2.   antenna type and manufacturer; 
 
3.  maximum effective radiated output power, including the maximum total 

power radiated from all channels; 
 
4.  azimuth of main antenna lobe; and 
 
5.  beam tilt and null-fill of each antenna. 
 

c. a complete up- and down-link power budget for the proposed Wireless 
Supported Service Facility, including any differences that may exist with the 
power budgets of the adjacent facilities, to ensure that all of the gain and loss 
factors used by the applicant are included in a verification analysis.  

 
d. complete descriptions of methodology, formulas, data presented in appropriate 

parameter data units (e.g., Erlangs, Watts, dBm, ft.), existing traffic studies and 
trend analyses if the proposed facility is intended to cure a lack of capacity, and 
any other information necessary for an independent engineer to verify 
statements concerning signal interference or lack of capacity or coverage; and  

 
e. identification of any equipment that differs from industry standards. 

 
iii. that the applicant shall reimburse the department for fees charged to the department 

for independent verification of factual data relied upon by the applicant, as required 
pursuant to paragraph 3 a ii above.  

 
Section  
33-63.2(c)(2)(B) 
Wireless 
Supported 
Facilities 

(c) Permitted Districts and Criteria for Antenna Support Structures. 
 
(2) Criteria. 
 
(B) Zoning District. Antenna Support Structures considered for approval under section 

33-311(A)(18) of this Code shall meet each of the following requirements, as 
applicable, except as alternative development options may be approved pursuant to 
section 33-311(A)(18)(b). 
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1. In the BU-1, BU-1A, RU-5, and RU-5A zoning districts: 
 
a) A stealth or camouflaged Antenna Support Structure shall be designed to resemble 

a natural object or a man-made structure (i.e. tree, bell tower, clock tower, church 
steeple, flag pole, etc.), shall be located on a minimum one (1) gross acre parent 
tract and, 

 
1) shall be a camouflaged artificial tree or flagpole not exceeding 150 feet in height; 

or 
 
2) shall be designed to serve a purpose other than supporting antennas (i.e., 

lighting of sports facilities, transmission of electrical and/or telephone lines, flag 
poles); or 

 
3) shall be designed to be harmonious with the architectural elements of the 

surrounding structures, such as bulk, massing and scale of surrounding 
properties; or be designed to blend and be harmonious with the principal 
structure on the property on which the Antenna Support Structure is proposed to 
be constructed and installed. 

 
b) A non-camouflaged Antenna Support Structure shall not exceed 125 feet in height 

and shall be located on a minimum one (1) gross acre parent tract. 
 

Section  
33-311(A)(4)(b)  
Non-Use Variances 
From Other Than 
Airport 
Regulations 

Upon appeal or direct application in specific cases, the Board shall hear and grant 
applications for non-use variances from the terms of the zoning and subdivision 
regulations and may grant a non-use variance upon a showing by the applicant that the 
non-use variance maintains the basic intent and purpose of the zoning, subdivision and 
other land use regulations, which is to protect the general welfare of the public, particularly 
as it affects the stability and appearance of the community and provided that the non-use 
variance will be otherwise compatible with the surrounding land uses and would not be 
detrimental to the community.  No showing of unnecessary hardship to the land is required. 
 

 



                                                    Memorandum

 
 

  

Date: 06/16/2021 
  
To: Jack Osterholt, Deputy Mayor/Director 

Department of Regulatory and Economic Resources  
  
From: Rashid Istambouli, P.E.  

Department of Regulatory and Economic Resources 
  
Subject: Z2019000198-1st Revision 
 Lennar Homes, LLC 
 SW 248th Street and SW 112th Avenue 
 DBC from RU-3M to BU-3. Unusual use for wireless supported 

service facility. Deco wall 
 (RU-3M) (0.05 Acres) 
 56-40-30 

 
The Department of Regulatory and Economic Resources – Division of Environmental Resources 
Management (DERM) has reviewed the above referenced zoning application for compliance with the 
requirements of Chapter 24 of the Miami-Dade County Code (the Code). DERM does not object to the  
requested unusual use application and offers the following comments.  
 
Potable water and wastewater disposal 
The site plan submitted with the requested unusual use for a wireless supported service facility does not 
indicate structures that would require potable water and domestic wastewater disposal.  
 
Conditions of Approval: None 
 
Stormwater Management 
A DERM Surface Water Management General Permit shall be required for the construction and operation 
of the required surface water management system. This permit shall be obtained prior to any future 
development order approval. Stormwater should be retained on site utilizing designed seepage or 
infiltration drainage system. Drainage plans shall provide for full on-site retention of the stormwater runoff 
generated by a 5-year/1-day storm event. 
 
Site grading and development shall provide for the full retention of the 25-year/3-day storm event and 
shall also comply with the requirements of Chapter 11C of the Code, as well as with all State and Federal 
Criteria, and shall not cause flooding of adjacent properties.  
 
Any proposed development shall comply with county and federal flood criteria requirements. The 
proposed development order, if approved, will not result in a reduction in the LOS standards for flood 
protection set forth in the CDMP subject to compliance with the conditions required for this proposed 
development order. 
 
Applicant is advised that a DERM Class VI Permit may be required for the construction of the surface 
water management system. Additionally, a DERM Class III shall be required for any work within the 
Goulds Canal 6-feet Wide Slab Covered Trench. The applicant is advised to contact the DERM Water 
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Control Section (305-372-6681) for further information regarding permitting procedures and 
requirements. 
 
Conditions of Approval: None 
 
 
Pollution Remediation 
The site has records of current contamination issues under iStar (DERM file HWR-888). Any construction, 
development, drainage, and dewatering at the subject site will also require DERM review and approval 
as it relates to environmental contamination issues. 
 
Any contaminated portion of the site that is proposed to be sold, transferred or dedicated (including, but 
not limited to, for public right-of-way) to any public entity shall be identified on the tentative and final plat 
plans for this development. If any contaminated portion of the site is proposed to be sold, transferred or 
dedicated to the County, please note that all soil, groundwater or surface water contaminants, solid waste, 
and methane must be disclosed to the applicable County department at the earliest stage possible.   The 
applicable County departments would include all departments that would receive or manage the 
proposed property, and for example, would include PROS for a park and DTPW for road right-of-way.   
Please note that the presence of any such contamination, solid waste, or methane or a delay by the 
applicant in disclosing such contamination or impacts to the applicable County departments could result 
in the county declining to accept the proposed dedication.  This may in turn result in the need for the 
developer to reconfigure or change previously approved site plans, or make other changes to the 
proposed development, which may require approval after public hearing.   If an applicant elects to address 
soil contamination, groundwater contamination, solid waste and methane via a No Further Action with 
Conditions, each individual property owner will be required to execute a restrictive covenant.  Please note 
that nothing stated herein may be interpreted to limit or restrict an engineer’s or other professional’s 
responsibility to prepare plans accurately and completely for proposed rights-of-way as well as any other 
projects or plans. 
 
Conditions of Approval: None 
 
 
Wetlands 
The subject properties do not contain wetlands as defined by Section 24-5 of the Code; therefore, a Class 
IV permit will not be required. 
 
The applicant is advised that permits from the Army Corps of Engineers (305-526-7181), the Florida 
Department of Environmental Protection (561-681-6600) and the South Florida Water Management 
District (1-800-432-2045) may be required for the proposed project. It is the applicant's responsibility to 
contact these agencies. 
 
Conditions of Approval: None 
 
Tree Preservation 
While an aerial review of the subject property indicates the presence of tree resources, it does not appear 
that the requested variances with impact these tree resources. Please note that a Miami-Dade County 
Tree Permit is required prior to the removal and/or relocation of any tree that is subject to the tree 
preservation and protection provisions of the Code. Projects and permits shall comply with the 
requirements of Sections 24-49.2 and 24-49.4 of the Code.  
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In accordance with Section 24-49.9 of the Code, all plants prohibited by Miami-Dade County shall be 
removed from all portions of the property prior to development, or redevelopment and developed parcels 
shall be maintained to prevent the growth or accumulation of prohibited species.  
Please contact Tree and Forest Resources Section at (305)372-6574 for additional information regarding 
tree permitting procedures and requirements. 
 
Conditions of Approval: None 
 
Enforcement History 
There are no open or closed enforcement records for violations of Chapter 24 of the Code for the subject 
property. The subject property does not have any outstanding DERM liens or fines.  
 
Concurrency Review Summary 
A concurrency review has been conducted for this application and DERM has determined that the same 
meets all applicable LOS standards for an initial development order as specified in the adopted CDMP 
for potable water supply, wastewater disposal, and flood protection. This concurrency approval is valid 
only for this initial development order. Pursuant to Chapter 33G of the Code, a final concurrency 
statement will be issued at the time of final development order.  
 
 
If you have any questions concerning the comments or wish to discuss this matter further, please contact 
Christine Velazquez at (305) 372-6764. 
 
cc:   Nathan Kogon, Department of Regulatory and Economic Resources 











Date: November 21, 2019 

To: Nathan M. Kogon, Assistant Director 
Regulatory and Economic Resources 

From: Alejandro G Cuello, Principal Planner  
Miami-Dade Fire Rescue Department 

Subject: Z2019000198 

 
 
The Miami-Dade Fire Rescue Department has no objection to the site plan uploaded to “Energov” on 
11/04/19.  
 
For additional information, please contact acuello@miamidade.gov or call 786-331-4545. 
 
 
 

mailto:acuello@miamidade.gov


         Building and Neighborhood Compliance  
 

ENFORCEMENT HISTORY  

 

 
LCS COMMUNICATIONS/ALIX LUMPKIN 11406 SW 248 ST 

MIAMI-DADE COUNTY, FLORIDA. 
 

 
APPLICANT  ADDRESS  

 
Pending Z2019000198 

 

 
 

DATE  HEARING NUMBER  
 

 
FOLIO: 30-6030-000-0091/30-6030-000-0070/30-6030-000-0051 

 

REVIEW DATE OF CURRENT ENFORCEMENT HISTORY:  
November 8, 2019 
 
NEIGHBORHOOD REGULATIONS: 

Folio No.s: 30-6030-000-0091/30-6030-000-0070/30-6030-000-0051 

There are no open/closed cases in CMS. 
 

BUILDING SUPPORT REGULATIONS: 

Folio No.s: 30-6030-000-0091/30-6030-000-0070/30-6030-000-0051 

There are no open/closed cases in BSS. 
 
VIOLATOR: 

LCS COMMUNICATIONS/ALIX LUMPKIN  
 
OUTSTANDING LIENS AND FINES: 
There are no outstanding liens or fines. 

 



RECEIVED
MIAMI-DADE COUNTY

PROCESS NO: Z19-198
DATE: MAR 19 2021

BY: GONGOL



RECEIVED
MIAMI-DADE COUNTY

PROCESS NO: Z19-198
DATE: MAR 19 2021

BY: GONGOL



RECEIVED
MIAMI-DADE COUNTY

PROCESS NO: Z19-198
DATE: MAR 19 2021

BY: GONGOL



RECEIVED
MIAMI-DADE COUNTY

PROCESS NO: Z19-198
DATE: MAR 19 2021

BY: GONGOL



  

EXHIBIT TO DISCLOSURE OF INTEREST FORM 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

* LenCom, LLC and Quality Tower Developers, LLC are indirect wholly-owned subsidiaries of Lennar Corporation and SBA 
Communications Corporation, respectively, both of which are publicly traded companies. LenCom, LLC is a direct wholly-owned 
subsidiary of Lennar Homes Holding, LLC, which is a direct, wholly-owned subsidiary of Lennar Corporation. Quality Tower 
Developers, LLC is a direct wholly-owned subsidiary of SBA TRS Holdco, LLC, which is a direct, wholly-owned subsidiary of SBA 
Senior Finance II LLC, which is a direct, wholly-owned subsidiary of SBA Senior Finance, LLC, which is a direct, wholly-owned 
subsidiary of SBA Telecommunications, LLC, which is a direct, wholly-owned subsidiary of SBA Communications Corporation. 

LenCom, LLC  
50% 

Quality Tower Developers, LLC 
50% 

LCS Communications, LLC 

Lennar Corporation *  SBA Communications * 
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PHOTO SIMULATION
LCS PROPOSED CELL TOWER

Site Name: ISOLA

Site Number: FL18269-J

Site Type: RAWLAND – 125’ FLAGPOLE

Site Location:
SW 250TH TERRACE
PRINCETON, FL 33032
N25-32-05.47, W-080-22-21.12

Date: 06/19/202020

Applicant:

LCS COMMUNICATIONS, LLC
777 S. FLAGLER DRIVE
SUITE 800, WEST TOWER
WEST PALM BEACH, FL 33401

Contact: JESSICA ROSS
(561) 515-6078

Site Location Map

This photo simulation is for illustration purposes only

Site Location

Photo 1

Photo 2

Photo 4

Photo 3

Photo 5

Photo 6
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Existing View

This photo simulation is for illustration purposes only

PHOTO LOCATION 1 (OPTION 1 – PVC FENCING):
FROM ON RAMP TO FLORIDA’S TURNPIKE HEADING SOUTH DIRECTLY SOUTH OF PROPOSED TOWER

LCS PROPOSED CELL TOWER
PHOTO SIMULATION Site Name: 

FL18269-J ISOLA 
Date: 06/19/20

Proposed View
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Existing View

This photo simulation is for illustration purposes only

PHOTO LOCATION 1 (OPTION 2 – WROUGHT IRON FENCING):
FROM ON RAMP TO FLORIDA’S TURNPIKE HEADING SOUTH DIRECTLY SOUTH OF PROPOSED TOWER

LCS PROPOSED CELL TOWER
PHOTO SIMULATION

Proposed View

Site Name: 
FL18269-J ISOLA 
Date: 06/19/20
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This photo simulation is for illustration purposes only

PHOTO LOCATION 2 (OPTION 1 – PVC FENCING):
FROM END OF EXIT RAMP FROM FLORIDA’S TURNPIKE HEADING SOUTH AT SW 112TH AVENUE DIRECTLY EAST OF PROPOSED TOWER

LCS PROPOSED CELL TOWER
PHOTO SIMULATION Site Name: 

FL18269-J ISOLA
Date: 06/19/20

Existing View Proposed View
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This photo simulation is for illustration purposes only

PHOTO LOCATION 2 (OPTION 2 – WROUGHT IRON FENCING):
FROM END OF EXIT RAMP FROM FLORIDA’S TURNPIKE HEADING SOUTH AT SW 112TH AVENUE DIRECTLY EAST OF PROPOSED TOWER

LCS PROPOSED CELL TOWER
PHOTO SIMULATION Site Name: 

FL18269-J ISOLA
Date: 06/19/20

Existing View Proposed View
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This photo simulation is for illustration purposes only

PHOTO LOCATION 3:
FROM OVERPASS OF FLORIDA TURNPIKE DIRECTLY SOUTH OF PROPOSED TOWER

LCS PROPOSED CELL TOWER
PHOTO SIMULATION Site Name: 

FL18269-J ISOLA
Date: 06/19/20

Existing View Proposed View
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This photo simulation is for illustration purposes only

PHOTO LOCATION 4:
FROM THE SOUTHWEST CORNER OF SW 248TH STREET AND SW 112TH AVENUE

LCS PROPOSED CELL TOWER
PHOTO SIMULATION Site Name: 

FL18269-J ISOLA
Date: 06/19/20

Existing View Proposed View
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This photo simulation is for illustration purposes only

PHOTO LOCATION 5:
FROM NORTH OF PROPOSED TOWER AT PROPERTY ENTRANCE FROM SW 248TH STREET

LCS PROPOSED CELL TOWER
PHOTO SIMULATION Site Name: 

FL18269-J ISOLA
Date: 06/19/20

Existing View Proposed View
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This photo simulation is for illustration purposes only

PHOTO LOCATION 6:
FROM NORTH OF PROPOSED TOWER AT PROPERTY ENTRANCE FROM SW 248TH STREET

LCS PROPOSED CELL TOWER
PHOTO SIMULATION Site Name: 

FL18269-J ISOLA
Date: 06/19/20

Proposed View
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Search Ring Area 

 
accommodate the addition of new facility that would provide an adequate coverage improvement.  The surrounding facilities have undergone extensive 

upgrades over the last decade with no appreciable improvement in service levels in the area of concern. 

Shown above in Figure 1 is the T‐Mobile search ring and the proposed location surrounded by existing T‐Mobile cellular facilities (“cell sites”). 

  
 *‐ unipole sites have significant limitations on equipment deployment due to the lack of space within the tower top concealment canisters and the low elevation. 

 

 

 

 

Site ID Site Lat Site Long Site Name Site Class Desc Tower 
Height (ft)

Ground 
Height (ft)

Antenna 
elevation (ft)

6MD1088A 25.53754 -80.40373 FPL Coconut Palm Drive Self Support Tower 300 7 210
6MD1131A 25.56091 -80.37176 CROWN HJXS Monopole 100 6 80
6MD1284B 25.56648 -80.35401 U-STORE IT - ROW SITE Unipole/ Micropole 80 4 47
6MD1299D 25.52466 -80.39617 (111) Salpica - Row Unipole/ Micropole 40 4 25
6MD1628M 25.52333 -80.38763 SFL017 - 5_17 - Homestate_Flagpole Flag Pole 150 3 135
6MD1677M 25.55827 -80.38873 SFL892 - 5_892 - AT&T MI17 6929 Monopole 104 7 80
6MD1338B 25.53485 ‐80.37253 Proposed SBA Tower Flag Pole 125 5 121

As part of T‐Mobile’s commitment to improve 

service in the south Florida market a number of “search 

rings” have been issued to address coverage deficiencies in 

the cellular network.  Each search ring is in an area where 

service levels are inadequate to provide the necessary cell 

phone coverage or capacity. Within the search ring existing 

towers or structures of sufficient height are sought with the 

goal of deploying radio transceivers and antennas to 

improve the local area service levels. 

Due to the dramatic increase in cell phone traffic 

and the popularity of wireless data applications over the last 

few years, significant demands have been placed on 

network coverage and capacity. One such area in need of 

improved services is in and around the city of Princeton, FL 

from SW 232nd St in the north to SW 256th St in the south 

and from SW 122nd Ave in the west to beyond SW 102nd 

Ave in the east. Adjacent facilities 6MD1284B and 

6MD1299D have significant limitations on the deployable 

technologies due to respective towers' form factor. (unipole 

design with limited space for antennas and equipment 

inside the concealment canister) A new facility that supports 

a full technology suite must be deployed in the area to meet 

the coverage and capacity requirements for this part of the 

network. There were no towers or structures of sufficient 

height within the T‐Mobile search area that could  

Search Ring radius

Proposed Tower

Existing T-Mobile Site

Figure 1
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 Current Cell Site Coverage and Predicted Improvements 

Good (reliable indoor service)  Average (reliable outdoor service)  below average (poor service) 

Signal power levels able to support a wide range of 
wireless services both indoors and outdoors. These 
services include voice calls and high speed data. 

Users may experience call quality issues depending 
on the signal power levels at their specific location. 
These issues could include dropped calls, ineffective 
attempts (blocked calls) or slow data speeds. Service 
in outdoor locations would be markedly better than 
indoors in many instances. 

A user would encounter call quality issues especially 
indoors or during network busy hours due to low 
signal power levels. These issues could include 
dropped calls, ineffective attempts (blocked calls) and 
slow data speeds. Service may only be available in 
outdoor locations. In the worst case a user may not 
be able to place an emergency (E911) call. 

 

 
         

 

 

 

 

 

 

 

 

 

 

 

As part of T‐Mobile’s design and 
development process a number of 
engineering studies are completed to 
ensure a best‐fit approach for cell site 
additions in the network. Propagation or 
prediction plots are one of the most 
important of these and are used 
extensively to determine if a new 
proposal is adequate.  

In Figure 2 the cell site propagation is 
shown as shades of color which 
represent signal power levels that a 
user would experience at a particular 
location. The propagation model is 
based on a predictive computer 
simulator application that is derived 
from proprietary methodologies. 
Green areas indicate signal power 
levels able to support a wide range of 
wireless services both indoors and 
outdoors. These services include voice 
calls and high speed data. The yellow 
color indicates areas where a user may 
experience call quality issues due to 
inconsistent signal power levels. This 
may depend on their specific location. 
For instance, a person may be able to 
use the cell phone on one side of their 
house near a window but unable to  

below avg
average
good

connect in another part of the house. The red areas represent where a user would encounter call quality issues due to low or unusable 
signal power levels. This would be especially true indoors or during network busy hours. These issues could include dropped calls, 
ineffective attempts and slow data speeds. In the worst case a user may not be able to place an emergency (E911) call.                                      

Figure 2 

‐ Existing T‐Mobile Site

‐ Proposed Facility
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The propagation map shown in 
Figure 3 depicts the predicted signal power 
levels for the proposed tower when added 
to the existing network. As can be seen 
almost all the residential areas have a 
minimum of average service levels. This is 
especially important for users who are 
transitioning from one geographic area to 
another due to a more consistent coverage 
overlay. Users indoors will also benefit 
tremendously due to the closer proximity 
to the antenna locations. Areas where 
below average signal power levels still exist 
can sometimes be alleviated through 
network optimization methods after the 
new site comes on line. (These processes 
are iterative and require a more medium to 
long term engineering approach) 

In summary, T‐Mobile has 
recognized the demand for advanced 
telecommunication services in these 
communities. The existing T‐Mobile 
facilities cannot provide these services 
through upgrade or expansion, due to the 
distances from the existing tower facilities 
and cell phone users in this area. Further, 
no towers or structures of sufficient height 
were identified in the search ring that 
could provide the necessary improvements 
to the network coverage. 

 

Figure 3 

 

below avg
average
good

These propagation maps graphically demonstrate T‐Mobile’s business needs based upon existing and predicted customer demands.  T‐
Mobile’s goal is to provide reliable wireless service in the areas shown as defined by proprietary QOS (Quality of Service) design parameters. 

 

     ‐ Existing T‐Mobile Site

     ‐ Proposed Facility 
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Technical Data 

 
 ‐ antenna and equipment configurations and settings are changed on an ad‐hoc basis due to upgrades, preventative maintenance and other exigencies. The power levels shown in 

table represent typical worst case scenarios but may change due to network conditions. 

Facility ID

Height of 
antenna 

(centerlin
e  - ft)

Antenna Type Antenna Manufacturer

Maximum 
Effective 

Radiated Output 
Power (all 
channels - 

Watts)

Azimuth of 
main 

antenna 
lobe

Antenna 
Beam Tilt  °

Antenna 
Null Fill

210 CMA‐BDHH/6519/E0‐8/RMU/TB06 CELLMAX 2529 60.0 7.0 Yes

210 LNX‐6515DS‐A1M_700MHz COMMSCOPE 419 60.0 6.0 N/A

210 CMA‐BDHH/6519/E0‐8/RMU/TB06 CELLMAX 2307 180.0 8.0 Yes

210 LNX‐6515DS‐A1M_700MHz COMMSCOPE 419 180.0 6.0 N/A

210 CMA‐BDHH/6519/E0‐8/RMU/TB06 CELLMAX 2307 300.0 8.0 Yes

210 LNX‐6515DS‐A1M_700MHz COMMSCOPE 419 300.0 6.0 N/A

80 HBXX‐3319DS‐A2M COMMSCOPE 3775 30.0 2.0 N/A

80 HBXX‐3319DS‐A2M COMMSCOPE 3775 90.0 2.0 N/A

80 DBXNH‐6565B‐A2M COMMSCOPE 2422 40.0 3.0 N/A

80 DBXNH‐6565B‐A2M COMMSCOPE 2438 210.0 6.0 N/A

80 DBXNH‐6565B‐A2M COMMSCOPE 2455 310.0 5.0 N/A

80 SBNHH_1D45B_700MHz COMMSCOPE 3476 140.0 2.0 N/A

80 DBXNH‐6565B‐A2M COMMSCOPE 2455 310.0 5.0 N/A

80 HBXX‐3319DS‐A2M COMMSCOPE 2799 210.0 2.0 N/A

80 HBXX‐3319DS‐A2M COMMSCOPE 2109 270.0 3.0 N/A

80 HBXX‐3319DS‐A2M COMMSCOPE 2109 330.0 0.0 N/A

57 LNX_6515DS_VTM COMMSCOPE 1456 60.0 0.0 N/A

57 LNX_6515DS_VTM COMMSCOPE 1456 180.0 0.0 N/A

57 LNX_6515DS_VTM COMMSCOPE 1456 300.0 0.0 N/A

115 APXV18‐206517S‐A20 Radio Frequency Systems 3389 60.0 3.0 Yes

115 APXV18‐206517S‐A20 Radio Frequency Systems 3389 180.0 1.0 Yes

115 APXV18‐206517S‐A20 Radio Frequency Systems 3389 300.0 3.0 Yes

35 APXV18‐206517S‐A20 Radio Frequency Systems 2736 0.0 0.0 Yes

35 APXV18‐206517S‐A20 Radio Frequency Systems 2736 120.0 1.0 Yes

35 APXV18‐206517S‐A20 Radio Frequency Systems 2736 240.0 0.0 Yes

125 CMA‐B/6519/E0‐8/RMU/TB06 CELLMAX 3873 10.0 3.0 Yes

125 CMA‐B/6519/E0‐8/RMU/TB06 CELLMAX 3873 130.0 3.0 Yes

125 CMA‐B/6519/E0‐8/RMU/TB06 CELLMAX 3785 250.0 2.0 Yes

135 ADFD1820‐3333B‐XDM COMMSCOPE 3917 0.0 3.0 N/A

135 ADFD1820‐3333B‐XDM COMMSCOPE 3917 60.0 3.0 N/A

135 ADFD1820‐3333B‐XDM COMMSCOPE 3917 120.0 4.0 N/A

135 ADFD1820‐3333B‐XDM COMMSCOPE 3917 180.0 3.0 N/A

135 ADFD1820‐3333B‐XDM COMMSCOPE 3917 240.0 6.0 N/A

135 ADFD1820‐3333B‐XDM COMMSCOPE 3917 300.0 6.0 N/A

135 ADFD1820‐3333B‐XDM COMMSCOPE 2577 0.0 3.0 N/A

135 ADFD1820‐3333B‐XDM COMMSCOPE 2577 60.0 3.0 N/A

135 ADFD1820‐3333B‐XDM COMMSCOPE 2577 120.0 4.0 N/A

135 ADFD1820‐3333B‐XDM COMMSCOPE 2577 180.0 3.0 N/A

135 ADFD1820‐3333B‐XDM COMMSCOPE 2577 240.0 6.0 N/A

135 ADFD1820‐3333B‐XDM COMMSCOPE 2577 300.0 5.0 N/A

80 DBXNH‐6565B‐A2M COMMSCOPE 1107 20.0 9.0 N/A

80 DBXNH‐6565B‐A2M COMMSCOPE 1107 140.0 9.0 N/A

80 DBXNH‐6565B‐A2M COMMSCOPE 2455 300.0 5.0 N/A

80 HBXX‐3319DS‐A2M COMMSCOPE 3775 180.0 2.0 N/A

80 HBXX‐3319DS‐A2M COMMSCOPE 3775 240.0 2.0 N/A

80 HBXX‐3319DS‐A2M COMMSCOPE 3775 300.0 2.0 N/A

80 HBXX‐3319DS‐A2M COMMSCOPE 2494 0.0 3.0 N/A

80 HBXX‐3319DS‐A2M COMMSCOPE 2494 60.0 3.0 N/A

80 HBXX‐3319DS‐A2M COMMSCOPE 2494 120.0 2.0 N/A

80 HBXX‐3319DS‐A2M COMMSCOPE 2494 180.0 2.0 N/A

80 HBXX‐3319DS‐A2M COMMSCOPE 2494 240.0 2.0 N/A

EXISTING AND PROPOSED ANTENNA INFORMATION

6MD1088A

6MD1131A

6MD1284B

6MD1299D

6MD1338B

6MD1628M

6MD1677M
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PHYSICAL DOWNLINK LINK BUDGET     PHYSICAL UPLINK LINK BUDGET 

radio transceiver  49.03  dBm    

cell phone transmitter power 

0.2  Watts

7/8” coax jumper   ‐0.1  dB     23  dBm 

diplexer   ‐0.5  dB     maximum allowable path loss  ‐160  dBm 

connector  ‐0.1  dB     antenna gain  19.1  dB 

1 1/4” coax cable   ‐1.85  dB     connector  ‐0.1  dB 

connector  ‐0.1  dB     Tower mounted amplifier (TMA)   12  dB 

Tower mounted amplifier (TMA)   ‐0.6  dB     connector  ‐0.1  dB 

connector  ‐0.1  dB     1 1/4” coax cable   ‐1.85  dB 

antenna gain  19.1  dB     connector  ‐0.1  dB 

EIRP 
64.786  dBm     diplexer   ‐0.5  dB 

3010.23  Watts     7/8” coax jumper   ‐0.1  dB 

            power available at transceiver input  ‐108.65 dBm 
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Certification Statement of Non‐interference 

 

This letter provides information about the proposed T‐Mobile transceiving equipment on the proposed facility at 2804 NE 8th St, Homestead, 
FL and its potential interference with communication facilities located nearby; as well as the FCC rules governing the human exposure to radio 
frequency energy (OET 65 guidelines).  T‐Mobile shall comply with all FCC rules regarding interference to other radio services and T‐Mobile shall comply 
with all FCC rules regarding human exposure to radio frequency energy. The proposed tower facilities, and reception and transmission functions will not 
interfere with the visual and customary transmission or reception of radio, television or similar services as well as other wireless services enjoyed by 
surrounding properties. 

 

T‐Mobile radio signals are transmitted on exclusively assigned channels within the E, F and C bands in the PCS spectrum and the D, E, F1 and F2 
in the AWS spectrum and A Band in 700MHz. In the future AWS‐3 Block H and B, C and D blocks in 600 MHz will be active. The Federal Communication 
Commission (FCC) has allocated these frequencies exclusively for use by cellular service providers. Each cellular service provider is assigned specific 
frequencies (channels) on which to transmit and receive radio signals. 

 

Cellular transmitters must be type‐accepted by the FCC to ensure compliance with technical standards that limit the frequencies, output 
power, radio frequency emissions, spurious radio noise and other technical parameters. Cellular licensees like T‐Mobile owns are required to use type‐
accepted equipment. The assignment of frequencies and FCC rules keep cellular radio signals from interfering with or being interfered with by other 
radio transmissions and provide guidelines outlining the limits for permissible human RF exposure.  In the event of a complaint of interference or other 
concerns about cellular antenna facilities, the FCC has a resolution process to determine the source of interference and whether a facility is in 
compliance with FCC rules. 

 

In the event of interference or other known issues with the transmission facility contact with the T‐Mobile Network Operations Center (NOC) 
can be established 24 hours a day, 7 days a week 365/366 days per year at the following numbers: (877) 611‐5868 (DAY), (877) 611‐5868 (NIGHT) 

 

 

 

 

 
Name_               Patrick Keane_________    Title__T‐Mobile Sr Engineer, Radio Frequency_________ 

 

                       
Signature__________________ 
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   Miami-Dade County Department of Regulatory and Economic Resources  
Staff Report to Community Zoning Appeals Board No. 15  

  
 PH: Z20-040    July 29, 2021  

Item No. B  
Recommendation Summary  

Commission 
District  

9  

Applicant  Coral Castle Inc.  
Summary of 
Requests  

The applicant seeks to waive the required sidewalks, tree grates, parking 
lane, curb & gutter abutting the property. Additionally, the application 
seeks to permit a larger monument sign than permitted, amend the New 
Streets Plan to waive the required “B” street, waive the requirement for 
sidewalks, tree grates and a parking lane along SW 157th Avenue, to 
permit fencing to be taller and located where it is not permitted, to permit 
driveways wider than permitted, to permit the parking area to be located 
in front of the principal building and to waive the requirement of pedestrian 
access from US1. 

Location  28655 Harriet Tubman Highway, Miami-Dade County, Florida  
Property Size  5.6 Acres  
Existing Zoning  LCCUC, Leisure City Community Urban Center District  
Existing Land Use  Vacant/Abandoned child-care facility   
2020-2030 CDMP  
Land Use   
Designation   

Community Urban Center 
(see attached Zoning Recommendation Addendum)  

Comprehensive 
Plan Consistency  

Consistent with the LUP map, and the interpretative text and policies of 
the CDMP  

Applicable Zoning 
Code Section(s)   

Section 33-311(A)(4)(a) Use Variances From Other Than Airport 
Regulations,  
Section 33-284.89.3 Amendments to Urban Center District Land Use 
Plan Category or Other Regulating Plan and 
Section 33-311(A)(4)(b) Non-Use Variance from other than airport 
regulations and  
(see attached Zoning Recommendation Addendum)  

Recommendation  Withdrawal of request #1, Approval of requests #2, modified 
Approval of #3 and Approval with conditions of requests #4 
through #9  

  
This item was deferred from the June 24, 2021 meeting of the Community Zoning Appeals 
Board (CZAB15) meeting due to a lack of time.  
 
REQUESTS:  
  
(1)  USE VARIANCE to waive the curb and gutter (2’ curb and gutter required) along the SW 

157th Avenue street frontage.  

(2)  USE VARIANCE of the standard urban center district regulations to waive the requirement 
that the perimeter of a block shall not exceed 500 feet.  
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(3)  USE VARIANCE to permit one (1) monument sign of 338 sq. ft with a total height of 35.25’ 
(one (1) monument sign with a maximum of 40 sq. ft. and a height of 6’ permitted).  

(4) AMENDMENT to the Leisure City Urban Center District (LCUC) New Streets Plan to waive 
the required “B Street” traversing through the property. 

 
(5) NON-USE VARIANCE to waive the requirements for sidewalks, tree grates, and a parking 

lane (9’ wide sidewalk, tree grates and 7’ parking lane required) along the SW 157th Avenue 
street frontage. 

 
(6) NON-USE VARIANCE to permit a chain link fence 6’ in height with decorative columns 8’ in 

height (3’-6” maximum permitted) when located in front of the build to line. 
 

(7) NON-USE VARIANCE to the Leisure City Urban Center District (LCUC) Regulations to allow 
for driveways with a width of 22’ and 30’ (20’ maximum allowed for civic uses). 

 
(8) NON-USE VARIANCE to the Leisure City Urban Center District (LCUC) Regulations to allow 

for parking to be located in front of the principal building (not permitted).  
 

(9) NON-USE VARIANCE to permit the primary entrance of a building with no pedestrian 
access to a street (pedestrian access to US1 required). 

  
Plans are on file and may be examined in the Department of Regulatory and Economic Resources 
entitled “CORAL CASTLE MUSEUM”, as prepared by Modis Architects, three (3) sheets dated 
stamped received 7/23/20 and six (6) sheets dated 10/19/20, and seven (7) sheets prepared by 
JFS Design, Inc., dated stamped received 7/23/20 for a total of sixteen (16) sheets. Plans may be 
modified at public hearing. 
  
PROJECT DESCRIPTION AND HISTORY:   
  
In May 1953, pursuant to Resolution #5921 the subject property was approved to operate “Rock 
Gate” now known as Coral Castle as a tourist attraction. In November 1983 pursuant to Resolution 
#4ZAB-414-83 the subject property was approved for a 33 square foot roof sign on the property. 
Lastly, in September 1986 pursuant to Resolution # 4ZAB-386-86 the subject property received 
approval to permit a 134 square foot detached sign.  
  
The applicant seeks to waive the required sidewalks, tree grates, parking lane and curb and gutter 
abutting the property and to waive the requirement for the length of the block. Additionally, the 
application seeks to permit a monument sign larger than permitted, amend the New Streets Plan 
to waive the required “B” street, waive the requirement for sidewalks, tree grates and a parking 
lane along SW 157th Avenue, to permit fencing to be taller and located where it is not permitted, 
to permit driveways wider than permitted, to permit the parking area to be located in front of the 
principal building and to waive the requirement of pedestrian access from US1. The above 
requests would allow the applicant to expand the existing historic Coral Caste tourist attraction.  
  

NEIGHBORHOOD CHARATERISTICS  
                        Zoning and Existing Use                       Land Use Designation  

Subject Property  LCCUC; tourist attraction  Business & Office   
 North  LCCUC; motel   Business & Office  
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South  LCCUC; multi-family residential    Business & Office    
East   LCCUC; multi-family residential  Business & Office   
West  LCCUC; self-storage facility and 

retail  
Business & Office  

  
NEIGHBORHOOD COMPATIBILITY:  
  
The 5.6-acre subject parcel which is a corner lot located at 28655 Harriet Tubman Highway and 
contains the previously approved/historically designated Coral Caste tourist attraction and 
museum. The area surrounding the subject property is primarily characterized as three (3) story 
multi-family residential to the east and south, with an existing motel along the north and one (1) 
story retail and a three (3) story self-storage facility along the west.  
  
SUMMARY OF THE IMPACTS:  
  
Approval of this application will allow the applicant to provide expand the existing tourist attraction 
on the property offering additional services and entertainment options to the area. Staff notes that 
based on the commenting departmental memorandums the impacts to the area are likely to be 
minimal to the surrounding area.  Additionally, , based on the memoranda from the departments 
reviewing the application, these impacts will not have a negative impact on the Levels of Service 
in the surrounding area.  
  
COMPREHENSIVE DEVELOPMENT MASTER PLAN ANALYSIS:   
  
The subject property is located in an area designated as a Community Urban Center on the 
Land Use Plan Map of the County’s Comprehensive Development Master Plan (CDMP). The 
CDMP Land Use Element (LUE) states that diversified urban centers are encouraged to become 
hubs for future urban development intensification in Miami-Dade County, around which a more 
compact and efficient urban structure will evolve. These Urban Centers are intended to be 
moderate-to high-intensity design-unified areas which will contain a concentration of different 
urban functions integrated both horizontally and vertically.  Furthermore, the CDMP text states 
where the provisions of this section authorize land uses or development intensities or densities 
different or greater than the underlying land use designation on the LUP map, the more liberal 
provisions of this section shall govern.   
 
The Leisure City Community Urban Center District implements the urban center and mixed-use 
corridor policies and interpretative text of the CDMP. The applicant’s intent is to expand the 
previously approved tourist attraction on the subject site.  Staff opines that the approval of the 
requests will not change the existing use on the subject property. Therefore, staff further opines 
that approval of the application would be consistent with the CDMP Land Use Element 
interpretative text for properties designated for Community Urban Center use on the CDMP LUP 
map, and would be compatible with the surrounding area based on the zoning analysis below. 
 
ZONING ANALYSIS:   
  
The applicant seeks a Use Variance to waive the required curb and gutter along SW 157 Avenue 
(request #1). The applicant has submitted a revised letter of intent indicating that the request to 
waive the required curb and gutter along SW 157 Avenue be withdrawn and that the curb and 
gutter will be provided during Phase II of the Development of the Property. Based on the 
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aforementioned, staff recommends withdrawal of request #1 without prejudice under 
Section 33-311(A)(4)(a).  
 
The applicant also seeks Use Variances to waive the requirement that the perimeter of a block 
shall not exceed 500 feet (request #2) and to permit a monument sign of 338 square feet with a 
total height of 35.25 feet (request #3). When the aforementioned requests are analyzed under 
Section 33-311(A)(4)(a) Use Variances From Other Than Airport Regulations, staff is of the 
opinion that approval of the request would be compatible with the surrounding area and would 
be consistent with the general purpose and intent of the zoning regulations.  
 
The submitted plan shows the proposed remodeling of the existing structure at the property 
together with an expansion to the existing historic Coral Castle facility with various one-story 
buildings. The proposed additional buildings and remodeling of the existing facility will provide for 
a museum, lectures area and courtyard together with a multipurpose room, canopy for bus waiting 
area, souvenir store, entry space and kitchen with dining area. Parking and access to the facility 
is provided along SW 157 Avenue and Harriet Tubman Highway. The plan provides for the 
elimination of several new “B” streets which were proposed to traverse through the property as 
analyzed below under request #4. The elimination of these streets will create a longer than 
permitted block than permitted under the Urban Center Regulations. Staff opines that the creation 
of a longer block would be detrimental to the existing use on the property as it operates as one 
parcel. Construing a new road in the middle of the site, illogically bifurcates the parking area for 
the site, thus requiring patrons to cross a road. The plan also provides for a new monument sign 
located at the entrance of the facility along Harriet Tubman Highway consisting of a decorative 
rock base with screen monitors above and a detailed cap over the monitors. Staff notes that the 
subject property is located on the east side of Harriet Tubman highway, which is a heavily traveled 
north/south thoroughfare. A review of aerial reveals the installation of landscaping along the 
median Harriet Tubman Highway which will prohibit southbound traffic to find the property in time 
before arriving to SW 157 Avenue. The urban center standards require a maximum sign height of 
6 feet. Because of the existing foliage and nature of the roadway, a sign of this size would be hard 
to see and advertise the site in a manner consistent with other properties in the area.    Staff 
opines that the proposed sign with a height of 35.25 feet is a bit excessive and may have a visual 
impact to the surrounding area. Notwithstanding, prior to the establishment of the Leisure City 
Urban Center, the neighborhood did allow for detached signs of up to 30 feet in height under the 
existing code. 
 
Staff further notes that there are no similar approvals of height variances for signage in the vicinity. 
As such is of the opinion that aw detached sign with a maximum height of 30’ would be acceptable 
as what was previously permitted for the areas. A sign height of 30’ is reasonable as to not 
deprived the applicant of the reasonable use of the property considering the foliage located along 
the highway, nature of the use and its location on a major roadway. Section 33-311(A)(4)(a), 
provides that a use variance permits a use of land other than that which is prescribed by the 
zoning regulations.  The standard stipulates that the Board shall hear and grant applications for 
use variances from the terms of the zoning regulations as will not be contrary to the public interest 
where, owing to special conditions, a literal enforcement of the provisions thereof will result in 
unnecessary hardship, and so the spirit of the regulations shall be observed and substantial 
justice done; and further provided that the use variance will be in harmony with the general 
purpose and intent of the regulations. To prove an unnecessary hardship, the applicant must 
demonstrate that under applicable zoning regulations, the applicant is deprived of all 
reasonable use or benefit from the property in question. Staff opines that denial of the 
requests to waive the requirement that the perimeter of a block shall not exceed 500 feet (request 
#2) and to permit a monument sign of 338 square feet with a total height of 35.25 feet (request 
#3) would constitute an unnecessary hardship. Staff further notes that that the property has a 



Coral Castle Inc.  
Z20-040 
P a g e | 5  
  

6/16/21 

deep history in South Miami-Dade as a tourist attraction dating back to 1953. The expansion of 
the facility would be necessary in order to operate efficiently and provide additional activities in 
the area. Nevertheless, staff opines that approval of requests #2 and #3 would meet the criteria 
to support the use variances. As such, staff recommends approval with conditions of request 
#2 and modified approval with conditions of request #3 under the Use Variance From Other 
than Airport Regulations Standards, Section 33-311(A)(4)(a).  
 
The applicant is seeking to amend the LCUC New Streets plan to waive the required “B Street” 
traversing through the property (Request #4). The subject property is located at the Southeast 
corner of Harriet Tubman Highway and SW 157 Avenue and as previously mentioned access is 
provided to the site by both of these rights-of-ways. Staff notes that the properties surrounding 
the subject property are developed with multifamily residential uses to the south and east and a 
motel to the north. The existing LCUC New Streets Plan provides for a proposed “B Street” to 
traverse through various points within the property which would carve the subject property into 
three (3) parcels should the streets be provided. Staff opines this request will not have a 
substantial negative impact on the surrounding roadways or transportation facilities based on the 
recommendations and information contained in memoranda from the Platting and Traffic Review 
Section of the Department of Regulatory and Economic Resources (RER). For the reasons stated 
above, staff opines that the requested modification to the New Streets Plan of the LCUC for the 
subject property are compatible with the surrounding area. Therefore, staff recommends 
approval of request #4 under Section 33-284.89.3 Amendments to Urban Center District 
Land Use Plan Category or Other Regulating Plan.  
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Further the applicant is seeking to waive the requirements for sidewalks, tree grates, and a parking 
lane along the 157th Avenue street frontage (request #5). The plan provides for vehicular access 
to a secondary parking area along SW 157 Avenue. Staff’s review of aerial photographs finds that 
several FPL transmission line poles are located along SW 157 Avenue along with drainage and 
a coral wall and that providing the required sidewalks, tree grates and the parking along SW 57 
Avenue would not be feasible. When this request is analyzed under the Non-Use Variance (NUV) 
Standards, Section 33-311(A)(4)(b), staff is supportive of the request and opines that the 
proposed request is not excessive and would maintain the intent expressed in the ordinance for 
the approval of this application would be compatible with the surrounding area and would not 
negatively affect the appearance of the community. Based on this analysis, staff recommends 
approval with conditions of request #5 under Section 33-311(A)(4)(b), Non-Use Variance 
Standards From Other Than Airport Regulations.   
 
Additionally, the applicant seeks a variance to permit a 6’ chain link fence with decorative colums 
8’ in height where the maximum allowable height for a fence located in front of the build to line is 
3.5’ (request #5). When this request is analyzed under the Non-Use Variance (NUV) Standards, 
Section 33-311(A)(4)(b), staff is supportive of the request and opines that the proposed fence 
height is not excessive and that it would maintain the intent expressed in the ordinance for the 
LCUC the proposed fence is necessary for the security of the facility and that the approval of this 
application would be compatible with the surrounding area and would not negatively affect the 
appearance of the community. The submitted plans depict the proposed 6’ green chain link fence 
surrounding the property with the 8’ decorative columns. The decorative columns are a total of 8’ 
in height with the column base being 6’ in height and wrapped in coral stone with a 2’ moon stone 
carving at the top. Landscaping hedging is proposed to be located in the front of the fence which 
would hide the chain-link fencing behind it. The proposed chain-link fencing is located along the 
entire boundary of the property with the columns located along the new parking area being 
proposed at the northern portion of the subject property. Staff notes that the existing property is 
currently fenced with a 6’ chain-link fence with landscaping along the street.  Staff opines that the 
proposed fencing and columns would not have a negative visual impact to the area and would be 
necessary for the security of the facility as stated earlier. Based on this analysis, staff 
recommends approval with conditions of request #6 under Section 33-311(A)(4)(b), Non-
Use Variance Standards From Other Than Airport Regulations.  
 
The applicant also seeks to permit driveways with a width of 22’ and 30’ where 20’ is the maximum 
permitted for civic uses under the LCUC (request #7). When this request is analyzed under the 
Non-Use Variance (NUV) Standards, Section 33-311(A)(4)(b), staff is supportive of the request 
and opines that the proposed driveway widths are not excessive and would  maintain the intent 
expressed in the ordinance for the LCUC the proposed driveways are  necessary for the facility 
and that the approval of this application would be compatible with the surrounding area and 
would not negatively affect the appearance of the community. The plans provides for a 22’ wide 
driveway located along the entrance located at SW 157 Avenue. This driveway leads to the “back 
of house” to the Coral Castle and the additional driveway width is required in order to allow for 
delivery trucks and service vehicles to properly access this area wi9thout causing traffic to back 
up on the right-of-way. Additionally, the plan provides for a 30’ wide driveway located at the new 
main entrance to the facility along Harriet Tubman Highway . With the property’s current use as a 
historic tourist attraction it is staff’s opinion that the necessity of the additional driveway width is 
needed in order to accommodate for the various busses that are expected at the site and the need 
for these vehicles to have a large turn radius. Based on this analysis, staff recommends 
approval with conditions of request #7 under Section 33-311(A)(4)(b), Non-Use Variance 
Standards From Other Than Airport Regulations.  
 



Coral Castle Inc.  
Z20-040 
P a g e | 7  
  

6/16/21 

Additionally, the applicant is seeking variances to allow for parking to be located in front of the 
principal building (request #8) and to permit the primary entrance of a building with no pedestrian 
access to a street (request# 9). When these requests are analyzed under the Non-Use Variance 
(NUV) Standards, Section 33-311(A)(4)(b), staff is supportive of the request and opines that the 
requested variance to allow for the parking to be located in front of the principal building and to 
permit the primary entrance of a building with no pedestrian access to a street are not excessive 
and would maintain the intent expressed in the ordinance for the LCUC the variances requested 
for the facility and that the approval of this application would be compatible with the surrounding 
area and would not negatively affect the appearance of the community. The plans depict the 
primary entrance to the site and the main parking area to be located along the northern portion of 
the property along Harriet Tubman Highway. The existing Coral Castle facility  are all clustered 
along the southwest portion of the which are all in the same general location as the existing 
structure and coral exhibits. Although the property does not have a dedicated pedestrian access 
point leading directly to the front of the building staff notes that pedestrian access can be achieved 
through the previously addressed main drive along Harriet Tubman Highway which leads to the 
front of the proposed new entrance to the facility. Based on this analysis, staff recommends 
approval with conditions of requests #8 and #9 under Section 33-311(A)(4)(b), Non-Use 
Variance Standards From Other Than Airport Regulations  
  
ACCESS, CIRCULATION AND PARKING: The submitted plans indicate a main ingress/egress 
point of direct vehicular access to the site along Harriet Tubman Highway with a secondary 
ingress/egress point of vehicle access located along SW 157 Avenue. Surface parking spaces, 
including driveways, are located to the south and north of the building from the previously 
mentioned ingress/egress drives. The applicant has provided 123 more parking spaces than the 
required total of 60 parking spaces within the proposed development. The provided parking 
includes 14 dedicated handicap accessible spaces, 3 spaces dedicated for bus drop off and 
pickup, 20 dedicated electric vehicle supply equipment spaces and 149 standard spaces.  
  
NEIGHBORHOOD SERVICES PROVIDER REVIEW:  See attached.  
  
OTHER: Not applicable.  
  
RECOMMENDATION:  Withdrawal without prejudice of request #1, approval with 
conditions of request #2, approval on a modified basis with conditions of request #3 and 
approval with conditions of requests #4 through #9.  
  
CONDITIONS FOR APPROVAL:    
  

1. That a site plan be submitted to and meet with the approval of the Director of the Department 
of Regulatory and Economic Resources upon the submittal of an application for a building 
permit and/or Certificate of Use; said plan must include among other things but not be limited 
to, location of structure or structures, exits and entrances, drainage, walls, fences, landscaping, 
etc.  
  

2. That in the approval of the plan, the same be substantially in accordance with that submitted 
for the hearing entitled “CORAL CASTLE MUSEUM”, as prepared by Modis Architects, three 
(3) sheets dated stamped received 7/23/20 and six (6) sheets dated 10/19/20, and seven (7) 
sheets prepared by JFS Design, Inc., dated stamped received 7/23/20 for a total of sixteen 
(16) sheets.     
  

3. That the use be established and maintained in accordance with the approved plan.  
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4. That the applicant complies with all applicable conditions and requirements in the 

memorandum from the Platting and Traffic Review Section of the Department of Regulatory 
and Economic Resources dated August 11, 2020.  
  

5. That the applicant complies with all applicable conditions and requirements in the 
memorandum from the Division of Environmental Resources Management of the Department 
of Regulatory and Economic Resources dated February 16, 2021.  

 
6. That the detached sign not to exceed 30’ in height.  
  
  
NK:JB:NN:CH:JR  
  
  

  
  
______________________________  

Nathan Kogon, AICP, Assistant Director  
Development Services Division Miami-Dade County   
Regulatory and Economic Resources Department  
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AND INTERPRETATIVE TEXT 

 
COMPREHENSIVE DEVELOPMENT MASTER PLAN (CDMP) OBJECTIVES, POLICIES 

AND INTERPRETATIVE TEXT 
Urban Centers 
(Page I-46) 

Diversified urban centers are encouraged to become hubs for future urban development 
intensification in Miami-Dade County, around which a more compact and efficient urban 
structure will evolve. These Urban Centers are intended to be moderate- to high-intensity 
design-unified areas which will contain a concentration of different urban functions integrated 
both horizontally and vertically. Three scales of centers are planned: Regional, the largest, 
notably the downtown Miami central business district; Metropolitan Centers such as the 
evolving Dadeland area; and Community Centers which will serve localized areas. Such 
centers shall be characterized by physical cohesiveness, direct accessibility by mass transit 
service, and high quality urban design. Regional and Metropolitan Centers, as described 
below, should also have convenient, preferably direct, connections to a nearby expressway 
or major roadways to ensure a high level of countywide accessibility.  
 
The locations of urban centers and the mix and configuration of land uses within them are 
designed to encourage convenient alternatives to travel by automobile, to provide more 
efficient land use than recent suburban development forms, and to create identifiable "town 
centers" for Miami-Dade's diverse communities. These centers shall be designed to create 
an identity and a distinctive sense of place through unity of design and distinctively urban 
architectural character of new developments within them.  
 
The core of the centers should contain business, employment, civic, and/or high-or 
moderate-density residential uses, with a variety of moderate-density housing types within 
walking distance from the centers. Both large and small businesses are encouraged in these 
centers, but the Community Centers shall contain primarily moderate and smaller sized 
businesses which serve, and draw from, the nearby community. Design of developments and 
roadways within the centers will emphasize pedestrian activity, safety and comfort, as well 
as vehicular movement. Transit and pedestrian mobility will be increased and area wide 
traffic will be reduced in several ways: proximity of housing and retail uses will allow residents 
to walk or bike for some daily trips; provision of jobs, personal services and retailing within 
walking distance of transit will encourage transit use for commuting; and conveniently located 
retail areas will accommodate necessary shopping during the morning or evening commute 
or lunch hour.  
 
Urban Centers are identified on the LUP map by circular symbols noting the three scales of 
planned centers. The Plan map indicates both emerging and proposed centers. The 

NEIGHBORHOOD SERVICES PROVIDER COMMENTS 
Division of Environmental Resource Management 
(RER) 

No objection* 

Fire Department No objection 
Platting and Traffic Review Section (RER) No objection* 
Parks, Recreation and Open Spaces No objection 
Police No comment 
Schools No objection 
Water and Sewer Department No objection 
*Subject to conditions in their memorandum. 



 

 

designation of an area as an urban center indicates that governmental agencies encourage 
and support such development. The County will give special emphasis to providing a high 
level of public mass transit service to all planned urban centers. Given the high degree of 
accessibility as well as other urban services, the provisions of this section encourage the 
intensification of development at these centers over time. In addition to the Urban Center 
locations depicted on the Land Use Plan Map, all future rapid transit station sites and their 
surroundings shall, at a minimum, be developed in accordance with the Community Center 
policies established below.  
 
Following are policies for development of Urban Centers designated on the Land Use Plan 
(LUP) map. Where the provisions of this section authorize land uses or development 
intensities or densities different or greater than the underlying land use designation on the 
LUP map, the more liberal provisions of this section shall govern. All development and 
redevelopment in Urban Centers shall conform to the guidelines provided below.  
 
Uses and Activities. Regional and Metropolitan Centers shall accommodate a concentration 
and variety of uses and activities which will attract large numbers of both residents and 
visitors while Community-scale Urban Centers will be planned and designed to serve a 
more localized community. Uses in Urban Centers may include retail trade, business, 
professional and financial services, restaurants, hotels, institutional, recreational, cultural and 
entertainment uses, moderate to high density residential uses, and well planned public 
spaces. Incorporation of residential uses is encouraged, and may be approved, in all centers, 
except where incompatible with airport or heavy industrial activities. Residential uses may be 
required in areas of the County and along rapid transit lines where there exists much more 
commercial development than residential development, and creation of employment 
opportunities will be emphasized in areas of the County and along rapid transit lines where 
there is much more residential development than employment opportunity. Emphasis in 
design and development of all centers and all of their individual components shall be to create 
active pedestrian environments through high-quality design of public spaces as well as 
private buildings; human scale appointments, activities and amenities at street level; and 
connectivity of places through creation of a system of pedestrian linkages. Existing public 
water bodies shall also be incorporated by design into the public spaces within the center.  
 
Streets and Public Spaces. Urban Centers shall be developed in an urban form with a street 
system having open, accessible and continuous qualities of the surrounding grid system, with 
variation, to create community focal points and termination of vistas. The street system 
should have frequent connections with surrounding streets and create blocks sized and 
shaped to facilitate incremental building over time, buildings fronting on streets and 
pedestrian pathways, and squares, parks and plazas defined by the buildings around them. 
The street system shall be planned and designed to create public space that knits the site 
into the surrounding urban fabric, connecting streets and creating rational, efficient 
pedestrian linkages. Streets shall be designed for pedestrian mobility, interest, safety and 
comfort as well as vehicular mobility. The size of blocks and network of streets and pedestrian 
access ways shall be designed so that walking routes through the center and between 
destinations in the center are direct, and distances are short. Emphasis shall be placed on 
sidewalks, with width and street-edge landscaping increased where necessary to 
accommodate pedestrian volumes or to enhance safety or comfort of pedestrians on 
sidewalks along any high-speed roadways. Crosswalks will be provided, and all multi-lane 
roadways shall be fitted with protected pedestrian refuges in the center median at all 
significant pedestrian crossings. In addition, streets shall be provided with desirable street 
furniture including benches, light fixtures and bus shelters. Open spaces such as public 
squares and greens shall be established in urban centers to provide visual orientation and a 
focus of social activity. They should be located next to public streets, residential areas, and 
commercial uses, and should be established in these places during development and 
redevelopment of streets and large parcels, particularly parcels 10 acres or larger. The 
percentage of site area for public open spaces, including squares, greens and pedestrian 
promenades, shall be a minimum of 15 percent of gross development area. This public area 
provided outdoor, at grade will be counted toward satisfaction of requirements for other 
common open space. Some or all of this required open space may be provided off-site but 
elsewhere within the subject urban center to the extent that it would better serve the quality 
and functionality of the center.  
 



 

 

Parking. Shared parking is encouraged. Reductions from standard parking requirements 
shall be authorized where there is a complementary mix of uses on proximate development 
sites, and near transit stations. Parking areas should occur predominately in mid-block, block 
rear and on-street locations, and not between the street and main building entrances. Parking 
structures should incorporate other uses at street level such as shops, galleries, offices and 
public uses.  
 
Buildings. Buildings and their landscapes shall be built to the sidewalk edge in a manner 
that frames the adjacent street to create a public space in the street corridor that is 
comfortable and interesting, as well as safe for pedestrians. Architectural elements at street 
level shall have a human scale, abundant windows and doors, and design variations at short 
intervals to create interest for the passing pedestrian. Continuous blank walls at street level 
are prohibited. In areas of significant pedestrian activity, weather protection should be 
provided by awnings, canopies, arcades and colonnades. 
 

Density and Intensity. The range of average floor area ratios (FARs) and the 
maximum allowed residential densities of development within the Regional, 
Metropolitan and Community Urban Centers are shown in the table below. 

 
 Average Floor Area 

Ratios (FAR) Max. Densities 
Dwellings per Gross 

Acre 
Regional Activity Centers greater than 4.0 in the 

core 
not less than 2.0 in the 
edge 

500 

Metropolitan Urban 
Centers 

greater than 3.0 in the 
core 
not less than 0.75 in 
the edge 

250 

Community Urban 
Centers 

greater than 1.5 in the 
core 
not less than 0.5 in the 
edge 

125 

 
In addition, the densities and intensities of developments located within designated 
Community Urban Centers and around rail rapid transit stations should not be lower than 
those provided in Policy LU-7F. Height of buildings at the edge of Metropolitan Urban 
Centers adjoining stable residential neighborhoods should taper to a height no more than 
2 stories higher than the adjacent residences, and one story higher at the edge of 
Community Urban Centers. However, where the adjacent area is undergoing transition, 
heights at the edge of the Center may be based on adopted comprehensive plans and 
zoning of the surrounding area. Densities of residential uses shall be authorized as 
necessary for residential or mixed-use developments in Urban Centers to conform to these 
intensity and height policies. 
As noted previously in this section, urban centers are encouraged to intensify incrementally 
over time. Accordingly, in planned future rapid transit corridors, these intensities may be 
implemented in phases as necessary to conform with provisions of the Transportation 
Element, and the concurrency management program in the Capital Improvement Element, 
while ensuring achievement of the other land use design requirements of this section and 
Policy LU-7F. 

 
PERTINENT ZONING REQUIREMENTS/STANDARDS 

 
Section 33-
311(A)(4)(a) Use 
Variances From 
Other Than 

The Board shall hear and grant applications for use variances from the terms of the zoning 
regulations as will not be contrary to the public interest, where owing to special conditions, a 
literal enforcement of the provisions thereof will result in unnecessary hardship, and so the spirit 
of the regulations shall be observed and substantial justice done; provided, that the use variance 
will be in harmony with the general purpose and intent of the regulation, and that the same is the 



 

 

Airport 
Regulations 

minimum use variance that will permit the reasonable use of the premises.  A "use variance" is a 
variance which permits a use of land other than which is prescribed by the zoning regulations 
and shall include a change in permitted density. 

Section 33-
311(A)(4)(b) 
Non-Use 
Variances From 
Other Than 
Airport 
Regulations.   

Upon appeal or direct application in specific cases, the Board shall hear and grant applications 
for non-use variances from the terms of the zoning and subdivision regulations and may grant 
a non-use variance upon a showing by the applicant that the non-use variance maintains the 
basic intent and purpose of the zoning, subdivision and other land use regulations, which is to 
protect the general welfare of the public, particularly as it affects the stability and appearance of 
the community and provided that the non-use variance will be otherwise compatible with the 
surrounding land uses and would not be detrimental to the community.  No showing of 
unnecessary hardship to the land is required 
 

Section 33-
284.89.3 
Amendments to 
Urban Center or 
Urban Area 
District Land 
Use Plan 
Category or 
Other 
Regulating Plan 
 

Notwithstanding any other provision of this Code to the contrary, for properties that have a zoning 
classification of urban center or urban area district, an application (i) to amend a land use 
regulating plan to change the land use category to which a specific property is designated or (ii) 
to amend any other element of a regulating plan as applicable to the particular property (iii) or 
to expand the boundaries of an urban center or urban area district shall be processed as an 
application for a district boundary change in accordance with the procedures set forth in Article 
XXXVI of this chapter. 
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Date: February 16, 2021 
  
To: Lourdes M. Gomez, AICP, Director 

Department of Regulatory and Economic Resources  
  
From: Rashid Istambouli, P.E. 

Department of Regulatory and Economic Resources 
  
Subject: Z2020000040-3rd Revision 
 Coral Castle, Inc. 
 28655 South Dixie Highway, Miami, Florida 33033 
 NUV for Phase Expansion of Existing Development  
 (5.6 Acres) 
 04-57-39 

__________________________________________________________________________________ 
 
The Department of Regulatory and Economic Resources – Division of Environmental Resources 
Management (DERM) has reviewed the above referenced zoning application for compliance with the 
requirements of Chapter 24 of the Miami-Dade County Code (the Code) for potable water service, 
wastewater disposal and wellfield protection. Based on the information provided, this zoning application 
is approved pursuant to Sections 24-43.1 and 24-43.5 of the Code. With respect to other issues discussed 
herein DERM does not object to this application provided that all the conditions contained herein are 
complied with.  
 
Wellfield Protection 
The subject property is located within the Basic Wellfield Protection Area of the Leisure City Wellfield.  
The site is situated within the 210-days travel time contour said Wellfield.  Therefore, development on 
the subject property shall be in accordance with regulations established in Section 24-43 of the Code.  
 
Pursuant to Section 24-43(5)(b) of the Code, hazardous materials shall not be used, generated, handled, 
discharged, disposed of, or stored on the subject property within Basic Wellfield Protection Area of the  
Leisure City Wellfield. Since the subject request would permit non-residential land uses, the owner of the 
property has submitted a properly executed covenant in accordance with Section 24-43(5) of the Code 
which provides that hazardous materials shall not be used, generated, handled, discharged, disposed of 
or stored on the subject property.  Said covenant is recorded in Miami-Dade Official Records Book 32349, 
Page 4742. Therefore, DERM may approve the application and it may be scheduled for public hearing.  
 
Conditions of Approval: None 
 
Potable Water Service and Wastewater Disposal 
The property is currently connected to public water and sewer. Therefore, the proposed development 
shall connect to public water and public sanitary sewers as required in the Code. All sewer lines serving 
the property shall comply with the exfiltration standards as applied to development within wellfield 
protection areas.  
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Existing public water and public sanitary sewer facilities and services meet the Level of Service (LOS) 
standards set forth in the Comprehensive Development Master Plan (CDMP).  Furthermore, the proposed 
development order, if approved, will not result in a reduction of the LOS standards subject to compliance 
with the conditions required by DERM for this proposed development order.  
  
Please note that some of the collection/transmission facilities, which includes sanitary sewer gravity 
sewer mains, sanitary sewer force mains and sanitary sewer pump stations, throughout the County do 
not have adequate capacity, as defined in the Consent Decree between Miami-Dade County, Florida 
Department of Environmental Protection and the U.S. Environmental Protection Agency case 1:12-cv-
24400-FAM.  Under the terms of this Consent Decree, this approval does not constitute an allocation or 
certification of adequate treatment and transmission system capacity. At the time of building permits 
DERM will evaluate and may reserve sanitary sewer capacity, through the DERM sanitary sewer 
certification process, if the proposed development complies with the provisions of the Consent 
Decree. Building permits for development in sanitary sewer basins which have been determined not to 
have adequate capacity cannot be approved, until adequate capacity becomes available.  
 
Conditions of Approval: None 
 
Stormwater Management 
Any development/ redevelopment involving 2 acres or more of impervious area shall require a DERM 
Surface Water Management General Permit for the construction and operation of the required surface 
water management system. This permit shall be obtained prior to any future development order approval. 
The applicant is advised to contact the DERM Water Control Section (305-372-6681) for further 
information regarding permitting procedures and requirements.  
 
Stormwater should be retained on site utilizing designed seepage or infiltration drainage system. 
Drainage plans shall provide for full on-site retention of the stormwater runoff generated by a 5-year/1-
day storm event. 
 
Site grading and development shall provide for the full retention of the 25 -year/3-day storm event and 
shall also comply with the requirements of Chapter 11C of the Code, as well as with all State and Federal 
Criteria, and shall not cause flooding of adjacent properties.  
 
Any proposed development shall comply with county and federal flood criteria requirements. The 
proposed development order, if approved, will not result in a reduction in the LOS standards for flood 
protection set forth in the CDMP subject to compliance with the conditions required for this proposed 
development order. 
 
Conditions of Approval: None 
 
Tree Preservation 
An aerial review of the subject property indicates the presence of tree resources. A site plan entitled 
"Coral Castle Museum Interior & Exterior Improvement", prepared by Robert Morisette, R.A., and dated 
as received by Miami-Dade County on October 19, 2020 was submitted in support of the subject 
application and indicates the removal of these tree resources.  
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Section 24-49 of the Code provides for the preservation and protection of tree resources. A Miami-Dade 
County Tree Permit is required prior to the removal and/or relocation of any tree that is subject to the tree 
preservation and protection provisions of the Code. The applicant is advised that a tree survey that 
includes a tree disposition table will be required during the tree removal permit application process. 
Projects and permits shall comply with the requirements of Sections 24-49.2 and 24-49.4 of the Code, 
including the specimen tree standards. 
 
In accordance with Section 24-49.9 of the Code, all plants prohibited by Miami-Dade County shall be 
removed from all portions of the property prior to development, or redevelopment and developed parcels 
shall be maintained to prevent the growth or accumulation of prohibited species. Please contact the Tree 
and Forest Resources Section at (305)372-6574 for additional information regarding tree permitting 
procedures and requirements. 
 
Conditions of Approval: Obtain DERM Tree Permit for impacts to non-specimen trees 
 
Air Quality Preservation 
In the event of any kind of renovation or demolition activity, an asbestos survey from a Florida-licensed 
asbestos consultant is required. If said survey shows friable asbestos materials in amounts larger than 
prescribed by federal law (260 linear feet of pipe insulation/thermal system insulation [TSI] or 160 square 
feet of surfacing material), then those materials must be removed/abated by a Florida-licensed asbestos 
abatement contractor.   
 
Enforcement History 
There are no open or closed enforcement records for violations of Chapter 24 of the Code for the subject 
property.  
 
Concurrency Review Summary 
A concurrency review has been conducted for this application and DERM has determined that the same 
meets all applicable LOS standards for an initial development order as specified in the adopted CDMP 
for potable water supply, wastewater disposal, and flood protection. This concurrency approval is valid 
only for this initial development order. Pursuant to Chapter 33G of the Code, a final concurrency 
statement will be issued at the time of final development order.  
 
If you have any questions concerning the comments or wish to discuss this matter further, please contact 
Christine Velazquez at (305) 372-6764. 
 
cc:   Nathan Kogon, Department of Regulatory and Economic Resources 
 
 





Date: August 6, 2020 

To: Nathan Kogon, Assistant Director 
Development Services 
Department of Regulatory and Economic Resources (RER) 

From: Maria A. Valdes, CSM, LEED® Green Associate 
Chief, Planning & Water Certification Section 
Water and Sewer Department (WASD)                 

Subject: Zoning Application Comments - Coral Castle, Inc. 
Application No. Z2020000040 - (Pre-App No.  Z19P-223) - Revision 1 
 

  

The Water and Sewer Department has reviewed the proposed development for the subject zoning 
application.  WASD has no objections to this application.  The information provided below is preliminary 
and it does not affect the Zoning process.  The applicant is advised to consult with their engineer and 
WASD’s Plans Review staff to finalize points of connection and capacity approval.   
 
Application Name:  Coral Castle, Inc. 
 
Location:  The proposed project is located at 28655 South Dixie Highway with Folio No. 30-7904-000-
0260, in unincorporated Miami-Dade County.  
 
Proposed Development:   Expansion of existing museum.  Proposed new buildings under A/C 9,748 S.F. 
 
The proposed development results in an increase in water demand of 975 gallons per day (gpd). 
 
Water:   The proposed development is located within the WASD’s water service area.  The water supply 
will be provided by the South Dade System.  Currently, there is adequate treatment and water supply 
capacity for the proposed project consistent with Policy WS-2 A (1) of the CDMP. 
 
The existing facility is currently being served by WASD.  There is an existing 16-inch water main abutting 
the western boundary of the proposed project in SW 157th Avenue to where the developer may connect 
to provide service for the future development.   
 
A Water Supply Certification (WSC) will be required for the proposed development.  Said Certification 
will be issued at the time the applicant requests connection to the water system.  The WSC letter shall 
remain active in accordance with terms and conditions specified in said certification.  The WSC is required 
consistent with Policy CIE-5D and WS-2C in the County’s CDMP and in accordance with the permitted 
withdrawal capacity in the WASD’s 20-year Water Use Permit.   
 
For more information on the Water Supply Certification Program please go to 
http://www.miamidade.gov/water/water-supply-certification.asp 
 
In addition, all future development will be required to comply with water use efficiency techniques for 
indoor water use and with landscape standards in accordance with Sections 8-31, 32-84,18-A and 18-B 
of the Miami-Dade County Code and consistent with Policies WS-5E and WS-5F of the CDMP, 
respectively.   
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For more information about our Water Conservation Program, please go to 
http://www.miamidade.gov/conservation/home.asp 
 
For information concerning the Water-Use Efficiency Standards Manual please go to 
http://www.miamidade.gov/waterconservation/library/instructions/water-use-efficiency-standards-
manual.pdf 
 
Sewer:  The proposed development is located within the WASD’s sewer service area.  The wastewater 
flows for the proposed development will be transmitted to the South District Wastewater Treatment Plant 
(SDWWTP) for treatment and disposal.  This WWTP is currently operating under a permit from the Florida 
Department of Environmental Protection. Currently, there is adequate sewer treatment and disposal 
capacity for the proposed project consistent with Policy WS-2 A (2) of the CDMP.   
 
The existing facility is currently being served by WASD.  There is an existing 8-inch gravity sewer system 
abutting the western boundary of the proposed project in SW 157th Avenue to where the developer may 
connect to provide service for the future development.  
 
The sewage flow from the proposed development will be transmitted to Pump Station (PS) No. 1005, PS 
No. 1007 or PS  692B.  The Moratorium Code Status is OK for all pump stations.  Below is the existing 
and projected Nominal Average Pump Operating Time (NAPOT) for the aforementioned pump stations. 
 
P.S. 1005 
Existing NAPOT: 1.01 hrs. 
Proposed Development:  975 gpd 
Proposed Projected NAPOT: 1.12 hrs. 
 
P.S. 1007 
Existing NAPOT: 7.08 hrs. 
Proposed Development:  975 gpd 
Proposed Projected NAPOT: 7.09 hrs. 
 
OR  
 
P.S. 692B 
Existing NAPOT: 2.52 hrs. 
Proposed Development: 975 gpd 
Proposed Projected NAPOT: 2.52 hrs. 
 
Connection to the sanitary sewer system is subject to the following conditions: 
 

 Adequate transmission and plant capacity exist at the time of the owner’s request consistent 
with policy WS-2 A(2) of the CDMP.  Capacity evaluations of the plant for average flow and 
peak flows will be required.  Connection to the COUNTY’S sewage system will be subject to 
the terms, covenants and conditions set forth in court orders, judgments, consent orders, 
consent decrees and the like entered into between the COUNTY and the United States, the 
State of Florida and/or any other governmental entity, including but not limited to, the Consent 
Order entered on April 9, 2014 in the United States of America, State of Florida and State of 
Florida Department of Environmental Protection v. Miami-Dade County, Case No. 1:12-cv-
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24400-FAM, as well as all other current, subsequent or future enforcement and regulatory 
actions and proceedings. 

 
 Approval of all applicable governmental agencies having jurisdiction over these matters are 

obtained. 
 
Any public water or sewer infrastructure must be within a public right-of-way, or within a utility easement.  
 
Below please find additional links to the WASD portal, which provides information on the Construction & 
Development process for water and sewer infrastructure.   
 
http://www.miamidade.gov/water/construction-development.asp 
 
http://www.miamidade.gov/water/construction-service-agreement.asp 
 
http://www.miamidade.gov/water/construction-existing-service.asp 
 
http://www.miamidade.gov/water/library/forms/service-agreement.pdf 
 
Should you have any questions, please contact Maria A. Valdes, Chief, Planning & Water Certification 
Section at (786) 552-8198 or mavald@miamidade.gov, Alfredo B. Sanchez at (786) 552-8237 or 
sanalf@miamidade.gov, or Suyapa Carbajal at (786) 552-8124 or suyapa.carbajal@miamidade.gov.  



Date: August  14, 2020 

To: Nathan M. Kogon, Assistant Director 
Regulatory and Economic Resources 

From: Alejandro G Cuello, Principal Planner  
Miami-Dade Fire Rescue Department 

Subject: Z2020000040 

The Miami-Dade Fire Rescue Department has no objection to the site plan uploaded to “Energov” on 
07/23/2020.  
 
For additional information, please contact acuello@miamidade.gov or call 786-331-4545. 
 
 

mailto:acuello@miamidade.gov


         Building and Neighborhood Compliance  
 

ENFORCEMENT HISTORY  
 

 
CORAL CASTLE INC 28655 S FEDERAL HWY 

MIAMI-DADE COUNTY, FLORIDA. 
 

   
APPLICANT  ADDRESS  

 
Pending Z2020000040 

 
  

  DATE  HEARING NUMBER    
FOLIO: 30-7904-000-0260 
 
REVIEW DATE OF CURRENT ENFORCEMENT HISTORY:  
October 30, 2020 
 
NEIGHBORHOOD REGULATIONS: 
There are no open/closed cases in CMS. 
 
BUILDING SUPPORT REGULATIONS: 
There are no open/closed cases in BSS. 
 
VIOLATOR: 
CORAL CASTLE INC 
 
OUTSTANDING LIENS AND FINES: 
There are no outstanding liens or fines. 

 



• 

Dlsclosure of Interest* 

If a CORPORATION owns or leases the subject property, list principal stockholders and percent of stock owned by each. 
[Note: Where principal officers or stockholders consist of other corporatlon(s), trust(s), partnership(s) or other similar entities, 
further disclosure shall be made to identify the natural persons having the ultimate ownership interest]. 

CORPORATtoN NAME: Coral Castle. Inc. 

NAME AND ADDRESS PERCENTAGE OF STOCK 

Irving Bar 

If a TRUST or ESTATE owns or leases the subject property, list the trust beneficiaries and the perce_nt of interest held by 
each. [Note: Where beneficiaries are other than natural persons, further disclosure shall be made to identify the natural 
persons having the ultimate ownership Interest]. 

TRUST/ESTATE NAME: _____________________________ _ 

NAME AND ADDRESS PERCENT AGE OF INTEREST 

If a PARTNERSHIP owns or leases the subject property, list the principals Including general and limited partners. [Note: 
Where the partner(s) consist of another partnershlp(s), corporatlon(s), trust(s) or other similar entitles, further disclosure shall 
be made to Identify the natural persons having the ultimate ownership interest]. 

PARTNERSHIP OR LIMITED PARTNERSHIP NAME:---------------------

NAME AND ADDRESS PERCENTAGE OF O\tVN�HIP 

*Disclosure shall not be required of: 1) any entity, the equity Interests In which 818 regu/erft/ traded on an established securities market In the
UnltBd States or another country; or 2) pension funds or pension trusts of more than five thousand (5,000) ownership Interests; or 3) any entity
where ownership Interests a,e held In a partnership, corporation or trust consisting of more than Rve thousand (5,000) separate Interests,
Including a// Interests at every level of ownership and where no one (1) parson or entity holds more than a total of Rve per cent (5%) of the
ownership Interest In the pa,tnershlp, corporation or trust. Entities whose ownership Interests are held In a partnership, corporation, or trust
consisting of more than five thousand (5,000) separate Interests, Including all Interests at every level of ownership, shall only be required to
disclose those ownership Interest which exceed five (5) percent of the ownership interest in the partnership, corporation or trust.

Department of Regulatory and Economic Reacucee • o-topment Servtma OMslon 
www.mlemldade.gov/Zonlng 

111 NW 11t Street, 11th Floor Miami, Florida 33128 
T 305-375-2&1() 
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Miami-Dade County Department of Regulatory and Economic Resources 
Staff Report to Community Zoning Appeals Board (CZAB) No. 15 

 
PH: Z20-101  July 29, 2021 

Item No. C 

Recommendation Summary 
Commission District 8 & 9 
Applicant Village at Old Cutler, LLC  
Summary of 
Requests 

The applicant seeks approval of a district boundary change on the 
subject property from RU-2, Two-Family Residential District to RU-
4M, Modified-Apartment House District, and to delete a covenant to 
allow for a proposed workforce housing development on the site. 
Additionally, the applicant seeks approval of ancillary variances for 
reductions to the front building setback, for less number of electric 
vehicle supply equipment (EVSE) ready parking spaces, provide for 
less parking spaces and for a taller decorative wall than permitted by 
Code.  

Location Lying between SW 107 Avenue and the Florida Turnpike and between 
SW 216 and SW 218 Streets, Miami-Dade County, Florida. 

Property Size 16.46 gross acres 
Existing Zoning RU-2, Two-Family Residential District 
Existing Land Use Vacant 
2020-2030 CDMP 
Land Use  
Designation  

Low Medium Density Residential w/ One Density Increase 
(see attached Zoning Recommendation Addendum) 

Comprehensive Plan 
Consistency 

Consistent with the LUP map, and the interpretative text and policies 
of the CDMP 

Applicable Zoning 
Code Section(s)  

Section 33-311, District Boundary Change, 
Section 33-311(A)(7) General Modification Standards, 
Section 33-311(A)(4)(b) Non-Use Variance from other than airport 
regulations  
 
(see attached Zoning Recommendation Addendum) 

Recommendation Approval of request #1, subject to the Board’s acceptance of the 
proffered covenant, and approval with conditions of requests #2 
through #7. 

 
This item was deferred from the June 24, 2021 meeting of the Community Zoning Appeals Board 
(CZAB15) meeting due to a lack of time. Additionally, this item was deferred from the April 13, 
2021 meeting of the Community Zoning Appeals Board (CZAB) #15 due to an inadvertent error 
in the delivery of the kit for this item.  
 
REQUEST: 
 
 
(1) DISTRICT BOUNDARY CHANGE from RU-2, Two-Family Residential District, to RU-4M, 

Modified-Apartment House District.  
 
(2) DELETION of a Declaration of Restrictions recorded in Official Records Book 25570, Pages 

4460-4464.  
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The purpose of Request #2 is to delete a covenant running with the land tying the site to a 
previously approved site plan in order to allow the applicant to submit new plans to develop the 
property with workforce housing.  
 
(3) NON-USE VARIANCE to permit proposed buildings to setback a minimum of 10’ (25’ required) 

from the front (west) property line.  
 
(4) NON-USE VARIANCE to permit 5 Electrical Vehicle Supply Equipment (EVSE) ready parking 

spaces (67 parking spaces required).  
 
(5) NON-USE VARIANCE to permit 661 parking spaces (678 required). 
 
(6) NON-USE VARIANCE to permit a 16’ high C.B.S. (concrete block stucco) wall (6’ high 

maximum permitted) along the amenities area.  
 
(7) NON-USE VARIANCE to permit parking and driveways to be located within 25’ of an official 

right of way line (none permitted). 
 
Plans are on file and may be examined in the Department of Regulatory and Economic Resources 
entitled “AHS at OLD CUTLER”, as prepared by Bellon,  consisting of thirteen (13) sheets dated 
stamped received 9/2/20, two (2) sheets dated stamped received 10/27/20, four (4) sheets dated 
stamped received 12/23/20, and three (3) three sheets dated stamped received 12/29/20, with 
pavement and signage plans entitled “Village at Old Cutler”, as prepared by Avino and Associates, 
consisting of nine (9) sheets dated stamped received  12/23/20 and one (1) sheet dated stamped 
received 10/27/20, for a total of thirty-two (32) sheets. Plans may be modified at public hearing. 
 
PROJECT HISTORY AND PROJECT DESCRIPTION:  
 
The subject property was approved for a district boundary change from GU (Interim Zoning 
District), AU (Agricultural District) and RU-1 (Single-Family Residential District) to RU-2 (Two-
Family Residential District) on November 8, 2006 pursuant to Resolution CZAB15-1-06. The then 
applicant proffered a Declaration of Restrictions recorded in Official Records Book 25570, Pages 
4460-4464, which among other things limited the residential development to a maximum of 96 
residential units on the subject property. In the January 2019 Comprehensive Development 
Master Plan (CDMP) Amendment Cycle, the subject property was re-designated from ‘Low 
Density Residential (2.5 to 6 dwelling units per gross acre)’ to ‘Low-Medium Density Residential 
w/ One Density Increase (DI-1)’, on the CDMP Land Use Plan (LUP) map, through a CDMP Land 
Use Amendment (Application No.3), pursuant to Ordinance No. 19-104. The aforementioned 
CDMP amendment was subject to the Board’s acceptance of a proffered Declaration of 
Restrictions (the 2019 covenant), recorded in Official Records Book 31691, Pages 18-28, which 
among other things, required that the maximum density permitted on the property be limited to 
400 residential units. The CDMP covenant had also provided that, 390 of the units be developed 
as Workforce Housing Units and the other 10 to be conveyed to the Homeless Trust, the owner 
shall limit the development to a maximum height of 35’ and that the owner shall utilize the County’s 
Urban Design Manual as a guideline for the property’s development.  
 
The applicant now seeks to rezone the 16.46-gross acres subject parcel presently zoned RU-2, 
Two-Family Residential District to RU-4M, Modified Apartment House District. AU. The applicant 
also seeks to delete the aforementioned zoning covenant to allow for a proposed workforce 
housing development on the subject property.  Additionally, the applicant is seeking approval of 
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ancillary variances for a proposed building to encroach onto the front setback area, for less than 
the required number of electric vehicle supply equipment (EVSE) ready parking spaces, and for 
a decorative wall around the amenity area that is taller than permitted by Code. A zoning covenant 
is being voluntarily proffered by the applicant that, among other things, would restrict the 
development on the subject property to be in compliance with the conditions laid out in the CDMP 
covenant. 
 

NEIGHBORHOOD CHARACTERISTICS 
                                   Zoning and Existing Use                   Land Use Designation 

Subject Property RU-2; vacant Low-Medium Density Residential 
w/ One Density Increase 

North IU-1; warehousing  Medium Density Residential (13-
25 dua) 
 

South RU-1M(a); single-family residences Low Density Residential  
(2.5 to 6 dua) 

East  AU; Florida Turnpike Transportation 
West RU-1; single-family residences and 

natural forest community 
Low Density Residential  
(2.5 to 6 dua) 

 
NEIGHBORHOOD COMPATIBILITY: 
 
The 16.46-gross acre subject parcel is currently vacant and is located between SW 107 Avenue 
and the Florida Turnpike and between SW 216 and SW 218 Streets. The surrounding area is 
characterized by the Florida Turnpike directly to the east, warehouses to the north and single-
family residences to the south and west with a natural forest community along the southern 
approximately 650’ of the western boundary of the subject property. 
 
SUMMARY OF THE IMPACTS: 
 
The approval of this application will allow the applicant to rezone the subject property in order to 
provide additional workforce housing in this area of the County, which may bring more traffic into 
the area. Staff notes that the Platting and Traffic Review Section of the Department of Regulation 
and Economic Resources (RER) indicates in their memorandum that the application is exempt 
from the traffic concurrency criteria since it lies within a Community Development Block Grant 
eligible area and will generate approximately 203 PM peak hour vehicle trips.  
 
COMPREHENSIVE DEVELOPMENT MASTER PLAN ANALYSIS:  
 
The subject property is designated Low- Medium Density Residential- w/ One Density Increase 
[DI-1] on the Comprehensive Development Master Plan (CDMP) Land Use Plan (LUP) map and 
was the subject of a CDMP amendment, which the Board of County Commissioners (BCC) 
adopted in October 2019, pursuant to Ordinance No. 19-104. The Low-Medium Density 
Residential category allows a range in density from a minimum of 6 to a maximum of 13 dwelling 
units per gross acre and is characterized by single family housing, e.g., single-family detached,  
townhouses and low-rise apartments, provided that the maximum gross density is not exceeded. 
Furthermore, the re-designation permits the subject property to be allowed to develop one 
category higher, at the Medium Density Residential category which allows residential 
development at 13 to 25 units per gross acre when the proposed development uses sound urban 



Village at Old Cutler, LLC 
Z20-101 
P a g e  | 4   
 

6/16/2021  

 

design principles. The applicant seeks a district boundary change from RU-2 to RU-4M. Staff 
notes that the RU-4M zoning district allows development at a maximum of 35.9 units per net acre, 
which is a greater density than allowed under the aforementioned CDMP Low-Medium Density 
Residential w/ One Density Increase threshold on the LUP map. Notwithstanding, the CDMP Land 
Use Amendment (Application No.3), which had re-designated the subject property from Low 
Density Residential to Low-Medium Density Residential w/ One Density Increase (maximum of 
25 dwelling units per gross acre), was subject to the Board’s acceptance of a proffered Declaration 
of Restrictions (the 2019 covenant), which among other things, limited the maximum residential 
density on the property to 400 units and outlined specific design principles to ensure that the 
development utilizes sound urban design principles and meets compatibility with the surrounding 
residential uses . The proposed 400 units will allow the property to be developed at a density of 
24.3 units per gross acre which is within the maximum density allowed under the aforementioned 
CDMP Low-Medium Density Residential w/ One Density Increase threshold on the LUP map.  
Staff notes that the applicant has voluntarily proffered a declaration of restrictions in support of 
the current zoning application, which provides that the subject property shall be developed at a 
density not to exceed 400 residential units. Furthermore, the proffered covenant reinstates the 
previously approved conditions that include, among other things, 390 of the units be developed 
as Workforce Housing Units and the other 10 be conveyed to the Homeless Trust, that the owner 
shall limit the development to a maximum height of 35’ and shall utilize the County’s Urban Design 
Manual as a guideline for the property’s development.  
 
Staff notes that the submitted plans provide for the placement of buildings closer to the front 
property lines, provides a 6’ cbs wall and landscape which provides adequate buffering and 
provides for buildings to have a maximum of 32’3” in height which is compatible with the 
surrounding developments. The plan also locates the parking areas to the rear of the building, 
provides buffering for the parking areas by walls and landscaping and provides for sidewalks 
which provides pedestrian connectivity throughout the development which provides for access to 
SW 107 Avenue through various pedestrian gates located at multiple points. The elevations 
provided depicts a variety of treatments on the facades and provides an abundance of windows 
and doors at street level and provides for balconies which eliminate large expanses of opaque 
and blank building walls. Therefore, subject to the Board’s acceptance of the proffered zoning 
covenant, staff opines that the approval of the rezoning of the subject property to RU-4M, would 
maintain the density restrictions placed on the development of the site based on the CDMP 
amendment and the CDMP covenant, would comply with the County’s Urban Design Manual and 
would be consistent with the density threshold of CDMP LUP map designation  and the CDMP 
Land Use Element interpretative text for the Low-Medium Density Residential with One Density 
increase [DI-1] use on the LUP map.   
 
ZONING ANALYSIS:  
 
The applicant seeks approval of a request for a district boundary change on the subject parcel 
from RU-2, Two-Family Residential, to RU-4M, Modified Apartment House District (request #1). 
For the reasons stated above and below, staff opines that when the request to rezone the 16.46-
gross acre parcel to RU-4M is analyzed under Section 33-311, District Boundary Change, the 
approval of the application would not have an unfavorable impact on the environment, the natural 
resources, or the economy of the County and would be compatible with the surrounding area 
when considering the necessity and reasonableness in relation to the present development of the 
area concerned. Section 33-311 of the Code states that the purpose of the Code is to provide a 
comprehensive plan and design to among other things, lessen congestion on the highways and 
promote health, safety, morals, convenience and general welfare, with the view of giving 
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reasonable consideration among other things to the character of the district or area and its 
peculiar suitability for particular uses. Staff supports the district boundary change and opines that 
based on the Comprehensive Development Master Plan land use designation of Low-Medium 
Density Residential w/ One Density Increase, and for the reasons explained in the 
Comprehensive Development Master Plan Analysis section, the request for a zone change on 
the subject property to RU-4M is consistent with the CDMP designation of the parcel on the 
CDMP Land Use Plan map and the CDMP covenant, and compatible with the natural transition 
of residential zoning trend of development in the surrounding area.  
 
As noted earlier the applicant seeks to rezone the parcel to RU-4M in order to develop the property 
with 390 workforce housing units and 10 residential units are to be conveyed to the Homeless 
Trust. The submitted plans depict the subject site to be developed with 10 residential units 
consisting of five (5) one (1) bedroom duplex structures of one (1)-story located along the northern 
boundary of the subject property with individual entrances and exit drives provided along SW 107 
Avenue. The rest of the subject property is being developed with eight (8) multi-family buildings, 
three (3)-stories in height with varying number of units provided within each building. The 
development is bisected by Old Cutler Road which results in the development appearing as two 
separate developments with each site having its primary access along SW 107 Avenue and a 
secondary means of emergency exit along Old Cutler Road. Both portions of the site are 
surrounded by a 6’ high perimeter wall with an amenities area which includes swimming pools, 
bathhouses and recreation areas. Pedestrian access gates are located at the entrance of each 
multi-family building structure. Staff notes that  pedestrians will be able walk to all areas of the 
site through the interconnected sidewalks while auto traffic is dispersed to the rear of the 
development, allowing for seamless connectivity through the development for pedestrians and 
autos alike, Further, as previously mentioned the applicant has proffered a Declaration of 
Restrictions which will limit the total residential density on the subject site to a maximum of 400 
residential units proposed as well as limiting the maximum height of the proposed buildings to a 
maximum of 35’.  
 
Staff also notes that based on the memoranda submitted by other departments reviewing the 
application, approval of the request would not have an unfavorable effect on the economy of 
Miami-Dade County, would not tend to create a fire or other equally or greater dangerous hazard, 
or provoke excessive overcrowding of people, or provoke a nuisance, and would not be 
incompatible with the area concerned. Staff opines that approval of the request for rezoning will 
not have a significant impact on the surrounding roadways or transportation facilities based on 
the recommendations and/or information contained in memoranda from the Platting and Traffic 
Review Section of the Department of Regulatory and Economic Resources (RER). Their 
memorandum, dated November 16, 2020, indicates that the application is exempt from the traffic 
concurrency criteria since it lies within a Community Development Block Grant eligible area and 
will generate approximately 203 PM peak hour vehicle trips will meet the traffic concurrency 
criteria for an Initial Development Order, which does not exceed the acceptable Level of Service 
(LOS) on the surrounding roadways. Further, the Division of Environmental Resources 
Management of the Department of Regulatory and Economic Resources in their memorandum 
dated April 9, 2021, indicate that the application meets all applicable LOS standards for an initial 
development order for potable water service, wastewater disposal, and flood protection. 
Additionally, the memorandum from the Miami-Dade Fire Rescue Department does not indicate 
that the proposed development will have a negative impact on fire rescue services in the area.  
Furthermore, the memorandum from Miami Dade County Public Schools indicates that it has no 
objection to this application and that at this time, all levels have sufficient capacity available to 
serve this application. Therefore, staff recommends approval of request #1, subject to the 
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Board’s acceptance of the proffered covenant, under Section 33-311, District Boundary 
Change. 
 
Additionally, the applicant seeks to delete the prior declaration of restrictions (request #2). Staff 
notes that the existing declaration of restrictions required the applicant to develop the subject 
property in accordance with the site plans that were previously approved pursuant to Resolution 
#CZAB15-1-06. The applicant seeks to rezone the property to RU-4M, and submit a new site plan 
for the subject parcel for a proposed residential development comprising of ten (10) residential 
units housed in five (5) duplex style structures and 390 multi-family apartments for a total of 400 
residential units. Staff notes that a Declaration of Restrictions is being voluntarily proffered by the 
applicant in support of this zoning application that, among other things, restricts the site to the 
submitted plans and to the aforementioned maximum of 400-units for the proposed development 
on the subject parcel. When request #2 is analyzed Section 33-311(A)(7), Generalized 
Modification Standards, staff opines that this request is inexorably intertwined with request #1, 
which staff supports, and further opines that the approval of the request for deletion of a prior 
covenant would be compatible with the area concerned, when considering the necessity and 
reasonableness of the deletion and modification in relation to the present and future development 
of the area concerned. Therefore, staff recommends approval with conditions of request #2 
under Section 33-333(A)(7) Generalized Modification Standards. 
 
The applicant also seeks to permit the multi-family residential buildings to setback 10’ (25’ 
required) from the front (west) property line (request #3). When request #3  is analyzed under the 
Non-Use Variances From Other Than Airport Regulations, Section 33-311(A)(4)(b), staff is of the 
opinion that the approval of the request would be compatible with the surrounding area, would 
not be detrimental to the neighborhood and would not affect the appearance of the community. 
Staff opines that although the buildings do not meet the required setback from the front property 
line, the request is consistent with the previously mentioned 2019 covenant which calls for the 
proposed buildings be built close to the sidewalk to create a public space in the street corridor 
and if necessary obtain variances for such requests. Additionally, the buildings facades are 
buffered by a sidewalk, 6’ decorative wall and 10’ wide landscaped areas. Staff, therefore opines 
that the approval of this request would maintain the basic intent and purpose of the zoning, 
subdivision and other land use regulations, which is to protect the general welfare of the public, 
particularly as it affects the stability and appearance of the community and provided that the non-
use variances will be otherwise compatible with the surrounding land uses and would not be 
detrimental to the community. As such, staff recommends approval with conditions of 
request #3 under Section 33-311(A)(4)(b), Non-Use Variance From Other Than Airport 
Standards. 
 
When request #4 to permit 5 electrical vehicle supply equipment parking spaces (67 spaces 
required) and request #5 to permit 661 parking spaces (678 required) is analyzed under the Non-
Use Variances From Other Than Airport Regulations, Section 33-311(A)(4)(b), staff is of the 
opinion that the approval of the request would be compatible with the surrounding area, would 
not be detrimental to the neighborhood and would not affect the appearance of the community. 
Staff opines that approval of the request to permit the residential development with 5 EVSE ready 
parking spaces when 67 spaces are required and to permit 661 parking spaces when 678 parking 
spaces are required will not have a detrimental impact that may cause the spillage of parking onto 
abutting roadways. As previously mentioned, staff notes that the Platting and Traffic Review 
Section does not object to this request in their memorandum. As such, staff recommends 
approval with conditions of requests #4 and #5 under Section 33-311(A)(4)(b), Non-Use 
Variance From Other Than Airport Standards. 
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Additionally, when the applicant’s request to permit a decorative masonry wall along the amenities 
area with a height of 16’, where 6' high maximum height is permitted by code (request #6) and to 
permit the multi-family residential development with parking and drives within 25’ of an official 
right-of-way (request #7), which is not permitted, is analyzed under the Non-Use Variances From 
Other Than Airport Regulations, Section 33-311(A)(4)(b), staff is of the opinion that the approval 
of the requests would be compatible with the surrounding area, would not be detrimental to the 
neighborhood and would not affect the appearance of the community. The submitted plans 
indicate a 6’ high wall surrounding the development together with a 16’ high masonry wall 
surrounding the two amenities areas. The proposed wall(s) surrounding the two amenities areas 
are located approximately 10’ from the front (west) property line. Staff opines that the requested 
16’ high decorative masonry wall (request #6), would not create a significant visual impact on the 
neighboring properties and would only act as further buffer to mitigate the sound impacts from the 
amenities areas as well as the sound coming from the turnpike into the amenities areas. 
Additionally, staff opines that approval of request #7, to permit parking and driveways within 25’ 
of an official right-of-way will not have a significant visual impact to the abutting properties, as any 
impact generated would be adequately mitigated by the provided 6’ wall along the property lines.  
Staff, therefore, opines that the approval of this requests (requests #6 and #7) would maintain the 
basic intent and purpose of the zoning, subdivision and other land use regulations, which is to 
protect the general welfare of the public, particularly as it affects the stability and appearance of 
the community and provided that the non-use variance will be otherwise compatible with the 
surrounding land uses and would not be detrimental to the surrounding area. As such, staff 
recommends approval with conditions of requests #6 and #7 under Section 33-311(A)(4)(b), 
Non-Use Variance From Other Than Airport Standards. 
 
 
ACCESS, CIRCULATION AND PARKING:  N/A 
 
NEIGHBORHOOD SERVICES PROVIDER REVIEW:  See attached. 
 
OTHER: Not applicable. 
 
RECOMMENDATION: Approval of request #1, subject to the Board’s acceptance of the 
proffered covenant, and approval with conditions of requests #2 through #7.  
 
CONDITIONS FOR APPROVAL:  for requests #2 through #7 only.  
 
1. That a site plan be submitted to and meet with the approval of the Director of the Department 

of Regulatory and Economic Resources upon the submittal of an application for a building 
permit and/or Certificate of Use; said plan must include among other things but not be limited 
to, location of structure or structures, exits and entrances, drainage, walls, fences, landscaping, 
etc. 

 
2. That in the approval of the plan, the same be substantially in accordance with that submitted 

for the hearing entitled “AHS at OLD CUTLER”, as prepared by Bellon,  consisting of thirteen 
(13) sheets dated stamped received 9/2/20, two (2) sheets dated stamped received 10/27/20, 
four (4) sheets dated stamped received 12/23/20, and three (3) three sheets dated stamped 
received 12/29/20, with pavement and signage plans entitled “Village at Old Cutler”, as 
prepared by Avino and Associates, consisting of nine (9) sheets dated stamped received  
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12/23/20 and one (1) sheet dated stamped received 10/27/20, for a total of thirty-two (32) 
sheets. 

 
3.  That the use be established and maintained in accordance with the approved plan. 
 
4. That the applicants submit to the Department of Regulatory and Economic Resources for its 

review and approval a landscaping plan which indicates the type and size of plant material 
prior to the issuance of a building permit and to be installed prior to the issuance of a Certificate 
of Use. 

 
5. That the applicant complies with all applicable conditions and requirements in the memorandum 

from the Platting and Traffic Review Section of the Department of Regulatory and Economic 
Resources dated November 16, 2020.  

 
6. That the applicant complies with all applicable conditions and requirements in the memorandum 

from the Division of Environmental Resources Management of the Department of Regulatory 
and Economic Resources dated April 9, 2021. 

 
7. That the applicant complies with all applicable conditions and requirements in the memorandum 

from the Department of Transportation and Public Works dated December 30, 2020. 
  
 
NK:JB:NN:SS:JR 
 
 
 
 
 
 
 
______________________________ 
Nathan Kogon, AICP, Assistant Director 
Development Services Division 
Miami-Dade County Department of  
Regulatory and Economic Resources
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COMPREHENSIVE DEVELOPMENT MASTER PLAN (CDMP) OBJECTIVES, 
POLICIES AND INTERPRETATIVE TEXT 

 

 
PERTINENT ZONING REQUIREMENTS/STANDARDS 

 
Section 33-311  
District 
Boundary 
Change 

(A) The Community Zoning Appeals Boards are advised that the purpose of zoning and 
regulations is to provide a comprehensive plan and design to lessen the congestion in the 
highways; to secure safety from fire, panic and other dangers, to promote health, safety, 
morals, convenience and the general welfare; to provide adequate light and air; to prevent 
the overcrowding of land and water; to avoid undue concentration of population; to 
facilitate the adequate provisions of transportation, water, sewerage, schools, parks and 
other public requirements, with the view of giving reasonable consideration among other 
things to the character of the district or area and its peculiar suitability for particular uses 
and with a view to conserving the value of buildings and property and encouraging the 
most appropriate use of land and water throughout the County.   

 
(F)   Section 33-311 provides that the Board shall take into consideration, among other 
factors the extent to which: 
 

NEIGHBORHOOD SERVICES PROVIDER COMMENTS* 
Division of Environmental Resources Management (RER) No objection* 
Platting and Traffic Review Section (RER) No objection* 
Fire Rescue Department No objection 
Water and Sewer Department (WASD) No objection 
Parks, Recreation and Open Spaces No objection 
Schools No objection 
Building and Neighborhood Compliance (BNC) No objection 
*Subject to conditions in their memorandum. 

Low-Medium 
Density 
Residential 

(Pg. I-29) 

This category allows a range in density from a minimum of 6.0 to a maximum of 13 dwelling 
units per gross acre. The types of housing typically found in areas designated low-medium 
density include single-family homes, townhouses and low-rise apartments. Zero-lot-line 
single-family developments in this category shall not exceed a density of 7.0 dwelling units 
per gross acre. 

Medium Density 
Residential 
(Page I-30) 

This category allows densities from 13 to 25 dwelling units per gross acre. The type of housing 
structures typically permitted in this category includes townhouses and low-rise and medium-
rise apartments.  

Density 
Increase With 
Urban Design 

(Pg. I-30) 

Some Parcels are designated on the LUP map both with a color designating the allowable 
residential density basis and one of two hatch patterns. The hatch pattern labeled on the LUP 
map legend as D1-1 (Density Increase 1) denotes that the parcel is eligible for approval of 
one density category higher than the residential density indicated by the underlying color 
code, and D1-2 denotes eligibility for approval up to two density categories higher. A property 
shall be eligible for a D1-1 designation only if the development containing the designated 
property utilizes sound urban design principles adopted by County ordinance or incorporated 
in the Urban Design Manual endorsed by Resolution #R-1360-98 as may be amended from 
time to time, or addresses the urban design concerns contained in another binding instrument 
approved by action of the Board of County Commissioners. 
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(1) The development permitted by the application, if granted, conforms to the 
Comprehensive Development Master Plan for Miami-Dade County, Florida; is 
consistent with applicable area or neighborhood studies or plans, and would serve a 
public benefit warranting the granting of the application at the time it is considered; 

 
(2) The development permitted by the application, if granted, will have a favorable or 

unfavorable impact on the environmental and natural resources of Miami-Dade 
County, including consideration of the means and estimated cost necessary to 
minimize the adverse impacts; the extent to which alternatives to alleviate adverse 
impacts may have a substantial impact on the natural and human environment; and 
whether any irreversible or irretrievable commitment of natural resources will occur 
as a result of the proposed development; 

 
(3) The development permitted by the application, if granted, will have a favorable or 

unfavorable impact on the economy of Miami-Dade County, Florida; 
 

(4) The development permitted by the application, if granted, will efficiently use or 
unduly burden water, sewer, solid waste disposal, recreation, education or other 
necessary public facilities which have been constructed or planned and budgeted 
for construction; 

  
(5) The development permitted by the application, if granted, will efficiently use or unduly 

burden or affect public transportation facilities, including mass transit, roads, streets 
and highways which have been constructed or planned and budgeted for 
construction, and if the development is or will be accessible by public or private 
roads, streets or highway. 

 
Section33-
311(A)(4)(b) Non-
Use Variances 
From Other Than 
Airport 
Regulations.   

Upon appeal or direct application in specific cases, the Board shall hear and grant 
applications for non-use variances from the terms of the zoning and subdivision 
regulations and may grant a non-use variance upon a showing by the applicant that the 
non-use variance maintains the basic intent and purpose of the zoning, subdivision and 
other land use regulations, which is to protect the general welfare of the public, 
particularly as it affects the stability and appearance of the community and provided that 
the non-use variance will be otherwise compatible with the surrounding land uses and 
would not be detrimental to the community.  No showing of unnecessary hardship to the 
land is required 

 
Section 33-
311(A)(7) 
Generalized 
Modification 
Standards.   

The Board shall hear applications to modify or eliminate any condition or part thereof which 
has been imposed by any final decision adopted by resolution; and to modify or 
eliminate any provisions of restrictive covenants, or parts thereof, accepted at public 
hearing, except as otherwise provided in Section 33-314(C)(3);  provided, that the 
appropriate Board finds after public hearing that (a) the modification or elimination, in 
the opinion of the Community Zoning Appeals Board, would not generate excessive 
noise or traffic, tend to create a fire or other equally or greater dangerous hazard, or 
provoke excessive overcrowding of people, or would not tend to provoke a nuisance, or 
would not be incompatible with the area concerned, when considering the necessity and 
reasonableness of the modification or elimination in relation to the present and future 
development of the area concerned, or (b) (i) that the resolution that contains the 
condition approved a school use that was permitted only as a special exception, (ii) that 
subsequent law permits that use as of right without the requirement of approval after 
public hearing, and (iii) that the requested modification or elimination would not result in 
development exceeding the standards provided for schools authorized as a matter of 
right without the requirement of approval after public hearing. 

 



                                                    Memorandum  

 

  

Date: April 9, 2021 
  
To: Lourdes M. Gomez, AICP, Director 

Department of Regulatory and Economic Resources  
  
From: Rashid Istambouli, P.E. 

Department of Regulatory and Economic Resources 
  
Subject: Z2020000101-4th Revision  
 Village at Old Cutler, LLC 
 SE Corner of the intersection of SW 216th Street and SW 107th 

Avenue 
 DBC from RU-2 to RU-4M; Variance for setbacks requirements; 

deletion of declaration of restriction pursuant to public hearing 05-
127. Proposed workforce housing project 

 (16.46 Acres) 
 17-56-40 

__________________________________________________________________________________ 
 
The Department of Regulatory and Economic Resources – Division of Environmental Resources 
Management (DERM) has reviewed the above-referenced zoning application for compliance with the 
requirements of Chapter 24 of the Miami-Dade County Code (the Code) for potable water service and 
wastewater disposal. Based on the information provided, this zoning application is approved pursuant to 
Section 24-43.1 of the Code.  
 
Potable Water Service and Wastewater Disposal 
Public water and public sanitary sewers can be made available to the subject property. Therefore, the 
connection of the proposed development to the public water supply system and sanitary sewer system 
shall be required in accordance with Code requirements.     
 
Be advised that the required water main extension permit is issued by the Florida Department of Health. 
Civil drawings for the water main extension will need to be approved by the Miami-Dade Water and Sewer 
Department and the Environmental Permitting Section of RER.  
 
Civil drawing for the required sewer main extension will need to be approved by the Miami-Dade Water 
and Sewer Department and the Water and Wastewater Division of DERM prior to the approval of final 
development orders. 
   
Existing public water and sewer facilities and services meet the Level of Service (LOS) standards set 
forth in the Comprehensive Development Master Plan (CDMP).  Furthermore, the proposed development 
order, if approved, will not result in a reduction in the LOS standards subject to compliance with the 
conditions required by DERM for this proposed development order.  
 
Please note that some of the collection/transmission facilities, which includes sanitary sewer gravity 
sewer mains, sanitary sewer force mains, and sanitary sewer pump stations, throughout the County do 
not have adequate capacity, as defined in the Consent Decree between Miami-Dade County, Florida 
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Department of Environmental Protection and the U.S. Environmental Protection Agency case 1:12-cv-
24400-FAM.  Under the terms of this Consent Decree, this approval does not constitute an allocation or 
certification of adequate treatment and transmission system capacity. At the time of building permits, 
DERM will evaluate and may reserve sanitary sewer capacity, through the DERM sanitary sewer 
certification process, if the proposed development complies with the provisions of the Consent 
Decree. Building permits for development in sanitary sewer basins that have been determined not to 
have adequate capacity cannot be approved until adequate capacity becomes available.  
 
Conditions of Approval: None 
 
Stormwater Management 
An Environmental Resource Permit from the South Florida Water Management District (1-800-432-2045) 
shall be required for the construction and operation of the required surface water management system. 
This permit shall be obtained prior to any future development order approval.  It is the applicant's 
responsibility to contact the above-mentioned agency for further information regarding permitting 
procedures and requirements. 
 
Stormwater shall be retained on-site utilizing designed seepage or infiltration drainage system. Drainage 
plans shall provide for full on-site retention of the stormwater runoff generated by a 5-year/1-day storm 
event. 
 
Site grading and development plans shall comply with the requirements of Chapter 11C of the Code, as 
well as with all state and federal criteria, and shall not cause flooding of adjacent properties. 
 
Any proposed development shall comply with county and federal flood criteria requirements. The 
proposed development order, if approved, will not result in a reduction in the LOS standards for flood 
protection set forth in the CDMP subject to compliance with the conditions required for this proposed 
development order. 
 
Conditions of Approval: None 
 
Tree Preservation 
An aerial review of the subject properties indicates the presence of non-specimen tree resources. Section 
24-49 of the Code provides for the preservation and protection of tree resources. A Miami-Dade County 
Tree Permit is required prior to the removal and/or relocation of any tree that is subject to the tree 
preservation and protection provisions of the Code. The applicant is advised that a tree survey that 
includes a tree disposition table will be required during the tree removal permit application process. 
Projects and permits shall comply with the requirements of Sections 24-49.2 and 24-49.4 of the Code, 
including the specimen tree standards. 
 
A landscape plan entitled "AHS at Old Cutler", prepared by Leopoldo Bellon, R.A., and dated as received 
by Miami-Dade County on October 27, 2020, was submitted in support of the subject application and 
indicates the removal of these non-specimen tree resources. 
 
In accordance with Section 24-49.9 of the Code, all plants prohibited by Miami-Dade County shall be 
removed from all portions of the property prior to development, or redevelopment and developed parcels 
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shall be maintained to prevent the growth or accumulation of prohibited species. Please contact the Tree 
and Forest Resources Section at (305)372-6574 for additional information regarding tree permitting 
procedures and requirements. 
 
Conditions of Approval: Obtain DERM Tree Permit for impacts to non-specimen trees 
 
Natural Forest Community 
The folios identified in this application do not contain Natural Forest Community (NFC), however, the 
applicant is notified that the parcel with folio number 30-6017-001-0010 is adjacent to an NFC that is 
owned by the State of Florida and managed by Miami-Dade County. The approval of this zoning 
application does not authorize impacts to the adjacent NFC. To minimize potential impacts to the adjacent 
NFC, DERM recommends a barrier be erected between any site improvement work and the NFC 
property. 
 
A review of the cross-sections included on the untitled document “streetsections.pdf”, specifically the 
diagram labeled “SW 107th Avenue South of SW 226th Street Typical Section”, and dated as received by 
Miami Dade County on October 27, 2020, provides sufficient information regarding the east edge of 
Harden Hammock and indicates no impact to the adjacent NFC. The applicant is advised to contact the 
Tree and Forest Resources Section at (305)372-6574 for NFC permitting procedures and requirements. 
 
Conditions of Approval: If construction is proposed at the property line a barrier be erected 
between any site improvement work and the NFC property. 
 
 
Pollution Remediation 
Based on the current/past agricultural use of the site, DERM requires that a Phase 1 and Phase 2 
Environmental Site Assessment (ESA) prepared in accordance with ASTM standards be conducted at 
the site prior to site development and prior to the submittal of site development plans through the building 
department review process. DERM review and approval of said documents shall be required. Be advised 
that a Phase 2 ESA is currently pending re-submittal for this site and is tracked under DERM file HWR-
1059. Further, all construction plans (inclusive of drainage) and dewatering plans shall require review 
and approval from the Environmental Monitoring and Restoration Division of DERM as it relates to 
environmental contamination issues. 

 
Any contaminated portion of the site that is proposed to be sold, transferred, or dedicated (including, but 
not limited to, for public right-of-way) to any public entity shall be identified on the tentative and final plat 
plans for this development. If any contaminated portion of the site is proposed to be sold, transferred, or 
dedicated to the County, please note that all soil, groundwater, or surface water contaminants, solid 
waste, and methane must be disclosed to the applicable County department at the earliest stage 
possible.   The applicable County departments would include all departments that would receive or 
manage the proposed property, and for example, would include PROS for a park and DTPW for road 
right-of-way.   Please note that the presence of any such contamination, solid waste, or methane or a 
delay by the applicant in disclosing such contamination or impacts to the applicable County departments 
could result in the county declining to accept the proposed dedication.  This may in turn result in the need 
for the developer to reconfigure or change previously approved site plans, or make other changes to the 
proposed development, which may require approval after a public hearing.   If an applicant elects to 
address soil contamination, groundwater contamination, solid waste, and methane via a No Further 
Action with Conditions, each individual property owner will be required to execute a restrictive covenant.   
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Please note that nothing stated herein may be interpreted to limit or restrict an engineer’s or other 
professional’s responsibility to prepare plans accurately and completely for proposed rights-of-way as 
well as any other projects or plans. 
 
Conditions of Approval: None 
 
Wetlands 
Although the subject properties are located within a designated wetland basin, the subject properties do 
not contain wetlands as defined by Section 24-5 of the Code. Therefore, a Class IV permit will not be 
required.  
 
The applicant is advised that permits from the Army Corps of Engineers (305-526-7181), the Florida 
Department of Environmental Protection (561-681-6600), and the South Florida Water Management 
District (1-800-432-2045) may be required for the proposed project. It is the applicant's responsibility to 
contact these agencies. 
 
Conditions of Approval: None 
 
Environmentally Endangered Lands 
The subject application proposes improvements to the public right-of-way adjacent to an Environmentally 
Endangered Land property known as the Harden Hammock EEL Preserve.  This EEL Preserve is located 
on the southwest corner of SW 226th Street and SW 107th Avenue. 
 
The revised site plans entitled "AHS at Old Cutler -Site Plan", Rev. 2 dated October 13, 2020, and 
stamped by Miami-Dade County on October 27, 2020, specifically Page CS-1 proposes improvements 
to the public right-of-way along SW 107th Avenue, adjacent to the Harden Hammock EEL Preserve. The 
revised plan does not show impacts to the Preserve.  
 
Further, an untitled page “street sections” stamped received by the County on October 27, 2020, includes 
a diagram labeled “SW 107th Avenue South of SW 226th Street Typical Section”. This page does not show 
impacts to the Preserve.  
 
The aforementioned plans provide sufficient information to determine that no impacts should occur to this 
preserve as a result of the proposed work.  
 
Please note that as reflected in the above site plans, the roadway and infrastructure only extend from the 
subject property to the centerline, and from the centerline to the west into the EEL property is currently 
preserved. These plans do not show or otherwise authorize impacts to the preserve.  
 
For more information regarding the Harden Hammock EEL Preserve or the EEL Program, please 
contact the Director of the Environmentally Endangered Lands Program, Janet Gil 
at janet.gil@miamidade.gov 
 
 
Enforcement History 
There are no open or closed enforcement records for violations of Chapter 24 of the Code for the subject 
property. 
 

mailto:janet.gil@miamidade.gov
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Concurrency Review Summary 
A concurrency review has been conducted for this application and DERM has determined that the same 
meets all applicable LOS standards for an initial development order as specified in the adopted CDMP 
for potable water supply, wastewater disposal, and flood protection. This concurrency approval is valid 
only for this initial development order. Pursuant to Chapter 33G of the Code, a final concurrency 
statement will be issued at the time of the final development order.  
 
If you have any questions concerning the comments or wish to discuss this matter further, please contact 
Christine Velazquez at (305) 372-6764. 
 
cc:   Nathan Kogon, Department of Regulatory and Economic Resources 
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DATE: December 3, 2020 
TO: Amina Newsome 
 Sr. Division Chief – Development Services Division 
 Department of Regulatory and Economic Resources (RER) 
 
FROM: Francisco Arbelaez, AICP 

Principal Planner 
 Department of Transportation and Public Works (DTPW) 
 
SUBJECT: Review of DIC Project No. Z2020000101 

Village at Old Cutler, LLC 
DTPW Project No. OSP173 

 
 
This report analyzes the impact of the proposed development to the Level-of-Service as they 
apply to transit services. The following application is for Zoning approval of the subject property. 
Data and information were updated as of December 2018 and is current to the proposed start of 
fiscal year 2020-2029, as presented in the FY 2019 Transit Development Plan Major Update 
(TDP). 

Project Description 

The applicant, Village at Old Cutler, LLC, seeks an Zoning approval for the subject property 
consisting of two parcels totaling +/- 17.76 acres located at South of SW 216th Street extending 
down to the theoretical extension of SW 228th Street and lying east of SW 107th Avenue and west 
of the Homestead extension of the Florida Turnpike (HEFT). 

This application is a revision to one submitted under the same reference number last August. The 
applicant responded to the DERM, and TED comments and submitted a revised letter of intent 
(LOI) which includes a request for an additional variance for the property. The variance request 
is as follows: 

(1) To permit a 16-foot-high pre-cast wall around certain amenity areas to 
address HUD noise requirements. 

The applicant is proposing a mid-rise development comprised of eight (8) separate buildings for 
the workforce housing units and five (5) duplex buildings, the site will also have a total of 635 
parking spaces. The subject property is in Miami-Dade County, Florida, and is located within the 
Urban Development Boundary.  

Existing Service  

The subject property is served by Metrobus Route 35 at a bus stop that is located approximately 
100 feet northwest of the property (less than a minute walk) along SW 216th Street at the HEFT. 
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The property is also served by Metrobus Route 52 at a bus stop located approximately 500 feet 
away (a 2-minute walk) along Old Cutler Road at SW 108th Avenue. The property is also served 
by Metrobus Routes 1, 31, 39, 137, and 200 at a bus stop located approximately 0.64 miles away 
(13-minute walk) at the South Dade Government Center along SW 211th Street at the HEFT.   

The table below details the service headways (in minutes) for these routes:  

Metrobus Route Service Summary 
DIC Project No. Z2020000101 

Route Peak 
(am/pm) 

Off-peak 
(midday) 

Evening  
(at 8 pm) 

Over 
night Saturday Sunday Type of 

Service 

1 40 40 n/a n/a 40 40 L 

31  
(Busway Local) 30 30 40 n/a 30 30 L/F 

35  
(North of 
Naranja) 

20 20 40 n/a 30 30 L 

39  
(Express) 15 n/a n/a n/a n/a n/a E/F 

52 30 45 60 n/a 45 60 L/F 

137  
(West Dade 
Connection) 

30 45 60 n/a 45 45 L 

200  
(Cutler Bay 

Local) 
60 60 n/a n/a 60 60 L 

Note: 
L means Metrobus local route service. 
F means Metrobus feeder service to Metrorail. 
E means Express or Limited-Stop Metrobus route service 
 Source: Miami Dade Department of Transportation and Public Works, Dec. 2018 Line Up 

While the service above is in place, the operation of the system at the time of the review is 
scaled back to meet the current demands, due to COVID-19 pandemic. 

Recent Service 

According to the TDP, Metrobus Route 31 experienced a reduction in service, resulting in the 
weekday peak service headway being increased to 30 minutes. Also, found in the TDP, Metrobus 
Route 35 was restructured by combining its alignment with former Route 70. Metrobus Route 137 
experienced an improvement in service through adjustments in running times and the addition of 
a bus during the AM peak. The same route was also extended to Dolphin Station during the week 
and rerouted to use NW 17th Street to enter and exit Dolphin Mall. The last service change in this 
review Metrobus Route 200 experienced an improvement in service by matching the Sunday 
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service time to that of Saturday (10AM-4PM). Metrobus Route 287 experienced minor schedule 
adjustments. 

Future Transportation/Transit Needs and Planned Improvements 

The TDP identifies one funded capital project. The second phase of the Transitway Park-and-
Ride of the BERT network. The project is located approximately 1.3 miles away along the South 
Dade Transitway at SW 112th Avenue. The project will consist of upgrading the existing facility to 
provide passengers amenities, bus terminals and additional parking spaces. The TDP also 
identifies one partially funded capital project. The South Dade Corridor is approximately 1.25 
miles away from the subject site. The project seeks the implementation of Gold Standard BRT 
along the South Dade Transitway from SW 344th Street Park-and-Ride to Dadeland South 
Metrorail Station. There is also one unfunded capital project found within the TDP. The Southland 
Mall project is located approximately 1.3 miles away from the development site at SW 205th Street 
and South Dixie Highway. DTPW seeks to build a SMART Terminal and looks to lease 100 
parking spaces and construct a four-bay terminal. 

The TDP also identifies that there are two 2029 and Beyond projects found within proximity to this 
site. The Transitway BRT with grade separated intersections project is approximately 1.25 miles 
away from the development site at SW 216th Street along the South Dade transitway. The project 
will extend from the City of Florida City at SW 344th Street to the Dadeland North Metrorail station 
and will implement bus-only grade separations at all intersections including and south of SW 98th 
Street. The South Dade Corridor project will seek to extend Metrorail from Dadeland South 
Metrorail Station to Florida City at the SW 344th Street Park-and-Ride. 

DTPW Comments/Recommendations 

DTPW encourages the developer to support and enhance pedestrian and bicyclist connections 
to the bus stops, as feasible. Incorporate pedestrian accessibility into residential neighborhood 
design to enable safe pedestrian access to neighboring properties, adjacent transit stops, and 
planned future rapid transit stations. Upon DTPW’s review for mass transit concurrency, the 

application is found to meet the Level-of-Service concurrency with the adopted mass transit level-
of-service standard contained in CDMP Policy MT-1A.  Therefore, DTPW has no objections to 
this application, subject to the following conditions.  
 

1. The Applicant shall provide a bicycle and pedestrian connection to the 
existing East Bound bus stop along SW 216th Street at SW 107th Avenue and 
the West Bound bus stop along Old Cutler Road at SW 108th Avenue.  

2. The Applicant shall ensure that the access along the sidewalk to the existing 
West Bound bus stop along Old Cutler Road at SW 107th Avenue be 
maintained in good, operable condition and accessible throughout the 
duration of construction at the development site.  



DTPW Review of Application No. Z2020000101 
Village at Old Cutler, LLC 
DTPW Project No. OSP173 
 
 
 

 
 

 
Page 4 

 
  

3. Given nature of the project being Affordable Housing, and the proximity of 
this area to the South Dade Corridor of the SMART plan and the SMART 
BERT Network, The Applicant should coordinate with DTPW, as the project 
advances, to adequately address infrastructure needs for transit-on-demand 
services.  

4. The applicant should work closely with DTPW’s staff to ensure that the 
proposed project will connect to the existing bicycle network and to the bus 
stops along SW 216th Street. 

 
c:  Elia Nunez, P.E., Assistant Director, Planning, Design and Engineering, DTPW  
 Jie Bian, Chief, Planning and System Development, DTPW 
 Eric Zahn, Transit Planning Section Supervisor, Service Planning and Scheduling, DTPW 
 Linda Morris, AICP, Chief of Service Planning and Scheduling, DTPW 
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Date:  December 30, 2020 

 

To:  Nathan Kogon 

  Assistant Director 

  Regulatory and Economic Resource Department  

 

From:  Darlene M. Fernandez, P.E. 

  Assistant Director 

  Department of Transportation and Public Works 

 

Subject: DIC Z2020000101  

  Name: Village at Old Cutler, LLC 

I. PROJECT LOCATION:  

The property is located south of SW 216 Street and east of SW 107 Avenue. 

II. APPLICATION REQUEST: 

This application is requesting the approval of a 390 unit workforce housing community 

and 10 additional two-structure units, which will be constructed and conveyed to the 

Miami-Dade County Homeless Trust, for a total of 400 units.  

III. EXISTING ROADWAYS SERVICEABLE TO THIS APPLICATION: 

Access to this site is available from the north and south by SW 107 Avenue and from the 

east and west by Old Cutler Road. 

IV. RECOMMENDATION: 

Miami-Dade County Department of Transportation and Public Works (DTPW) does 

not object to this application subject to the conditions in Section V.  

V. CONDITIONS: 

Please note that this application will be approved conditionally to addressing the 

following comments at the time of platting. If site plan modifications are needed it is 

the applicant’s responsibility to do so under the corresponding RER process. 

 

• Exit driveways must comply with clear sight visibility requirements for both pedestrians and 
vehicular traffic. Provide clear sight visibility triangles on the landscape and site plans to 
demonstrate compliance with these requirements.   

 

For
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• A signed and sealed site plan printed to scale must be submitted for DTPW review.  
Pavement widths, radii, existing and proposed driveway connections, proposed circulation 
paths, pedestrian pathways, ramps, pavements markings, driveways configuration, lanes 
widths, signing, etc. must be shown in the submitted site plan. Please note that the 
development does not oppose to the additional internal movements that residents and 
visitors will have given that the residents lane will only be allowed to perform a right turn 
and visitors lane a left turn at the southernmost gated entrance. This must be reflected in 
the site plan at the time of plat with pavement markings and signage. 

The developer of this site is required to perform the following improvements before 

obtaining the Certificate of Use (CU) and/or Certificate of Occupancy (CO): 

• Construct SW 107 Avenue from SW 216 Street to SW 224 Street as a two-lane 

roadway divided by a two-way-left-turn lane and from SW 224 Street SW 228 

Terrace as a four-lane divided roadway.  

• Construct southbound left-turn lanes on SW 107 Avenue at the project’s two main 

driveway connections.  

• Construct a roundabout at the intersection of SW 107 Avenue and Old Cutler Road. 

 

 
Cc:  Raul A. Pino, PLS, Department of Regulatory and Economic Resources 

Claudia P. Diaz, P.E., Traffic Engineering Division Chief, Department of Transportation 

and Public Works 

Nicholas Nitti, Zoning Evaluation Supervisor, Department of Regulatory and Economic 

Resources 

James Byers, Chief, Regulatory and Economic Resources Zoning and Public Works Plan 

Review Division 

 

 



Date: November 19, 2020 

To: Nathan Kogon, Assistant Director 
Development Services 
Department of Regulatory and Economic Resources (RER) 

From: Maria A. Valdes, CSM, LEED® Green Associate 
Chief, Planning & Water Certification Section 
Water and Sewer Department (WASD)                 

Subject: Zoning Application Comments - Village at Old Cutler, LLC 
Application No. Z2020000101 - (Pre-App Z20P-017) - Revision No. 2 

 
The Water and Sewer Department has reviewed the proposed development for the subject zoning 
application.  WASD has no objections to this application.  The information provided below is 
preliminary and it does not affect the Zoning process.  For the property with Folio No. 30-6017-001-
0010, the applicant is advised to consult with their engineer and WASD’s Plans Review staff to 
finalize points of connection and capacity approval.  
 
Application Name:  Village at Old Cutler, LLC 
 
Location:  The proposed project is within two parcels, on approximately 17.74 gross acres located 
east of SW 107th Avenue, north and south of Old Cutler Road with Folios No. 30-6017-000-0012 and 
30-6017-001-0010, respectively, in unincorporated Miami-Dade County.  
 
Proposed Development:  Applicant seeks to re-zone the Property from RU-2 (Two-family Residential 
District) to RU-4M (Modified Apartment House District) for the development of 400 Apartment units, 
(Low-Density Residential).  Per Applicant’s email dated November 4, 2020, the subject property will 
be developed as follows: 
 

Table No. 1 
Proposed Development Daily Rated Gallonage Total 

Estimated 
Water & Sewer 

Demand 
Description Quantity Rate Units GPD 

Agreement No. 30711 - North of Old Cutler Road   

Tract A: 192 Apartments 192 Apt 135  gpd/Apt 25,920 
Tract B: 10 Apartments 10 Apt 135  gpd/Apt 1,350 

  Sub-Total 27,270 
Agreement No. 30968 - South of Old Cutler Road   
Tract A: 198 Apartments 198 Apt 135  gpd/Apt 26,730 

  Sub-Total 26,730 
Total Estimated Water Demand (GPD) 54,000 
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Water: The proposed development is located within the WASD’s water service area.  The water 
supply will be provided by the Alexander-Orr Treatment Plant.  Currently, there is adequate treatment 
and water supply capacity for the proposed project consistent with Policy WS-2 A (1) of the CDMP.   
 
For the parcel with Folio No. 30-6017-000-0012 located north of Old Cutler Road:   
 
A WASD Agreement No. 30711 was offered on November 16, 2020.  Per Approved Points of 
Connection (POC) dated November 9, 2020, since the subject property is connecting for the first 
time to WASD’s water system, the developer is required to install a water main along one entire 
boundary of the property, as per WASD Rules & Regulations, Section 2.02(1) and 2.04(2)(d).  
 
The developer shall connect to any of the followings: 
 

1. An existing 16-inch water main (E 11565-2; 162-ft. per survey) in West Old Cutler Road, 
abutting the southern boundary of the property.  
 

2. An existing 16-inch water main (E 8856-8; 1,260-ft. per survey) in SW 107th Avenue, partially 
abutting the western boundary of the subject property. 

 
If the Fire Department requires a fire hydrant, a fire line, and/or the developer requires service in SW 
107th Avenue where there is no 16-inch water main abutting, thence connect to the aforementioned 
existing  16-inch water main (Section Line) in SW 107th Avenue either in SW 220th Street and/or 
West Old Cutler Road and extend the same 16-inch water main southerly or northerly in SW 107th 
Avenue as required to feed the hydrant, fire line, and/or provide service to the property, 
interconnecting to an existing 6-inch water main (no as-built found but see E 11565-2 & E 1205-2) 
at that location or to the 16-inch water main in the opposite side.  
 
Any public water main extension within the property shall be minimum 8-inch in diameter.  If two or 
more fire hydrants are to be connected to a public water main extension, then the water system shall 
be looped with two (2) points of connections.   
 
A Water Supply Certification (WSC) letter from WASD was issued on November 16, 2020 through 
WASD Agreement No. 30711.  The WSC letter shall remain active in accordance with terms and 
conditions specified in said certification.  The WSC is required consistent with Policy CIE-5D and 
WS-2C in the County’s CDMP and in accordance with the permitted withdrawal capacity in the 
WASD’s 20-year Water Use Permit.   
 
For parcel with Folio No. 30-6017-001-0010 located south of Old Cutler Road:  
 
A WASD’s Agreement No. 30968 was requested on November 4, 2020 and is still pending to be 
offered along with approved points of connection.  The developer may connect to any of the 
followings: 
 
1. An existing 16-inch water main in West Old Cutler Road, abutting the northern boundary of the 
property. 
 
2. An existing 16-inch water main in SW 107th Avenue, abutting the western boundary of the property. 
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Any public water main extension within the property shall be minimum 8-inch in diameter.  If two or 
more fire hydrants are to be connected to a public water main extension, then the water system shall 
be looped with two (2) points of connections.  Final points of connections and capacity approval to 
connect to the water system will be provided at the time the requested Agreement No. 30968 is 
offered. 
   
A Water Supply Certification (WSC) will be required for the proposed development.  A Certification 
will be issued at the time the WASD Developer Agreements No. 30968 is offered.  The WSC letter 
shall remain active in accordance with terms and conditions specified in said certification.  The WSC 
is required consistent with Policy CIE-5D and WS-2C in the County’s CDMP and in accordance with 
the permitted withdrawal capacity in the WASD’s 20-year Water Use Permit.   
 
For more information on the Water Supply Certification Program please go to 
http://www.miamidade.gov/water/water-supply-certification.asp 
 
In addition, all future development will be required to comply with water use efficiency techniques for 
indoor water use and with landscape standards in accordance with Sections 8-31, 32-84, 18-A and 
18-B of the Miami-Dade County Code and consistent with Policies WS-5E and WS-5F of the CDMP, 
respectively.  Also, please note that Section 8A-381 (c) of the Miami-Dade County Code estates that, 
effective January 1, 2009; all permit applications for new multifamily residential developments shall 
be required to include a sub-meter for each individual dwelling unit. 
 
For more information about our Water Conservation Program, please go to 
http://www.miamidade.gov/conservation/home.asp 
 
For information concerning the Water-Use Efficiency Standards Manual please go to 
http://www.miamidade.gov/waterconservation/library/instructions/water-use-efficiency-standards-
manual.pdf 
 
Sewer:  The proposed development is located within the WASD’s sewer service area.  The 
wastewater flows for the proposed development will be transmitted to the South District Wastewater 
Treatment Plant (SDWWTP) for treatment and disposal.  This WWTP is currently operating under a 
permit from the Florida Department of Environmental Protection.  Currently, there is adequate sewer 
treatment and disposal capacity for the proposed project consistent with Policy WS-2 A (2) of the 
CDMP.  
 
For the parcel north of Old Cutler Road with Folio No. 30-6017-000-0012: 
 
As per Approved Points of Connection (POC) dated November 9, 2020, connection to WASD’s 
sanitary gravity sewer system is not available at the present time.  Therefore, two (2) private pump 
stations are acceptable for this project, as long as all legal requirements are met.  One private pump 
station will serve the proposed apartment building on Tract "A" and the other one will serve the 
proposed apartment building on Tract "B".  
 
Therefore, the developer shall connect to an existing 12-inch force main (ES 8001-2) at the 
intersection of Old Cutler Road and SW 107th Avenue and extend an 8-inch force main in SW 107th 
Avenue as required to provide sewer service to the proposed private pump stations.   
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Note: Tract “B” will have ten (10) apartment units that will be transferred to a County entity.  For this 
portion, a letter of concurrence will be required. 
 
Important Note: Separate sanitary sewer plans must be submitted for each related Private Pump 
Station basin and for the basin connecting to the Public Pump Station.   
 
For the parcel south of Old Cutler Road with Folio No. 30-6017-001-0010:  
 
A WASD’s Agreement No. 30968 was requested on November 4, 2020 and is still pending to be 
offered along with approved points of connection.  The developer may connect to an existing 8-inch 
gravity sewer in SW 107th Avenue north of SW 228th Terrace and close to the southwestern corner 
of the property and extend the same (8-inch gravity sewer) northerly at full depth in SW 107th Avenue 
to the northwestern corner of the property to provide sewer service, provided there is sufficient depth 
and no obstacles that would preclude construction of the sewer system.   
 
If connection to the gravity system is feasible, then the sewage flow from the proposed development 
(198 Apartments; 26,730 gpd) will be transmitted to Pump Station (P.S.) No. 1097.  The projected 
sanitary sewer flow will increase the Nominal Average Pump Operating Time (NAPOT) operating 
hours from 5.93 hrs. to 6.71 hrs.  Said pump station is in OK Moratorium Code status.  
 
In the event there is not sufficient depth to connect to said gravity system, then the developer may 
connect to the existing 12-inch force main abutting the site along Old Cutler Road.  A private pump 
station will be required.  Final points of connections and capacity approval to connect to the sewer 
system will be provided at the time the requested Agreement No. 30968 is offered. 
 
If Unity of Title does not apply, then any gravity sewer within the property shall be public and 
minimum 8-inch in diameter. 
 
Connection to the sanitary sewer system is subject to the following conditions: 
 

 Adequate transmission and plant capacity exist at the time of the owner’s request 
consistent with policy WS-2 A(2) of the CDMP.  Capacity evaluations of the plant for 
average flow and peak flows will be required.  Connection to the COUNTY’S sewage 
system will be subject to the terms, covenants and conditions set forth in court orders, 
judgments, consent orders, consent decrees and the like entered into between the 
COUNTY and the United States, the State of Florida and/or any other governmental entity, 
including but not limited to, the Consent Order entered on April 9, 2014 in the United 
States of America, State of Florida and State of Florida Department of Environmental 
Protection v. Miami-Dade County, Case No. 1:12-cv-24400-FAM, as well as all other 
current, subsequent or future enforcement and regulatory actions and proceedings. 

 
 Approval of all applicable governmental agencies having jurisdiction over these matters 

are obtained. 
 
Any public water or sewer infrastructure must be within a public right-of-way, or within a utility 
easement.   
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Below please find additional links to the WASD portal, which provides information on the 
Construction & Development process for water and sewer infrastructure.   
 
http://www.miamidade.gov/water/construction-development.asp 
 
http://www.miamidade.gov/water/construction-service-agreement.asp 
 
http://www.miamidade.gov/water/construction-existing-service.asp 
 
http://www.miamidade.gov/water/library/forms/service-agreement.pdf 
 
Should you have any questions, please contact Maria A. Valdes, Chief, Planning & Water 
Certification Section at (786) 552-8198 or mavald@miamidade.gov, Alfredo B. Sanchez at (786) 
552-8237 or sanalf@miamidade.gov, or Delcy Munoz-Percy at (786) 552-8484 or Delcy.Munoz-
Percy@miamidade.gov. 
 
 













 

 
The Department of Solid Waste Management’s review of the above-referenced item, which is 
the Second Amended Application (or the third version) that has been reviewed, is provided 
below. Additional comments will be provided as needed. The DSWM has no objections to the 
proposed application. 
 
Application: The applicant, Village of Old Cutler, LLC is requesting approval of the 
development of Workforce Housing Community consisting of 390 apartments and 10 duplex 
units. The current set of revisions largely impact Traffic Engineering issues. 
 
Size: The subject property is approximately 11 acres in size. 
 
Location: The property is located between the Turnpike Extension, on the east side of the 
property and SW 107th Avenue to the west, from SW 216th Street on the north extending past 
the equivalent of SW 227 Terrace on the south in unincorporated Miami-Dade County, Florida.   
 
Analysis:  
 
1. Solid Waste Disposal 
 
The Miami-Dade County Solid Waste Management System consists of both County facilities 
and private facilities under contract as follows: three Class I landfills (two owned by Waste 
Management Inc., of Florida) a Class III landfill, a Resources Recovery Facility waste to energy 
plant and associated ash monofill, and three regional transfer facilities.  The Department of 
Solid Waste Management (DSWM) does not assess or adjust estimated capacity requirements 
based on the impacts of individual developments.  Instead, the Department maintains sufficient 
disposal capacity to accommodate five years of waste flows committed to the system through 
long-term interlocal agreements or contracts with municipalities and private waste haulers and 
anticipated non-committed waste flows.  The latest Concurrency Status Determination issued on 
September 28, 2020, which is valid until September 30, 2021, shows sufficient disposal system 
capacity to exceed the County's adopted level of service (five years of capacity).  This 
determination, which is on file with the Regulatory and Economic Resources Department is 
contingent upon the continued ability of the County to obtain and renew disposal facility 
operating permits from the Florida Department of Environmental Protection, as needed. There is 
one solid waste collection facility (the South Miami Heights Trash & Recycling Center) within 
about 1.4 miles from this property.  
 
 
 
 

Date: November 3, 2020 

To: Nathan Kogon, Assistant Director 
Regulatory and Economic Resources Department 

From: Michael J. Fernandez, Director  
Department of Solid Waste Management 

 
Subject: 

 
Village at Old Cutler, LLC (Z2020000101) (2nd Amended Version) 
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2. Garbage and Trash Collection Services  
 
The 10 duplex units meet the Miami-Dade County Code definition of a “residential unit”, while 
the 390 apartments meet the definition of a “multi-family establishment”.  According to Chapter 
15 of the Code entitled Solid Waste Management, residential units on the property will receive 
DSWM waste collection service. Twice weekly curbside waste collection, twice per year 
scheduled bulky waste collection service, and unlimited use of the 13 Trash and Recycling 
Centers are the services currently provided to residential units in the DSWM solid waste 
collection service area.  
   
Per the Code, the following is required of multifamily establishments located in unincorporated 
Miami-Dade County: "Every commercial and multi-family residential establishment shall utilize 
the solid waste collection services of either the proper governmental agency able to provide 
such services, or that of a licensed solid waste hauler authorized to perform such services by 
the Director of the Department."  Because the DSWM typically does not service multifamily 
establishments located in unincorporated Miami-Dade County, the landlord or property owner is 
required to contract with a permitted private hauler to provide waste and recycling collection 
service.  
 
 
3. Recycling  
 
The DSWM provides curbside recycling services to residential units located in unincorporated 
Miami-Dade County through a private contractor. The single stream recycling program currently 
includes separation of glass, aluminum cans, steel cans, plastic bottles, newspaper and phone 
books. Applicants are required to incorporate adequate space in their building plans to 
accommodate the recycling program (i.e. somewhere for residents to store and set out their 
recycling carts). Further information on the curbside recycling program may be obtained on the 
Department's website at http://www.miamidade.gov/publicworks/recycling.asp.   
 
As it pertains to the multi-family units, Section 15-2.2a of the Code requires that “every multi-
family residential establishment shall provide for a recycling program which shall be serviced by 
a permitted hauler or the appropriate governmental agency and shall include, at a minimum, the 
five (5) materials listed below.” 
 
1) Newspaper    
2) Glass (flint, emerald, amber)    
3) Aluminum cans     
4) Steel cans 
5) Plastics (PETE, HDPE-natural, HDPE-colored) 
 
Section 15-2.2b of the Code states that the failure of a multi-family residential establishment to 
provide a recycling program or a modified recycling program pursuant to Section 15-2.4 of the 
Code shall constitute a violation of this section for which the property owner(s) shall be liable, 
provided, however, that in the case of a condominium or cooperative apartment having a 
condominium association or cooperative apartment association, said association, rather than 
individual unit owners, shall be liable for any such violation. 
 
  
4. Recycling and Waste Storage/Setout Considerations 
 
Section 15-4 of the Code requires that plans for storage and collection of solid waste and 
recycling be adequate before a building permit may be issued (residents must be provided with 

http://www.miamidade.gov/publicworks/recycling.asp


Villages at Old Cutler, LLC   
Page 3 
 
adequate space to store and set out their recycling carts or bins or, in the case of centralized 
waste collection with dumpster containers, a permanent space for recycling carts or larger 
receptacles). Site plans must address location, accessibility, number and adequacy of solid 
waste and recyclable materials collection and storage facilities and must be approved by the 
Director.  The site plan legend must contain the following statement:  "Facilities for the collection 
and storage of solid waste and recyclable materials are shown in accordance with Section 15-4 
of the Miami-Dade County Code”. For properties in incorporated areas, municipalities are 
requested to require that building plans for commercial establishments, multi-family residential 
establishments, and residential units be prepared so as to include sufficient space for storage 
and collection of recyclable materials, but not to prohibit curbside collection of recyclable 
materials where otherwise permitted in residential districts. 
 
 
5. Site Circulation Considerations  
It is required that development plans associated with this project incorporate at least one of the 
following traffic circulation criteria to minimize the reversing of waste vehicles and hence, 
provide for the safe circulation of service vehicles:  
 
a. Cul-de-sac with a minimum 49 foot turning radius (no "dead-ends”) 
b. "T" shaped turnaround 60 feet long by 10 feet wide 
c. Paved throughway of adequate width (minimum 15 feet) 
 
All alleyways designed with utilities, including waste collection, provided at the rear of the 
property should be planned in accordance with standard street specifications with sufficient 
width and turning radii to permit large vehicle access.  Additionally, there should be no “dead-
end” alleyways developed.  Also, a sufficient waste set-out zone should be preserved (between 
the edge of the pavement and any possible obstructions such as parked cars, fencing, etc.,) that 
would interrupt or preclude waste collection. Developments requiring that solid waste haulers 
use private roads in order to service properties within the community shall hold the haulers, 
including the Department, harmless for any and all road damage occurring as a consequence of 
normal use of these roads. Failure to maintain any private roads used to provide solid waste 
collection services in adequate condition may, with provision of advance notice, result in 
removal of waste collection services provided by the DSWM.  



Concurrency Management System (CMS)
Miami-Dade County Public Schools

Miami-Dade County Public Schools
Concurrency Management System
School Concurrency Determination

MDCPS Application Number: PT3020100900423 Local Government (LG): Miami-Dade
Date Application Received: 10/9/2020 7:35:51 AM LG Application Number: T24465
Type of Application: Plats Sub Type: New Plat

Applicant's Name: VILLAGE AT OLD CUTLER VILLAGE
Address/Location: OLD CUTLER RD & SW 107 AVE
Master Folio Number: 3060170010010
Additional Folio Number(s):
Name of Subdivision: T-Plat number: 24465

PROPOSED # OF UNITS 198
SINGLE-FAMILY DETACHED 
UNITS: 0

SINGLE-FAMILY ATTACHED 
UNITS: 0

MULTIFAMILY UNITS: 198

CONCURRENCY SERVICE AREA SCHOOLS

CSA 
Id Facility Name Net Available 

Capacity
Seats 

Required
Seats 
Taken

LOS 
Met Source Type

311 GOULDS ELEMENTARY 260 22 22 YES Current CSA
6111 CUTLER BAY MIDDLE 483 9 9 YES Current CSA
7731 MIAMI SOUTHRIDGE SENIOR 0 12 0 NO Current CSA
7731 MIAMI SOUTHRIDGE SENIOR 0 12 0 NO Current CSA Five Year Plan

ADJACENT SERVICE AREA SCHOOLS
7361 MIAMI KILLIAN SENIOR 1682 12 12 YES Adjacent CSA

*An Impact reduction of 28.23% included for charter and magnet schools (Schools of Choice).

MDCPS has conducted a public school concurrency review for this application and has determined that it DOES 
MEET (Concurrency Met) all applicable LOS Standards for a Final Development order as adopted in the local 
Government's Educational Element and incorporated in the Interlocal Agreement for Public School Facility Planning 
in Miami-Dade County. 

Master Concurrency Number: MA3020100900423 Total Number of Units: 198
Issue Date: 10/15/2020 12:44:02 PM Expiration Date: 10/15/2021 12:44:02 PM
Capacity Reserved: Elementary:22 / Middle:9 / Senior: 12

________________________ ________________________
MDCPS Administrator MDCPS Authorized Signature

1450 NE 2 Avenue, Room 525, Miami, Florida 33132 / 305-995-7285 / concurrency@dadeschools.net



Date: October 30, 2020 

To: Nathan M. Kogon, Assistant Director 
Regulatory and Economic Resources 

From: Alejandro G Cuello, Principal Planner  
Miami-Dade Fire Rescue Department 

Subject: Z2020000101 

The Miami-Dade Fire Rescue Department has no objection with the site plan uploaded in “Energov” on 
10/27/20.  
 
For additional information, please contact acuello@miamidade.gov or call 786-331-4545. 
 
 

mailto:acuello@miamidade.gov


         Building and Neighborhood Compliance  
 

ENFORCEMENT HISTORY  
 

 
VILLAGE AT OLD CUTLER, LLC N/A 

MIAMI-DADE COUNTY, FLORIDA. 
 

   
APPLICANT  ADDRESS  

 
Pending Z2020000101 

 
  

  DATE  HEARING NUMBER    
FOLIO: 30-6017-001-0010/30-6017-000-0012 
 
REVIEW DATE OF CURRENT ENFORCEMENT HISTORY:  
November 18, 2020 
 
NEIGHBORHOOD REGULATIONS: 
There are no open/closed cases in CMS. 
 
BUILDING SUPPORT REGULATIONS: 
There are no open/closed cases in BSS. 
 
VIOLATOR: 
VILLAGE OF OLD CUTLER, LLC 
 
OUTSTANDING LIENS AND FINES: 
There are no outstanding liens or fines. 

 









Disclosure of Interest for Village at Old Cutler, LLC

Disclosure of Interest for AHS Residential, LLC

AHS Development Group, LLC

AHS Development Holdings Limited

Name Position Address Interest



Challenger Trust

Name Position Address Interest



Aerroc Estate Corporation



SP AHS Multifamily, LLC

SP 2017 Holdings, LLC
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1" = 300'-0"

OVERALL SITE PLAN

PARKING SCHEDULE

FAMILY COUNT Percentage
EVSE PARKING SPACE 5 1%
PARKING HC SPACE 15 2%
PARKING SPACE 572 87%
PARKING SPACE PARALLEL 51 8%
TANDEM PARKING SPACE 18 3%

661 100%

AREA BREAKDOWN SCHEDULE

NAME AREA ACRES PERCENTAGE
BUILDING A T-3-1 15,135 SF 0.35 3%
BUILDING B T-3-1 15,135 SF 0.35 3%
BUILDING C T-3-3 15,646 SF 0.36 3%
BUILDING D T-3-3 15,646 SF 0.36 3%
BUILDING E T-3-3 15,646 SF 0.36 3%
BUILDING F T-3-2 15,896 SF 0.36 3%
BUILDING G T-3-1 15,135 SF 0.35 3%
BUILDING H T-3-3 15,646 SF 0.36 3%
CLUB HOUSE 1 BATH HOUSE 5,468 SF 0.13 1%
CLUB HOUSE 2 11,955 SF 0.27 2%
DUMPSTER 992 SF 0.02 0%
GREEN 179,834 SF 4.13 30%
ROAD / ASPHALT 243,126 SF 5.58 41%
SIDEWALK 24,817 SF 0.57 4%
TOT LOT 1,667 SF 0.04 0%
TWO-UNIT STRUCTURE 1 1,320 SF 0.03 0%
TWO-UNIT STRUCTURE 2 1,320 SF 0.03 0%
TWO-UNIT STRUCTURE 3 1,328 SF 0.03 0%
TWO-UNIT STRUCTURE 4 1,320 SF 0.03 0%
TWO-UNIT STRUCTURE 5 1,320 SF 0.03 0%

598,352 SF 13.74 100%

TOTAL 400 29.00 U/Ac (net)
TWO-UNIT STRUCTURES 10

RESIDENTIAL 390 28.28 U/Ac (net)
PROPOSED UNITS

SIDE SOUTH 25 25
SIDE NORTH 25 -
REAR EAST 25 26'-9"

FRONT WEST 25 10 (VARIANCE REQ'D)
SETBACKS

MAX STORIES /
ACCESORY BUILDING N/A 1 STORY

MAX STORIES / PRINCIPAL
BUILDING  9 STORIES 3 STORIES

REQUIRED PROPOSED

ZONING DISTRICT RU-4M Modified Apartment House District, 35.9 units/net acre

CURRENT ZONING RU-2

ZONING LEGEND

Name AREA ACRES
GROSS SITE AREA 772,830 SF 17.74 acres
NET SITE AREA 598,352 SF 13.74 acres

LOT COVERAGE / OPEN SPACE

TYPE AREA ACRES PERCENTAGE PARCEL
A
COVERED 73,639 SF 1.69 12% A
OPEN 250,399 SF 5.75 42% A
B
COVERED 74,277 SF 1.71 12% B
OPEN 200,037 SF 4.59 33% B

598,352 SF 13.74 100%

LOT PERVIOUS / IMPERVIOUS AREA

DESCRIPTION AREA ACRES PERCENTAGE PARCEL
A
IMPERVIOUS 213,214 SF 4.89 36% A
PERVIOUS 110,823 SF 2.54 19% A
B
IMPERVIOUS 205,304 SF 4.71 34% B
PERVIOUS 69,011 SF 1.58 12% B

598,352 SF 13.74 100%

TWO-UNIT STRUCTURE - PARKING CALCULATIONS

Type Mark Description Count Parking Count Parking Req'd
TWO-UNIT 1113 SF 5 2 10
Grand total: 5 5 10

PARCEL LEGEND
NAME AREA ACRES

NET SITE AREA 598,352 SF 13.74 acres
GROSS SITE AREA 772,830 SF 17.74 acres
PARCEL A-EXISTING 415,197 SF 9.53 acres
PARCEL B-EXISTING 301,991 SF 6.93 acres
PARCEL A-PROPOSED 293,875 SF 6.75 acres
PARCEL B-PROPOSED 275,983 SF 6.34 acres
MIAMI DADE HOMELESS TRUST PARCEL 28,496 SF 0.65 acres

FAR
Name AREA FAR MAX Req'd FAR

NET SITE AREA 598,352 SF 0.75 448,764 SF

UNIT -TOTAL PARKING CALCULATIONS

Type Mark Description Count Parking Count Parking Req'd
1 BEDROOM 612 SF 108 1.5 162
2 BEDROOM 868 SF 234 1.75 410
3 BEDROOM 1047 SF 48 2 96
Grand total: 390 390 668

1" = 30'-0"

SITE PLAN - ENTRY / MDC HOMLESS TRUST

LOT COVERAGE / OPEN SPACE TOTALS

TYPE AREA ACRES PERCENTAGE
COVERED 147,916 SF 3.40 25%
OPEN 450,436 SF 10.34 75%

598,352 SF 13.74 100%

1

1

1

11

1

1

FIRE ENTRY ACCESS NOTE:

- ALL ACCESS VEHICULAR GATES TO BE ELECTRICALLY 
OPERATED.
- USE ONLY KNOX KEY SWITCH MODEL 3502. 1

1" = 30'-0"

SITE PLAN - INTERSECTION SW 216 ST & SW 107 AVE

PUBLIC WORKS AND TRAFFIC NOTE:

- AREA FOR REFERENCE ONLY. TO BE DETAILED W/ 
PAVING AND DRAINAGE PERMIT.

1

1

ENTRANCE FEATURE NOTE:

- NOT-A-PART OF THIS APPLICATION AND WILL REQUIRE 
A SEPARATE ENTRANCE FEATURE APPLICATION.

No. DATE DESCRIPTION
1 7/23/2020 REV1

OPEN SPACE REQUIRED RU-4M
Name AREA OPEN Req'd OPEN

NET SITE AREA 598,352 SF 0.25 149,588 SF

FAR - BUILDING SCHEDULE PROVIDED

NAME AREA ACRES PERCENTAGE
BUILDING A T-3-1 15,135 SF 0.35 12%
BUILDING B T-3-1 15,135 SF 0.35 12%
BUILDING C T-3-3 15,646 SF 0.36 13%
BUILDING D T-3-3 15,646 SF 0.36 13%
BUILDING E T-3-3 15,646 SF 0.36 13%
BUILDING F T-3-2 15,896 SF 0.36 13%
BUILDING G T-3-1 15,135 SF 0.35 12%
BUILDING H T-3-3 15,646 SF 0.36 13%

123,885 SF 2.84 100%

FAR - BUILDING SCHEDULE TOTAL PROVIDED

BUILDING AREA ACRES % PROVIDED
Yes 123,885 SF 2.84 0.21

123,885 SF 2.84 0.21

RECEIVED
MIAMI-DADE COUNTY
PROCESS NO: Z20-101
DATE: DEC 23 2020
BY: ISA
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NEW TREE CRAPE MYRTLE Lagerstroemia indica 187 3" 6' 12'
NEW TREE GUMBO LIMBO TREE Bursera simaruba 189 3" 6' 12'
NEW TREE OAK TREE Quercus 10 6" 6' 14'
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FOXTAIL PALM GUMBO LIMBO TREE MONTGOMERY PALM OAK TREE

STREET TREES SCHEDULE

Family Type Scientific Name Count Calp Canopy Height
NEW TREE CRAPE MYRTLE Lagerstroemia indica 34 3" 6' 12'
NEW PALM MONTGOMERY PALM Veitchia arecina 55 3" 6' 12'
NEW TREE OAK TREE Quercus 77 6" 6' 14'
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1" = 30'-0"

LANDSCAPE PLAN - ENTRY / MDC HOMELESS TRUST

NEW SHRUB SCHEDULE

Family Type Scientific Name Count Comment
SHRUB COCO PLUM Chrysobalanus icaco 5577 18" HT. X 18" SPR. / 18" O.C.

3 GAL.

SHRUB THRYALLIS Galphimia speciosa 950 18" HT. X 18" SPR. / 18" O.C.
3 GAL.

Grand total: 6527 6527

PLANTING SCHEDULE TOTALS

Family Type Scientific Name Count Calp Canopy Height
NEW TREE CRAPE MYRTLE Lagerstroemia indica 221 3" 6' 12'
NEW TREE GUMBO LIMBO TREE Bursera simaruba 189 3" 6' 12'
NEW PALM MONTGOMERY PALM Veitchia arecina 55 3" 6' 12'
NEW TREE OAK TREE Quercus 87 6" 6' 14'
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27
' -

 1
1 

1/
2"

55
' -

 1
1"

PROJECT No.

DRAWN BY:

CHECKED BY:

SHEET             OF

LEOPOLDO BELLON, AIA (AR-8737)

12930 S.W. 128 STREET
SUITE 203

MIAMI, FLORIDA  33186

T. (305) 278-7776
F. (305) 278-7473

WWW.BELLONMILANES.COM
AA-26002616

ARCHITECTURE
LAND PLANNING

INTERIORS

CONSTRUCTION MANAGEMENT

DATE:

A-5

S.H.

L.B.

AHS-OC

01/14/2020
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TL
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R
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T

BUILDING T3-3 FLOOR PLANS

A
H

S_
VE

R
SI

O
N

#5
_8

/2
6/

20
20

3/32" = 1'-0"1 F.F. GROUND FLOOR

3/32" = 1'-0"2 F.F. SECOND FLOOR

3/32" = 1'-0"3 F.F. THIRD FLOOR NOTE:
REFER TO SITE PLAN FOR LOCATION OF BUILDINGS.

BUILDINGS C-D-E-H

No. DATE DESCRIPTION
1 7/23/2020 REV1

1

RECEIVED
MIAMI-DADE COUNTY
PROCESS NO: Z20-101
DATE: SEP 2 2020
BY: ISA



A-74

A-7

A-7

A-7

2

3

5

46
'-1

0"
15

'-9
"

5'
-1

0"
63

'-2
"

10'-11" 11'-10" 15'-2" 10'-3" 23'-4"

30
'-1

"

POOL

POOL DECK

COVERED TERRACE

GYM

MULTIPURPOSE 
ROOM

DRY MODEL 
UNIT

LEASING 
OFFICE

MAINTENANCE 
ROOM

MAIL ROOM

LA
N

D
S

C
A

P
E

LA
N

D
S

C
A

P
E

LA
N

D
S

C
A

P
E

LA
N

D
S

C
A

P
E

LA
N

D
S

C
A

P
E

C
O

N
C

. S
ID

E
W

A
LK

C
O

N
C

. S
ID

E
W

A
LK

CONC. 
SIDEWALK

GROUND FLOOR
0'-0"

T.O. ROOF SLAB
SECTION A

13'-5"

T.O. ROOF SLAB
SECTION B

15'-5"

GROUND FLOOR
0'-0"

T.O. ROOF SLAB
SECTION A

13'-5"

T.O. ROOF SLAB
SECTION B

15'-5"

GROUND FLOOR
0'-0"

T.O. ROOF SLAB
SECTION A

13'-5"

T.O. ROOF SLAB
SECTION B

15'-5"

GROUND FLOOR
0'-0"

T.O. ROOF SLAB
SECTION A

13'-5"

T.O. ROOF SLAB
SECTION B

15'-5"

PROJECT No.

DRAWN BY:
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SHEET             OF

LEOPOLDO BELLON, AIA (AR-8737)
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SUITE 203
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ARCHITECTURE
LAND PLANNING

INTERIORS

CONSTRUCTION MANAGEMENT

DATE:

A-7

Author

Checker

OAK ENCLAVE

09/09/19
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CLUB HOUSE

A
H

S_
VE

R
SI

O
N

#6
_8

/2
6/

20
20

3/32" = 1'-0"1 CLUB HOUSE FLOOR PLAN

3/32" = 1'-0"4 CLUB HOUSE SOUTH ELEVATION

3/32" = 1'-0"5 CLUB HOUSE NORTH ELEVATION

3/32" = 1'-0"3 CLUB HOUSE WEST ELEVATION

3/32" = 1'-0"2 CLUB HOUSE EAST ELEVATION

No. DATE DESCRIPTION

RECEIVED
MIAMI-DADE COUNTY
PROCESS NO: Z20-101
DATE: SEP 2 2020
BY: ISA



POOL POOL DECK

COVERED 
TERRACE

MAIL ROOM

LANDSCAPE

LA
N

D
S

C
A

P
E

LA
N

D
S

C
A

P
E

LA
N

D
S

C
A

P
E

C
O

N
C

. S
ID

E
W

A
LK

MAIL ROOM

4' HEIGHT PICKET FENCE

CONC. SIDEWALK

LANDSCAPE

86'-10" 10'-4" 10'-10" 3'-9"

47
'-8

"
5'

-0
"

97'-2" 10'-8" 3'-10"

10
'-8

"
13

'-6
"

8'
-0

"
15

'-4
"

10
'-8

"

60'-0"

20
'-0

"

A-7.1

4

A-7.12

A-7.1

A-7.1

5

3 GROUND FLOOR .
0'-0"

T.O. ROOF SLAB
MAIL BOX AREAS

11'-7"

T.O. ROOF SLAB
13'-0"

T.O. PARAPET
16'-5"

GROUND FLOOR .
0'-0"

T.O. ROOF SLAB
MAIL BOX AREAS

11'-7"

T.O. ROOF SLAB
13'-0"

T.O. PARAPET
16'-5"

GROUND FLOOR .
0'-0"

T.O. ROOF SLAB
MAIL BOX AREAS

11'-7"

T.O. ROOF SLAB
13'-0"

T.O. PARAPET
16'-5"

GROUND FLOOR .
0'-0"

T.O. ROOF SLAB
MAIL BOX AREAS

11'-7"

T.O. ROOF SLAB
13'-0"

T.O. PARAPET
16'-5"

CONCRETE WALL

A-7.1

7

A-7.1

8
6'-0"

1'
-6

"

GROUND FLOOR .
0'-0"

CONCRETE WALL

7'
-0

"

8'
-0

"

GROUND FLOOR .
0'-0"

GROUND FLOOR .
0'-0"

GROUND FLOOR .
0'-0"

CONCRETE WALL

PROJECT No.

DRAWN BY:
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DATE:

A-7.1

Author

Checker

OAK ENCLAVE

09/16/19
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BATH HOUSE / MOMUMENT
SIGN

A
H

S_
VE

R
SI

O
N

#6
_8

/2
6/

20
20

No. DATE DESCRIPTION
1 7/23/2020 REV1

3/32" = 1'-0"1 BATH HOUSE FLOOR PLAN

1/8" = 1'-0"2 BATH HOUSE SOUTH ELEVATION

1/8" = 1'-0"3 BATH HOUSE NORTH ELEVATION

1/8" = 1'-0"4 BATH HOUSE EAST ELEVATION

1/8" = 1'-0"5 BATH HOUSE WEST ELEVATION
3/16" = 1'-0"6 MONUMENT SIGN PLAN

3/16" = 1'-0"7 MONUMENT SIGN FRONT ELEVATION

3/16" = 1'-0"8 MONUMENT SIGN REAR ELEVATION
3/16" = 1'-0"9 MONUMENT SIGN LEFT SIDE ELEVATION

3/16" = 1'-0"10MONUMENT SIGN RIGHT SIDE ELEVATION 1

RECEIVED
MIAMI-DADE COUNTY
PROCESS NO: Z20-101
DATE: SEP 2 2020
BY: ISA



DW DW

23' - 2 1/2" 23' - 2 1/2"

Landscape Patio Landscape Patio

23
' -

 1
0 

1/
2"

4'
 - 

0"

3' - 7" 13' - 0" 13' - 3" 13' - 0" 3' - 7"

CONC. PAD CONC. PAD

LIVING / DINING

KITCHEN

BEDROOM

BATHROOM

CLOSET
A/C

W/D

LIVING / DINING

KITCHEN

BEDROOM

BATHROOM

CLOSET
A/C

W/D

F.F. GROUND FLOOR
0' - 0"

F.F. ROOF SLAB
9' - 5"

TOP OF PARAPET
13' - 5"

4'
 - 

0"
9'

 - 
5"

F.F. GROUND FLOOR
0' - 0"

F.F. ROOF SLAB
9' - 5"

TOP OF PARAPET
13' - 5"

9'
 - 

5"
4'

 - 
0"

F.F. GROUND FLOOR
0' - 0"

F.F. ROOF SLAB
9' - 5"

TOP OF PARAPET
13' - 5"

F.F. GROUND FLOOR
0' - 0"

F.F. ROOF SLAB
9' - 5"

TOP OF PARAPET
13' - 5"

PROJECT No.

DRAWN BY:

CHECKED BY:

SHEET             OF

LEOPOLDO BELLON, AIA (AR-8737)
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SUITE 203

MIAMI, FLORIDA  33186
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AA-26002616

ARCHITECTURE
LAND PLANNING

INTERIORS

CONSTRUCTION MANAGEMENT

DATE:

A-8

S.H.

L.B.

AHS-OC

01/14/2020
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MDC H.T. TWO-UNIT PLANS

A
H

S_
VE

R
SI

O
N

#6
_8

/2
6/

20
20

1/4" = 1'-0"1 F.F. GROUND FLOOR

NOTE:
REFER TO SITE PLAN FOR LOCATION OF BUILDINGS AT THE MDC HOMELESS TRUST PARCEL.

No. DATE DESCRIPTION

1/4" = 1'-0"2 FRONT ELEVATION

1/4" = 1'-0"3 REAR ELEVATION

1/4" = 1'-0"4 SIDE ELEVATION - RIGHT
1/4" = 1'-0"5 SIDE ELEVATION - LEFT

RECEIVED
MIAMI-DADE COUNTY
PROCESS NO: Z20-101
DATE: SEP 2 2020
BY: ISA



144.06 SF
3B-BEDROOM 2

56.91 SF
3B-BATH 2 372.63 SF

3B-KITCHEN/ LIVING/ DINNING

167.85 SF
3B-BEDROOM 1

67.56 SF
3B-BATH 1

11.05 SF
3B-W/D

10.96 SF
3B-A/C

152.62 SF
3B-BEDROOM 3

56.62 SF
3B-BALCONY

3BEDROOM LEGEND
3B-A/C

3B-BALCONY

3B-BATH 1

3B-BATH 2

3B-BEDROOM 1

3B-BEDROOM 2

3B-BEDROOM 3

3B-KITCHEN/ LIVING/ DINNING

3B-W/D

56.62 SF
BALCONY

3 BD APT
CORNERArea Legend

56.62 SF 983.62 SF

983.62 SF
Area

56.62 SF
BALCONY

803.79 SF
INTERIOR AREA

2 BD APT
INTERIOR

Area Legend
56.62 SF 803.79 SF

549.13 SF
INTERIOR AREA

56.63 SF
BALCONY

1 BD APT
INTERIOR

Area Legend
56.62 SF 549.13 SF

56.63 SF
BALCONY

808.77 SF
INTERIOR AREA

2 BD APT
CORNER

Area Legend
56.62 SF 808.77 SF

554.10 SF
INTERIOR AREA

56.63 SF
BALCONY

1 BD APT
CORNER

Area Legend
56.62 SF 554.10 SF

56.63 SF
1B-BALCONY

294.09 SF
1B-KITCHEN/ LIVING/ DINNING

167.85 SF
1B-BEDROOM 1

10.96 SF
1B-A/CArea

11.05 SF
1B-W/D

70.17 SF
1B-BATH 1

1 BEDROOM LEGEND
1B-A/CArea

1B-BALCONY

1B-BATH 1

1B-BEDROOM 1

1B-KITCHEN/ LIVING/ DINNING

1B-W/D

56.63 SF
1B-BALCONY

289.11 SF
1B-KITCHEN/ LIVING/ DINNING

167.85 SF
1B-BEDROOM 1

10.96 SF
1B-A/CArea

11.05 SF
1B-W/D

70.17 SF
1B-BATH 1

1 BEDROOM LEGEND
1B-A/CArea

1B-BALCONY

1B-BATH 1

1B-BEDROOM 1

1B-KITCHEN/ LIVING/ DINNING

1B-W/D

189.85 SF
2B-BEDROOM 2

283.76 SF
2B-KITCHEN/ LIVING/ DINNING

70.17 SF
2B-BATH 2

171.48 SF
2B-BEDROOM 1

10.96 SF
2B-A/C

11.05 SF
2B-W/D

71.51 SF
2B-BATH 1

56.63 SF
2B-BALCONY

2BEDROOM
2B-A/C

2B-BALCONY

2B-BATH 1

2B-BATH 2

2B-BEDROOM 1

2B-BEDROOM 2

2B-KITCHEN/ LIVING/ DINNING

2B-W/D

189.85 SF
2B-BEDROOM 2

283.76 SF
2B-KITCHEN/ LIVING/ DINNING

70.17 SF
2B-BATH 2

167.85 SF
2B-BEDROOM 1

10.96 SF
2B-A/C

11.05 SF
2B-W/D

70.17 SF
2B-BATH 1

56.63 SF
2B-BALCONY

2BEDROOM
2B-A/C

2B-BALCONY

2B-BATH 1

2B-BATH 2

2B-BEDROOM 1

2B-BEDROOM 2

2B-KITCHEN/ LIVING/ DINNING

2B-W/D
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DATE:

A-9
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TYPICAL UNIT AREAS

A
H

S_
VE

R
SI

O
N

#5
_6

/1
6/

20
20

3BED - CORNER AREAS

Name Area
3B-A/C 10.96 SF
3B-BALCONY 56.62 SF
3B-BATH 1 67.56 SF
3B-BATH 2 56.91 SF
3B-BEDROOM 1 167.85 SF
3B-BEDROOM 2 144.06 SF
3B-BEDROOM 3 152.62 SF
3B-KITCHEN/ LIVING/
DINNING

372.63 SF

3B-W/D 11.05 SF
Grand total: 9 1,040.25 SF

2BED INTERIOR - AREAS

Name Area
2B-A/C 10.96 SF
2B-BALCONY 56.63 SF
2B-BATH 1 70.17 SF
2B-BATH 2 70.17 SF
2B-BEDROOM 1 167.85 SF
2B-BEDROOM 2 189.85 SF
2B-KITCHEN/ LIVING/ DINNING 283.76 SF
2B-W/D 11.05 SF
Grand total: 8 860.42 SF

1BED INTERIOR - AREAS

Name Area
1B-A/CArea 10.96 SF
1B-BALCONY 56.63 SF
1B-BATH 1 70.17 SF
1B-BEDROOM 1 167.85 SF
1B-KITCHEN/ LIVING/ DINNING 289.11 SF
1B-W/D 11.05 SF
Grand total: 6 605.75 SF

1BED CORNER- AREAS

Name Area
1B-A/CArea 10.96 SF
1B-BALCONY 56.63 SF
1B-BATH 1 70.17 SF
1B-BEDROOM 1 167.85 SF
1B-KITCHEN/ LIVING/ DINNING 294.09 SF
1B-W/D 11.05 SF
Grand total: 6 610.72 SF

2BED CORNER - AREAS

Name Area
2B-A/C 10.96 SF
2B-BALCONY 56.63 SF
2B-BATH 1 71.51 SF
2B-BATH 2 70.17 SF
2B-BEDROOM 1 171.48 SF
2B-BEDROOM 2 189.85 SF
2B-KITCHEN/ LIVING/ DINNING 283.76 SF
2B-W/D 11.05 SF
Grand total: 8 865.39 SF

No. DATE DESCRIPTION

RECEIVED
MIAMI-DADE COUNTY
PROCESS NO: Z20-101
DATE: SEP 2 2020
BY: ISA



F.F. GROUND FLOOR
0' - 0"

F.F. SECOND FLOOR
9' - 5"

F.F. THIRD FLOOR
18' - 10"

F.F. ROOF SLAB
28' - 3"

TOP OF PARAPET
32' - 3"

4'
 - 

0"

F.F. GROUND FLOOR
0' - 0"

F.F. SECOND FLOOR
9' - 5"

F.F. THIRD FLOOR
18' - 10"

F.F. ROOF SLAB
28' - 3"

TOP OF PARAPET
32' - 3"

4'
 - 

0"

F.F. GROUND FLOOR
0' - 0"

F.F. SECOND FLOOR
9' - 5"

F.F. THIRD FLOOR
18' - 10"

F.F. ROOF SLAB
28' - 3"

TOP OF PARAPET
32' - 3"

9'
 - 

5"
9'

 - 
5"

9'
 - 

5"
4'

 - 
0"

F.F. GROUND FLOOR
0' - 0"

F.F. SECOND FLOOR
9' - 5"

F.F. THIRD FLOOR
18' - 10"

F.F. ROOF SLAB
28' - 3"

TOP OF PARAPET
32' - 3"

4'
 - 

0"
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BUILDING T3-1 ELEVATIONS

A
H

S_
VE

R
SI

O
N

#6
_8

/2
6/

20
20

3/32" = 1'-0"1 REAR ELEVATION

3/32" = 1'-0"2 SIDE ELEVATION - RIGHT

3/32" = 1'-0"3 FRONT ELEVATION

3/32" = 1'-0"4 SIDE ELEVATION - LEFT

NOTE:
REFER TO SITE PLAN FOR LOCATION OF BUILDINGS.

BUILDINGS A - B - G

No. DATE DESCRIPTION
1 7/23/2020 Rev1

1

RECEIVED
MIAMI-DADE COUNTY
PROCESS NO: Z20-101
DATE: SEP 2 2020
BY: ISA



F.F. GROUND FLOOR
0' - 0"

F.F. SECOND FLOOR
9' - 5"

F.F. THIRD FLOOR
18' - 10"

F.F. ROOF SLAB
28' - 3"

TOP OF PARAPET
32' - 3"

4'
 - 

0"
9'

 - 
5"

9'
 - 

5"
9'

 - 
5"

F.F. GROUND FLOOR
0' - 0"

F.F. SECOND FLOOR
9' - 5"

F.F. THIRD FLOOR
18' - 10"

F.F. ROOF SLAB
28' - 3"

TOP OF PARAPET
32' - 3"

4'
 - 

0"

F.F. GROUND FLOOR
0' - 0"

F.F. SECOND FLOOR
9' - 5"

F.F. THIRD FLOOR
18' - 10"

F.F. ROOF SLAB
28' - 3"

TOP OF PARAPET
32' - 3"

9'
 - 

5"
9'

 - 
5"

9'
 - 

5"
4'

 - 
0"

F.F. GROUND FLOOR
0' - 0"

F.F. SECOND FLOOR
9' - 5"

F.F. THIRD FLOOR
18' - 10"

F.F. ROOF SLAB
28' - 3"

TOP OF PARAPET
32' - 3"

4'
 - 

0"
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DATE:

A-4

A.C.
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BUILDING T3-2 ELEVATIONS

A
H

S_
VE

R
SI

O
N

#5
_8

/2
6/

20
20

3/32" = 1'-0"1 REAR ELEVATION

3/32" = 1'-0"2 SIDE ELEVATION - RIGHT

3/32" = 1'-0"3 FRONT ELEVATION

3/32" = 1'-0"4 SIDE ELEVATION - LEFT

No. DATE DESCRIPTION
1 07/23/2020 REV 1

NOTE:
REFER TO SITE PLAN FOR LOCATION OF BUILDINGS.

BUILDING F
1

RECEIVED
MIAMI-DADE COUNTY
PROCESS NO: Z20-101
DATE: SEP 2 2020
BY: ISA



F.F. GROUND FLOOR
0' - 0"

F.F. SECOND FLOOR
9' - 5"

F.F. THIRD FLOOR
18' - 10"

F.F. ROOF SLAB
28' - 3"

TOP OF PARAPET
32' - 3"

4'
 - 

0"

F.F. GROUND FLOOR
0' - 0"

F.F. SECOND FLOOR
9' - 5"

F.F. THIRD FLOOR
18' - 10"

F.F. ROOF SLAB
28' - 3"

TOP OF PARAPET
32' - 3"

4'
 - 

0"

F.F. GROUND FLOOR
0' - 0"

F.F. SECOND FLOOR
9' - 5"

F.F. THIRD FLOOR
18' - 10"

F.F. ROOF SLAB
28' - 3"

TOP OF PARAPET
32' - 3"

9'
 - 

5"
9'

 - 
5"

9'
 - 

5"
4'

 - 
0"

F.F. GROUND FLOOR
0' - 0"

F.F. SECOND FLOOR
9' - 5"

F.F. THIRD FLOOR
18' - 10"

F.F. ROOF SLAB
28' - 3"

TOP OF PARAPET
32' - 3"

4'
 - 

0"

PROJECT No.

DRAWN BY:

CHECKED BY:

SHEET             OF

LEOPOLDO BELLON, AIA (AR-8737)

12930 S.W. 128 STREET
SUITE 203

MIAMI, FLORIDA  33186

T. (305) 278-7776
F. (305) 278-7473

WWW.BELLONMILANES.COM
AA-26002616

ARCHITECTURE
LAND PLANNING

INTERIORS

CONSTRUCTION MANAGEMENT

DATE:

A-6

A.C.

L.B.

AHS-OC

01/14/2020
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BUILDING T3-3 ELEVATIONS

A
H
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VE

R
SI

O
N

#5
_8

/2
6/

20
20

3/32" = 1'-0"1 REAR ELEVATION

3/32" = 1'-0"2 SIDE ELEVATION - RIGHT

3/32" = 1'-0"3 FRONT ELEVATION

3/32" = 1'-0"4 SIDE ELEVATION - LEFT

No. DATE DESCRIPTION
1 7/23/2020 REV1

NOTE:
REFER TO SITE PLAN FOR LOCATION OF BUILDINGS.

BUILDINGS C-D-E-H

1

RECEIVED
MIAMI-DADE COUNTY
PROCESS NO: Z20-101
DATE: SEP 2 2020
BY: ISA



A-74

A-7

A-7

A-7

2

3

5

46
'-1

0"
15

'-9
"

5'
-1

0"
63

'-2
"

10'-11" 11'-10" 15'-2" 10'-3" 23'-4"

30
'-1

"

POOL

POOL DECK

COVERED TERRACE

GYM

MULTIPURPOSE 
ROOM

DRY MODEL 
UNIT

LEASING 
OFFICE

MAINTENANCE 
ROOM

MAIL ROOM

LA
N

D
S

C
A

P
E

LA
N

D
S

C
A

P
E
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N

D
S

C
A

P
E

LA
N

D
S

C
A

P
E
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N

D
S

C
A

P
E

C
O

N
C

. S
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E
W

A
LK

C
O

N
C

. S
ID

E
W

A
LK

CONC. 
SIDEWALK

GROUND FLOOR
0'-0"

T.O. ROOF SLAB
SECTION A

13'-5"

T.O. ROOF SLAB
SECTION B

15'-5"

GROUND FLOOR
0'-0"

T.O. ROOF SLAB
SECTION A

13'-5"

T.O. ROOF SLAB
SECTION B

15'-5"

GROUND FLOOR
0'-0"

T.O. ROOF SLAB
SECTION A

13'-5"

T.O. ROOF SLAB
SECTION B

15'-5"

GROUND FLOOR
0'-0"

T.O. ROOF SLAB
SECTION A

13'-5"

T.O. ROOF SLAB
SECTION B

15'-5"
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ARCHITECTURE
LAND PLANNING

INTERIORS

CONSTRUCTION MANAGEMENT

DATE:

A-7

Author

Checker

OAK ENCLAVE

09/09/19
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CLUB HOUSE

A
H
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R
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6/

20
20

3/32" = 1'-0"1 CLUB HOUSE FLOOR PLAN

3/32" = 1'-0"4 CLUB HOUSE SOUTH ELEVATION

3/32" = 1'-0"5 CLUB HOUSE NORTH ELEVATION

3/32" = 1'-0"3 CLUB HOUSE WEST ELEVATION

3/32" = 1'-0"2 CLUB HOUSE EAST ELEVATION

No. DATE DESCRIPTION

RECEIVED
MIAMI-DADE COUNTY
PROCESS NO: Z20-101
DATE: SEP 2 2020
BY: ISA



POOL POOL DECK

COVERED 
TERRACE

MAIL ROOM

LANDSCAPE
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N
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A
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E
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S

C
A

P
E
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N

D
S
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A

P
E
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O

N
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. S
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E
W

A
LK

MAIL ROOM

4' HEIGHT PICKET FENCE

CONC. SIDEWALK

LANDSCAPE

86'-10" 10'-4" 10'-10" 3'-9"

47
'-8

"
5'

-0
"

97'-2" 10'-8" 3'-10"

10
'-8

"
13

'-6
"

8'
-0

"
15

'-4
"

10
'-8

"

60'-0"

20
'-0

"

A-7.1

4

A-7.12

A-7.1

A-7.1

5

3 GROUND FLOOR .
0'-0"

T.O. ROOF SLAB
MAIL BOX AREAS

11'-7"

T.O. ROOF SLAB
13'-0"

T.O. PARAPET
16'-5"

GROUND FLOOR .
0'-0"

T.O. ROOF SLAB
MAIL BOX AREAS

11'-7"

T.O. ROOF SLAB
13'-0"

T.O. PARAPET
16'-5"

GROUND FLOOR .
0'-0"

T.O. ROOF SLAB
MAIL BOX AREAS

11'-7"

T.O. ROOF SLAB
13'-0"

T.O. PARAPET
16'-5"

GROUND FLOOR .
0'-0"

T.O. ROOF SLAB
MAIL BOX AREAS

11'-7"

T.O. ROOF SLAB
13'-0"

T.O. PARAPET
16'-5"

CONCRETE WALL

A-7.1

7

A-7.1

8
6'-0"

1'
-6

"

GROUND FLOOR .
0'-0"

CONCRETE WALL

7'
-0

"

8'
-0

"

GROUND FLOOR .
0'-0"

GROUND FLOOR .
0'-0"

GROUND FLOOR .
0'-0"

CONCRETE WALL
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ARCHITECTURE
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DATE:

A-7.1

Author

Checker

OAK ENCLAVE
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BATH HOUSE / MOMUMENT
SIGN

A
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R
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O
N
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_8

/2
6/
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20

No. DATE DESCRIPTION
1 7/23/2020 REV1

3/32" = 1'-0"1 BATH HOUSE FLOOR PLAN

1/8" = 1'-0"2 BATH HOUSE SOUTH ELEVATION

1/8" = 1'-0"3 BATH HOUSE NORTH ELEVATION

1/8" = 1'-0"4 BATH HOUSE EAST ELEVATION

1/8" = 1'-0"5 BATH HOUSE WEST ELEVATION
3/16" = 1'-0"6 MONUMENT SIGN PLAN

3/16" = 1'-0"7 MONUMENT SIGN FRONT ELEVATION

3/16" = 1'-0"8 MONUMENT SIGN REAR ELEVATION
3/16" = 1'-0"9 MONUMENT SIGN LEFT SIDE ELEVATION

3/16" = 1'-0"10MONUMENT SIGN RIGHT SIDE ELEVATION 1

RECEIVED
MIAMI-DADE COUNTY
PROCESS NO: Z20-101
DATE: SEP 2 2020
BY: ISA



DW DW

23' - 2 1/2" 23' - 2 1/2"

Landscape Patio Landscape Patio

23
' -

 1
0 

1/
2"

4'
 - 

0"

3' - 7" 13' - 0" 13' - 3" 13' - 0" 3' - 7"

CONC. PAD CONC. PAD

LIVING / DINING

KITCHEN

BEDROOM

BATHROOM

CLOSET
A/C

W/D

LIVING / DINING

KITCHEN

BEDROOM

BATHROOM

CLOSET
A/C

W/D

F.F. GROUND FLOOR
0' - 0"

F.F. ROOF SLAB
9' - 5"

TOP OF PARAPET
13' - 5"

4'
 - 

0"
9'

 - 
5"

F.F. GROUND FLOOR
0' - 0"

F.F. ROOF SLAB
9' - 5"

TOP OF PARAPET
13' - 5"

9'
 - 

5"
4'

 - 
0"

F.F. GROUND FLOOR
0' - 0"

F.F. ROOF SLAB
9' - 5"

TOP OF PARAPET
13' - 5"

F.F. GROUND FLOOR
0' - 0"

F.F. ROOF SLAB
9' - 5"

TOP OF PARAPET
13' - 5"
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ARCHITECTURE
LAND PLANNING

INTERIORS

CONSTRUCTION MANAGEMENT

DATE:
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L.B.
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MDC H.T. TWO-UNIT PLANS

A
H

S_
VE

R
SI

O
N

#6
_8

/2
6/

20
20

1/4" = 1'-0"1 F.F. GROUND FLOOR

NOTE:
REFER TO SITE PLAN FOR LOCATION OF BUILDINGS AT THE MDC HOMELESS TRUST PARCEL.

No. DATE DESCRIPTION

1/4" = 1'-0"2 FRONT ELEVATION

1/4" = 1'-0"3 REAR ELEVATION

1/4" = 1'-0"4 SIDE ELEVATION - RIGHT
1/4" = 1'-0"5 SIDE ELEVATION - LEFT

RECEIVED
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PROCESS NO: Z20-101
DATE: SEP 2 2020
BY: ISA
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Name: Pedro Gassant, Esq.  
Address: Holland & Knight LLP 
   701 Brickell Avenue, Suite 3300 
   Miami, Florida  33131 
 
 

 
 
 
 
 
 
(Space Reserved for Clerk of the Court) 

 
 

DECLARATION OF RESTRICTIONS 
 

WHEREAS, the Village at Old Cutler, LLC, a Florida limited liability company (the 

"Owner"), holds fee simple title to land in Miami-Dade County, Florida, described in Exhibit "A", 

attached hereto, and hereinafter referred to as the "Property," which is supported by the opinion of 

title;  

WHEREAS, the Owner has filed Zoning Application No. Z2020-101 with Miami-Dade 

County seeking, among other things, a district boundary change of the Property to RU-4M, 

Modified Apartment House District, to permit  multifamily workforce and affordable housing 

community  on the Property (the “Project”); 

NOW, THEREFORE, IN ORDER TO ASSURE Miami-Dade County, Florida (the 

"County") that the representations made by the Owner during the consideration of the Application 

will be abided by, the Owner freely, voluntarily and without duress, makes the following 

Declaration of Restrictions covering and running with the Property: 

1. Maximum Density. The Owner shall be limited to a maximum of 400 units on the 

Property.   



2. Workforce Housing. 390 units will be made affordable to households up to one-

hundred forty percent (140%) of the Area Median Income of Miami-Dade County. Should the 

Workforce Housing Program be revised in a manner that would accommodate the business 

dynamics of the Owner, the Owner will make every effort to participate. In addition, the Owner 

recognizes that it will enter into a separate agreement regarding the 390 units with the Public 

Housing and Community Development Department.  

3. Conveyance to the Homeless Trust. Of the 400 units allowed on the Property, ten 

(10) units (“Homeless Trust Units”) will be located in structure(s) separate and apart from those 

containing the remaining 390 units and the Homeless Trust Units, along with the land upon which 

the Homeless Trust Units are located shall be constructed and conveyed to the Miami-Dade County 

Homeless Trust without any income or other similar restrictions, at no cost to the County. This 

provision shall apply only if the Application is approved for 400 units. In addition, this provision 

is contingent upon the acceptance and approval of the land and structure(s) by the Miami Dade 

County Board of County Commissioners (BCC). The Homeless Trust Units shall be comparable 

in design and materials to the Workforce Housing Units within the development in terms of 

exterior appearance and shall be compatible with the neighborhood.  The Homeless Trust Units 

will be submitted contemporaneously with any Site Plan application that is submitted by the Owner 

for the Property.  Construction of the Homeless Trust Units shall commence prior to any Certificate 

of Occupancy being issued for any residential units on the Property. Should the BCC refuse to 

accept and approve the land and structure(s) provided pursuant to this provision, then the Owner 

shall limit the additional 10 units to the requirements set forth in provision no. 2 herein and the 

other provisions of this subsection shall not apply.  



4. Maximum Height. To ensure compatibility with the surrounding neighborhood, 

the height, as defined by the Miami-Dade County Code, for the development of the Property will 

be limited to three stories at 35 feet.  

5. Project Design. Any development application seeking to use the density increase 

provided by the “DI-1 Overlay” shall utilize the Miami-Dade County’s Urban Design Manual 

endorsed by Resolution R-1360-98 as a guideline for the Property’s development and will  

incorporate the following design principles outlined below:  

a. Buildings shall be compatible with surrounding developments or made compatible 

through the use of, among other methods: landscaping; buffers such as walls and 

fences; architectural styles that complement surrounding development; and 

building height transitions. 

b. Buildings shall be built close to the sidewalk to create a public space in the street 

corridor that is comfortable, interesting, and safe for pedestrians. The Owner shall 

seek, if necessary, variances of the County’s zoning regulations to accommodate 

this requirement. If any variances necessary to meet this requirement are not 

approved by the County at the time the Property or any portion thereof is subject to 

a district boundary change to accommodate the density increase provided by the 

“DI-1 Overlay,” the Owner shall develop buildings as reasonably close as possible 

to the minimum setback permitted by the County’s zoning standards. 

c. Buildings shall have abundant windows and doors at street level and may 

incorporate a variety of architectural features and treatments on all facades such as, 

but not limited to: balconies; a variety of materials such as stone, metal, stucco, 



concrete and brick; modulation and articulation of building surfaces; and changes 

in roof levels. Large expanses of opaque or blank building walls shall be avoided.  

6. Miscellaneous 
 

County Inspection.  As further part of this Declaration, it is hereby understood and agreed 

that any official inspector of Miami-Dade County, or its agents duly authorized, may have the 

privilege at any time of entering and inspecting the use of the Property to determine whether or 

not the requirements of the building and zoning regulations and the conditions herein agreed to are 

being complied with. 

Covenant Running with the Land. This Declaration on the part of the Owners shall 

constitute a covenant running with the land and may be recorded, at Owner's expense, in the public 

records of Miami-Dade County, Florida and shall remain in full force and effect and be binding 

upon the undersigned Owners, and their heirs, successors and assigns until such time as the same 

is modified or released.  These restrictions during their lifetime shall be for the benefit of, and 

limitation upon, all present and future owners of the real property and for the benefit of Miami-

Dade County and the public welfare.  Owners, and their heirs, successors and assigns, 

acknowledge that acceptance of this Declaration does not in any way obligate or provide a 

limitation on the County. 

Term. This Declaration is to run with the land and shall be binding on all parties and all 

persons claiming under it for a period of thirty (30) years from the date this Declaration is recorded 

after which time it shall be extended automatically for successive periods of ten (10) years each, 

unless an instrument signed by the then-owner(s) of the Property has been recorded agreeing to 

change the covenant in whole, or in part, provided that the Declaration has first been modified or 

released by Miami-Dade County. 



Modification, Amendment, Release. This Declaration may be modified, amended or 

released as to the Property, or any portion thereof, by a written instrument executed by the then-

owner(s) of the property, including joinders of all mortgagees, if any, provided that the same is 

also approved by the Board of County Commissioners or Community Zoning Appeals Board of 

Miami-Dade County, Florida, whichever by law has jurisdiction over such matters, or the Director 

as provided by the Miami-Dade County Code of Ordinances.  It is provided, however, in the event 

that the Property is annexed to an existing municipality or the Property is incorporated into a new 

municipality, any modification, amendment, or release shall not become effective until it is 

approved by such municipality and is thereafter approved by the Board of County Commissioners, 

in accordance with applicable procedures. 

Enforcement.  Enforcement shall be by action against any parties or person violating, or 

attempting to violate, any covenants.  The prevailing party in any action or suit pertaining to or 

arising out of this declaration shall be entitled to recover, in addition to costs and disbursements 

allowed by law, such sum as the Court may adjudge to be reasonable for the services of his 

attorney.  This enforcement provision shall be in addition to any other remedies available at law, 

in equity or both. 

Authorization for Miami-Dade County to Withhold Permits and Inspections.  In the event 

the terms of this Declaration are not being complied with, in addition to any other remedies 

available, the County is hereby authorized to withhold any further permits, and refuse to make any 

inspections or grant any approvals, until such time as this declaration is complied with. 

Election of Remedies. All rights, remedies and privileges granted herein shall be deemed 

to be cumulative and the exercise of any one or more shall neither be deemed to constitute an 



election of remedies, nor shall it preclude the party exercising the same from exercising such other 

additional rights, remedies or privileges. 

Presumption of Compliance. Where construction has occurred on the Property or any 

portion thereof, pursuant to a lawful permit issued by the County, and inspections made and 

approval of occupancy given by the County, then such construction, inspection and approval shall 

create a rebuttable presumption that the buildings or structures thus constructed comply with the 

intent and spirit of this Declaration. 

Severability. Invalidation of any one of these covenants, by judgment of Court, shall not 

affect any of the other provisions which shall remain in full force and effect.  However, if any 

material provision is invalidated, the County shall be entitled to revoke any approval predicated 

upon the invalidated provision. 

Recording.  This Declaration shall be filed of record in the public records of Miami-Dade 

County, Florida, at the cost of the Owners following the approval of the Application. This 

Declaration shall become effective immediately upon recordation. Notwithstanding the previous 

sentence, if any appeal is filed, and the disposition of such appeal results in the denial of the 

application, in its entirety, then this Declaration shall be null and void and of no further effect. 

Upon the disposition of an appeal that results in the denial of the Application, in its entirety, and 

upon written request, the Director of the Department of Regulatory and Economic Resources or 

the executive officer of the successor of said department, or in the absence of such director or 

executive officer by her/his assistant in charge of the office in her/his absence, shall forthwith 

execute a written instrument, in recordable form, acknowledging that this Declaration is null and 

void and of no further effect. 



Acceptance of Declaration.  Acceptance of this Declaration does not obligate the County 

in any manner, nor does it entitle the Owners to a favorable recommendation or approval of any 

application, zoning or otherwise, and the County retains its full power and authority to deny each 

such application in whole or in part and to decline to accept any conveyance or dedication. 

Owner. The term “Owners” shall include the Owners, and heirs, successors and assigns. 

 

[Signature Pages Follow] 
  



  
IN WITNESS WHEREOF, we have executed this Declaration of Restrictions as of this _____ day 

of ___________________, 20___. 

 
WITNESSES:    Village at Old Cutler, LLC, 

a Florida limited liability company 
       
  
__________________________  By:  ________________________________ 
Signature     Name:        
__________________________  Title:        
Printed Name               
         
       
__________________________     
Signature       
__________________________  
Printed Name       
          
 
STATE OF FLORIDA  ) 
     ) SS 
COUNTY OF MIAMI-DADE ) 
 
 
The foregoing instrument was acknowledged before me by means of physical presence [ ] or online 
notarization [ ] by _____________, the _[ insert title]__of Village at Old Cutler, LLC, a Florida 
limited liability, on behalf of said company. 
     
          He/She is personally known to me or has produced _____________________, as 
identification.  

 

          Witness my signature and official seal this ____ day of _____________, 20__, in the County 

and State aforesaid. 
       ________________________________________ 
       Signature 
 
       Notary Public- State of _______________ 
  
       _______________________________________ 
       Print Name 
 
My Commission Expires: 
 



EXHIBIT “A” 

 



 

 

 Miami-Dade County Department of Regulatory and Economic Resources Staff 
Report to Community Zoning Appeals Board (CZAB) No. 15  

  
 PH: Z20-122    July 29, 2021  

Item No. D   
Recommendation Summary  

Commission 
District  

9  

Applicant  Community Health of South Florida, Inc.   
Summary of 
Requests  

The applicant is seeking to permit a detached sign to be located closer to 
the north property line than permitted by Code.   

Location  10300 SW 216 Street  
Property Size  24.25 Acres   
Existing Zoning  BU-1, Neighborhood Business District   
Existing Land Use  Community Health Center   
2020-2030 CDMP  
Land Use   
Designation   

Institution, Utilities and Communications and   
Low-Medium Density Residential (6-13 dua)  
(see attached Zoning Recommendation Addendum)  

Comprehensive 
Plan Consistency  

Consistent with the LUP map, and the interpretative text and policies of the 
CDMP  

Applicable Zoning 
Code Section(s)   

Section 33-311(A)(4)(b) Non-Use Variances From Other Than Airport 
Regulations  
(see attached Zoning Recommendation Addendum)  

Recommendation  Approval with conditions.  
  
This item was deferred from the June 24, 2021 meeting of the Community Zoning Appeals 
Board (CZAB15) meeting due to a lack of time.  
 
REQUESTS:  
  
NON-USE VARIANCE to permit a detached sign to setback 2.167’ (17.5’ required) from the front 
(north) property line.  
  
Plans are on file and may be examined in the Department of Regulatory and Economic Resources 
entitled “New Sign at Doris Ison Center”, as prepared by Architectura Group Miami, consisting of 
two (2) sheets, dated stamped received 2-19-21 and one (1) sheet entitled “Community Health – 
Doris Ison”, as prepared by Art Sign Company, dated stamped received 10-26-20 for total of 3 
sheets. Plans may be modified at public hearing.  

  
PROJECT DESCRIPTION AND HISTORY:   
  
The subject property was approved pursuant to Resolution numbers 4ZAB-304-73 and Z-203-73, 
for a district boundary change from RU-1, Single-Family Residential District, to BU-1, 
Neighborhood Business District, in order to permit a community health center, and an unusual 
use to permit a heliport on the subject site. Subsequently, pursuant to Resolution No. CZAB15-
12-19, an approval was granted for a proposed medical office building on the subject property 
together with the approval of ancillary variances for open space and street trees.   
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The applicant now seeks a variance to permit a new detached sign to be located closer to the 
front (north) property line than allowed by Code.   
  

NEIGHBORHOOD CHARATERISTICS  
                                            Zoning and Existing Use                       Land Use Designation  

Subject Property  BU-1 Community Health Center   Institutions, Utilities and  
Communications & Low- 
Medium Density  
Residential (6 to 13 dua)  

North  RU-4L & RU-3M; multi-family 
apartments & single-family 
Residences   

Low-Medium Density  
Residential (6 to 13  
Dua) & Low-Density 
Residential (2.5 to 6 dua) 

South  RU-1, RU-TH & RU-3M; single-family 
residences, multi-Family apartments 
and townhouses   

Low-Medium Density  
Residential (6 to 13 dua)  

East   RU-1 & BU-1A; single-family 
residences & vacant land   

Business and Office &  
Low-Medium Density  
Residential (6 to 13 dua)  

West  RU-3M, multi-family apartments  Low-Medium Density  
Residential (6 to 13 dua)  

  
NEIGHBORHOOD COMPATIBILITY:  
  
The subject property is located at 10300 SW 216 street. The area surrounding the subject property 
is primarily characterized by residential uses comprised of single-family residences, townhouses, 
multi-family apartments and vacant land.   
  
SUMMARY OF THE IMPACTS:  
  
Approval of this application will allow the applicant to locate a proposed detached sign closer to 
the front property line than permitted by Code. The signage would provide the subject site with 
more visibility on the well-travelled SW 216 Street roadway and may facilitate a smoother flow of 
traffic within the subject site.    
  
COMPREHENSIVE DEVELOPMENT MASTER PLAN ANALYSIS:   
  
The subject property is designated Institutions, Utilities and Communications and Low-
Medium Density Residential on the Comprehensive Development Master Plan (CDMP) Land 
Use Plan (LUP) map. Uses allowed in the Institutions, Utilities and Communications land use 
category include neighborhood or community-serving institutional uses, cell towers and utilities 
including schools, libraries, sanitary sewer pump stations, electric distribution substations and fire 
and rescue facilities in particular, and cemeteries may be approved where compatible in all urban 
land use categories. Additionally, the CDMP Land Use Element interpretive text for Low-Medium 
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Density Residential allows a range in density from a minimum of 6.0 to a maximum of 13 dwelling 
units per gross acre. The types of housing typically found in areas designated Low-Medium 
density include single-family homes, townhouses and low-rise apartments. The property is 
currently zoned BU-1 and was previously approved to permit a community health center, medical 
office use and a heliport.  
  
The applicant seeks approval to permit a proposed detached sign to be placed closer to the front 
property line than allowed by the Code. Staff opines that approval of the application would not 
change the existing use on the subject property. Staff further opines that approval of the requests 
sought in this application will not be out of character with the surrounding area.  As such, staff 
opines that approval of the application would be consistent with the CDMP Land Use Element 
interpretative text for properties designated Institutions, Utilities and Communications and 
Low-Medium Density Residential.  
  
  
ZONING ANALYSIS:   
  
When the applicant’s request to allow a detached sign to setback 2.167’ (17.5’ require) from the 
front property line is analyzed under 33-311(A)(4)(b), Non-Use Variance Standards, staff opines 
that approval with conditions of the request would maintain the basic intent and purpose of the 
zoning, subdivision and other land use regulations and would be compatible with the area.  
  
Staff notes that the subject property is a 24.25-acre parcel, abutting SW 216 Street, a well-
travelled section line roadway and lying between SW 103 Court and SW 102 Avenue. The site 
plan submitted depicts the proposed detach sign located east of the main entrance to the existing 
one-story facility. Staffs research has found that the property was previously approved in 1993 for 
the installation of a detached sign on the site with a similar but updated signage approved in 2000. 
Staffs research found that the previously approved detached sign was installed within the right-
of-way. The proposed sign will replace the existing sign and will be located within the property. 
Staff notes that proposed detached sign does not exceed the height and size permitted by Code.  
Staff opines that the detached sign will effectively identify the property and will orient vehicular 
traffic within the site.  Staff notes that approval of the application will provide adequate 
identification that is traditionally found in other similar developments.  Therefore, staff opines, that 
the location of the detached sign would not have a negative visual impact on the adjacent 
properties. Further, staff recommends as a condition for approval that the proposed sign be 
surrounded by a minimum of 25 square feet of landscaped area which is typical for these types 
of signs.  (Note: Even though I included it here based on one of your conditions below; BUT please 
elaborate here on this condition- why and how was this required?). As such, staff opines that the 
type, scale, location and character of the signage will not be obtrusive to the surrounding areas 
and will facilitate the safe and efficient movement of on-site and off-site vehicular traffic.  Further, 
staff opines that the approval of the request will not create any new visual impacts along the 
roadways that will be detrimental to the area.  Therefore, staff opines that approval with conditions 
of the application will not affect the appearance and stability of the surrounding community and 
would be compatible with same. Staff therefore, recommends approval with conditions 
under Section 33-311(A)(4)(b), Non-Use Variance From Other Than Airport Regulations 
standards.     
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ACCESS, CIRCULATION AND PARKING: Not Applicable   
  
NEIGHBORHOOD SERVICES PROVIDER REVIEW:  See attached.  
  
ENVIRONMENTAL REVIEW: Not applicable.   
  
OTHER: Not applicable.  
  
RECOMMENDATION:    
  
Approval with conditions.  
  
CONDITIONS FOR APPROVAL:    
  
1. That a site plan be submitted to and meet with the approval of the Director of the Miami-

Dade County Department of Regulatory and Economic Resources upon the submittal of an 
application for a building permit and/or Certificate of Use; said plan must include among 
other things but not be limited to, location of structure or structures, exits and entrances, 
drainage, walls, fences, landscaping, and other requirements.  

  
2. That in the approval of the plan, the same be substantially in accordance with that submitted 

for the hearing entitled “New Sign at Doris Ison Center”, as prepared by Architectura Group 
Miami, consisting of two (2) sheets, dated stamped received 2-19-21 and one (1) sheet 
entitled “Community Health – Doris Ison”, as prepared by Art Sign Company, dated stamped 
received 10-26-20 for total of 3 sheets.  

  
3. That the use be established and maintained in accordance with the approved plan.  
  
4. That the sign be surrounded by a minimum of 25 square feet of landscaped area.   
  
NK:JB:NN:SS:JR  
  
  
  
  
______________________________  
Nathan Kogon, AICP, Assistant Director  
Development Services Division Miami-
Dade County Department  of Regulatory 
and Economic Resources    
  
  



 

 

ZONING RECOMMENDATION ADDENDUM  
  

  Community Health of South Florida Inc.  
Z20-122  

        
  

NEIGHBORHOOD SERVICES PROVIDER COMMENTS  
Division of Environmental Resource Management 
(RER)  

No objection  

Platting and Traffic Review Section (RER)  No objection  
Water and Sewer  No objection  
Fire Rescue  No objection  
*Subject to conditions in their memorandum.  

  
  

COMPREHENSIVE DEVELOPMENT MASTER PLAN (CDMP) OBJECTIVES, POLICIES 
AND INTERPRETATIVE TEXT  

Institutions, 
Utilities and  
Communications  
(Pg.  I-52.4)  

The Plan map illustrates for information purposes, only the location of major institutional uses, 
communication facilities and utilities of major significance. Depicted are such uses as major 
hospitals, medical complexes, colleges, universities, regional water supply, antenna fields, radio 
and television broadcast towers, wastewater and solid waste utility facilities such as the 
resources recovery plant, major government office centers and military installations. The full 
range of institutions, communications and utilities may be allowed under this land use category.  
Offices are also allowed in this map category. Internally integrated business areas smaller than 
5 acres in size or up to 10 percent of the floor area of an institutional, public facility or office use 
may also be approved in this map category.  If the owner of land designated as Institutions, 
Utilities and Communications chooses to develop the land for a different use and no public 
agency intends to use the site for a public facility, the land may be developed for a use or a 
density comparable to and compatible with surrounding development providing that such 
development is consistent with the goals, objectives and policies of the CDMP especially Policies 
LU-4A and LU-4B.  
  

Low-Medium  
Density  
Residential  
(Pg. I-29)  

This category allows a range in density from a minimum of 6.0 to a maximum of 13 dwelling units 
per gross acre. The types of housing typically found in areas designated low-medium density 
include single-family homes, townhouses and low-rise apartments. Zero-lot-line singlefamily 
developments in this category shall not exceed a density of 7.0 dwelling units per gross acre.  

Land Use 
Element Uses 
and Zoning Not  
Specifically  
Depicted on the  
LUP Map  
(Pg. I-73)  

All existing lawful uses and zoning are deemed to be consistent with this Plan unless such a use 
or zoning (a) is found through a subsequent planning study, as provided in Policy LU-4E, to be 
inconsistent with the criteria set forth below; and (b) the implementation of such a finding will not 
result in a temporary or permanent taking or in the abrogation of vested rights as determined by 
the Code of Miami-Dade County, Florida.  

  



 

 

                    PERTINENT ZONING REQUIREMENTS/STANDARDS  
Section 
33311(A)(4)(b)  
Non-Use  
Variances From  
Other Than  
Airport  
Regulations.    

Upon appeal or direct application in specific cases, the Board shall hear and grant applications 
for non-use variances from the terms of the zoning and subdivision regulations and may grant 
a non-use variance upon a showing by the applicant that the non-use variance maintains the 
basic intent and purpose of the zoning, subdivision and other land use regulations, which is to 
protect the general welfare of the public, particularly as it affects the stability and appearance of 
the community and provided that the non-use variance will be otherwise compatible with the 
surrounding land uses and would not be detrimental to the community.  No showing of 
unnecessary hardship to the land is required.  
  

  



                                                    Memorandum  

 

  

Date: June 16, 2021 
  
To: Jack Osterholt, Deputy Mayor/Director 

Department of Regulatory and Economic Resources  
  
From: Rashid Istambouli, P.E. 

Department of Regulatory and Economic Resources 
  
Subject: Z2020000122-1st Revision  
 Community Health of South Florida, Inc 
 10300 SW 216th Street, Miami, FL 33190 
 NUV to replace pylon sign with monument sign  
 (10.08 Acres) 
 17-56-40 

__________________________________________________________________________________ 
 
The Department of Regulatory and Economic Resources – Division of Environmental Resources 
Management (DERM) has reviewed the above referenced zoning application for compliance with the 
requirements of Chapter 24 of the Miami-Dade County Code (the Code). DERM does not object to the  
requested non-use variance application and offers the following comments. 
 
Potable water and wastewater disposal 

The monument sign plan submitted with the requested non-use variance application does not indicate 
structures that would require potable water and domestic wastewater disposal. The subject property is 
currently connected to public water and sanitary sewers.  

Conditions of Approval: None 
 
Natural Forest Communities 
Portions of the subject property contains county designated Natural Forest Community (NFC). The site 
plan entitled “New Sign at Doris Ison Center -Tract B Site Plan” prepared by Architectura Group Miami 

and dated as received by Miami-Dade County on October 26, 2020, was submitted in support of the 
subject application. The site plan shows the proposed monument sign will be located along the 
entrance of SW 216th Street and outside the boundaries on the designated Natural Forest 
Community on the property.  
 
The applicant is advised that per Section 18A-12 of the Code, prohibited species shall not be planted on 
any site and controlled species shall not be planted within 500 feet of the native plant community. Please 
refer to the Landscape Manual of the Department of Planning and Zoning for a list of these controlled 
landscaping plants. 
 
Please contact the Tree and Forest Resources Section at (305)372-6574 for additional information 
regarding the on-site NFC. 
 
Conditions of Approval: None 
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Tree Preservation 
An aerial review of the subject property indicates the presence of tree resources, including specimen 
trees (trees with a trunk diameter at breast height of 18 inches or greater) and non-specimen size trees. 
Section 24-49 of the Code provides for the preservation and protection of specimen size tree resources. 
A Miami-Dade County Tree Permit is required prior to the removal and/or relocation of any tree that is 
subject to the tree preservation and protection provisions of the Code. Projects and permits shall comply 
with the requirements of Sections 24-49.2 and 24-49.4 of the Code, including the specimen tree 
standards. 
 
The submitted site plan entitled “New Sign at Doris Ison Center -Tract B Site Plan” prepared by 

Architectura Group Miami and dated as received by Miami-Dade County on October 26, 2020  shows the 
proposed removal and relocation of non-specimen tree resources that are included under DERM Tree 
Permit #10826, issued on June 30, 2020 for the subject property. All approved work shall be performed 
in accordance with this permit. Section 24-49 of the Code provides for the preservation and protection of 
tree resources. If any additional trees subject to the tree preservation and protection provisions of the 
Code are to be removed or relocated and are not associated with Tree Permit #10826, a new tree removal 
permit will be required.  
 
A Miami-Dade County Tree Permit is required prior to the removal and/or relocation of any tree that is 
subject to the tree preservation and protection provisions of the Code. The applicant is advised that a 
tree survey, including a tree disposition table, will be required as part of any new tree removal permit 
application process. Projects and permits shall meet the requirements of Sections 24-49.2 and 24-49.4 
of the Code, specifically the specimen tree standards.   
 
In accordance with Section 24-49.9 of the Code, all plants prohibited by Miami-Dade County shall be 
removed from all portions of the property prior to development, or redevelopment, and developed parcels 
shall be maintained to prevent the growth or accumulation of prohibited species. Please contact the Tree 
and Forest Resources Section at (305)372-6574 for additional information regarding tree permitting 
procedures and requirements. 
 
Conditions of Approval: None 
 
Enforcement History 
There are no open or closed enforcement records for violations of Chapter 24 of the Code for the subject 
property. The subject property does not have any outstanding DERM liens or fines.  
 
Concurrency Review Summary 
A concurrency review has been conducted for this application and DERM has determined that the same 
meets all applicable LOS standards for an initial development order as specified in the adopted CDMP 
for potable water supply, wastewater disposal, and flood protection. This concurrency approval is valid 
only for this initial development order. Pursuant to Chapter 33G of the Code, a final concurrency 
statement will be issued at the time of final development order.  
 
If you have any questions concerning the comments or wish to discuss this matter further, please contact 
Christine Velazquez at (305) 372-6764. 
 
cc:   Nathan Kogon, Department of Regulatory and Economic Resources 





 

Date: November 6, 2020 

To: Nathan Kogon, Assistant Director 
Development Services 
Department of Regulatory and Economic Resources (RER) 

From: Maria A. Valdes, CSM, LEED® Green Associate 
Chief, Planning & Water Certification Section 
Water and Sewer Department (WASD)                  

Subject: Zoning Application Comments - Community Health of South Florida 
Application No. Z2020000122 

 
The Water and Sewer Department has reviewed the proposed development for the subject zoning application.  
WASD has no objections to this application.  The information provided below is preliminary and it does not 
affect the Zoning process. 
 
Application Name:  Community Health of South Florida 
 
Location:  The proposed project is located on approximately 10.08 Acres, at 10300 SW 216th Street with Folio 
No. 30-6017-003-0010, in unincorporated Miami-Dade County. 
 
Proposed Development:  The Applicant is requesting a Non-Use Variance to remove their existing pylon sign 
and replace it with a monument sign. 
 
This project results in a no net increase for the water demand.   
 
Water:  The proposed development is located within the WASD’s water service area.  The water supply is 
being provided by the Alexander-Orr Water Treatment Plant.  Currently, there is adequate treatment and water 
supply capacity for the proposed project consistent with Policy WS-2 A (1) of the CDMP. 
  
The project site is currently being served by WASD.  No additional water service has been requested with this 
application.   
 
Sewer:  The proposed development is located within the WASD’s sewer service area.  The wastewater flows 
for the proposed development is being transmitted to the South District Wastewater Treatment Plant 
(SDWWTP) for treatment and disposal.  This WWTP is currently operating under a permit from the Florida 
Department of Environmental Protection.  Currently, there is adequate sewer treatment and disposal capacity 
for the proposed project consistent with Policy WS-2 A (2) of the CDMP.  
 
The project site is currently being served by WASD.  No additional sewer service has been requested with this 
application.   
 
Should you have any questions, please contact Maria A. Valdes, Chief, Planning & Water Certification Section 
at (786) 552-8198 or mavald@miamidade.gov, Alfredo B. Sanchez at (786) 552-8237 or 
sanalf@miamidade.gov, or Delcy Munoz-Percy at (786) 552-8484 or Delcy.Munoz-Percy@miamidade.gov. 



Date: October 30, 2020 

To: Nathan M. Kogon, Assistant Director 
Regulatory and Economic Resources 

From: Alejandro G Cuello, Principal Planner  
Miami-Dade Fire Rescue Department 

Subject: Z2020000122 

The Miami-Dade Fire Rescue Department has no objection with the site plan uploaded in “Energov” on 
10/26/20.Proposed scope of work does not affect existing fire department access.  
 
For additional information, please contact acuello@miamidade.gov or call 786-331-4545. 
 
 

mailto:acuello@miamidade.gov


         Building and Neighborhood Compliance  
 

ENFORCEMENT HISTORY  
 

 
Community Health of South Florida/Ken 
Gould 

10300 SW 216 ST 
MIAMI-DADE COUNTY, FLORIDA. 

 
   

APPLICANT  ADDRESS  

 
Pending Z2020000122 

 
  

  DATE  HEARING NUMBER    
FOLIO: 30-6017-003-0010 
 
REVIEW DATE OF CURRENT ENFORCEMENT HISTORY:  
November 9, 2020 
 
NEIGHBORHOOD REGULATIONS: 
There are no open/closed cases in CMS. 
 
BUILDING SUPPORT REGULATIONS: 
Building Support Case # A2020001922X, opened on March 11, 2020 for Expired Permit # 
2017055941. There are no outstanding fees. The case remains open.  
 
VIOLATOR: 
Community Health of South Florida/Ken Gould 
 
OUTSTANDING LIENS AND FINES: 
There are no outstanding liens or fines. 
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ZONING  BU-1 (BUSINESS DISTRICTS, NEIGHBORHOOD)

NET LAND AREA (ENTIRE SITE)          +/- 1,279,171 SF (29.4 ACRES)

LOT COVERAGE DATA

TOTAL LOT AREA =   1,279,171  SF

EXISTING 1 STORY BUILDING AREA =        81,359  SF

TOTAL LOT COVERAGE =        81,359  SF  (6.4%)

MAX. FAR ALLOWED  (.40) =      511,668  SF

SETBACKS REQUIRED        PROVIDED

FRONT 20'-0" 142'-1"

REAR YARD 200' 1,035'-10"

WEST SIDE (SW 103 CT) 15'-0" 249'

EAST SIDE (SW 102 AVE) 15'-0" 401'-9"

EXISTING BUILDING PARKING DATA:
EXISTING BUILDING IS CLASSIFIED AS MEDICAL OFFICE (B) BUSINESS. NO IN
PATIENT CARE OR BEDS IN EXISTING MEDICAL OFFICE BUILDING.
PARKING REQUIREMENTS PER FBC 2017 AND SECTION 33-124(m) OF THE ZONING
CODE 1 PARKING SPACE PER 300 SF (81,359 SF. / 300 - BUSINESS) = 271 RQD

     PROVIDED  = 698 + 14 ADA

ZONING LEGEND

THAT PORTION OF SECTION 12, TOWNSHIP 56 SOUTH, RANGE 39 EAST, DADE
COUNTY, FLORIDA THAT LIES SOUTHEASTERLY OF THE SOUTHEASTERLY RIGHT
OF WAY LINE IS SHOWN ON THE SATE OF FLORIDA, STATE ROAD DEPARTMENT
RIGHT OF WAY MAP OF STATE ROAD #5, SECTION 8702 AT PAGE 15, LESS THE
SOUTH 35 FEET THEREOF, AND THAT PORTION OF THE SW 1/4 OF THE SW 1/4 OF
SECTION 7 TOWNSHIP 56, SOUTH, RANGE 40 EAST, DADE COUNTY, FLORIDA THAT
LIES SOUTHEASTERLY OF THE SAID SOUTHEASTERLY RIGHT OF WAY LINE OF
STATE ROAD #5, LESS THE SOUTH 35 FEET THEREOF.

LEGAL DESCRIPTION

Project Name

ARCHITECTURA
GROUP MIAMI

ARCHITECTURE
INTERIOR DESIGN

PLANNING
AA26001885
ID 00003873

1920 E HALLANDALE BLVD. SUITE 908
HALLANDALE, FLORIDA 33009

PH: 954-558-3024
E-MAIL: argroupinc@aol.com

Issue

Drawn by

Checked by

Project Number

Issued for

Sheet title

Issue date

Scale
1/16" : 1'

Sheet #

202.20

Client

SIGN & SEAL

E.P.
A.P.

PROPOSED SIGN
LOCATION AND

SITE DATA

miami

Cristian Gavrilescu
Registerred Architect # AR 94560

A1.02

CHI - COMMUNITY
HEALTH of SOUTH

FLORIDA

ARCHITECTURA GROUP MIAMI, HEREBY RESERVES
ITS LAW COPYRIGHTS AND OTHER PROPERTY
RIGHTS IN THESE PLANS, IDEAS, AND DESIGN.
THESE PLANS,IDEAS, AND DESIGNS ARE NOT TO
BE REPRODUCED, CHANGED OR COPIED IN ANY
FORM OR MATTER; WHATSOEVER, NOR ARE THEY
TO BE ASSIGNED TO ANY THIRD PARTY WITHOUT
FIRST OBTAINING THE EXPRESS WRITTEN
PERMISSION, CONSENT, AND APPROPRIATE
COMPENSATION TO ARCHITECTURA GROUP
MIAMI. WRITTEN DIMENSIONS SHALL HAVE
PRECEDENCE OVER SCALE DIMENSIONS.
CONTRACTOR SHALL VERIFY AND BE
RESPONSIBLE FOR DIMENSIONS AND
CONDITIONS OF THE JOB AND ARCHITECTURA
GROUP MIAMI TO BE NOTIFIED IN WRITING OF
ANY VARIATION FROM THE DIMENSIONS,
CONDITIONS AND SPECIFICATIONS APPEARING
ON THESE PLANS (c) 2020.

SCOPE OF WORK
NEW PROPOSED SIGN TO REPLACE EXISTING SIGN. LOCATION OF SIGN TO
REMAIN AS IS. NO CHANGE TO PROPOSED SIGN LOCATION.

GENERAL PROJECT DATA
PROJECT LOCATION   - 10300 SW 216TH ST., CUTLER BAY, 33190

LEGAL DESCRIPTION  -  SEE BELOW

CODE COMPLIANCE

ALL WORK IS DESIGNED TO CONFORM TO :

-  FLORIDA BUILDING CODE 6th EDITION  (2017) - BUILDING
-  FLORIDA BUILDING CODE 6th EDITION  (2017) - RESIDENTIAL
- F.F.P.C. 6th EDITION  (2017) - BASED ON NFPA 1 AND NFPA 101 2015 EDITIONS
-  A.S.C.E. 7-10
-  NEC 2014 - NFPA 70
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Revison Date: 9/17/2019

Notes: Monument placement

PRIMARY CARE

6' -9"

25
'- 

0"

.1/8” THICK ALUMINUM BACK 
PANEL W/ SMOOTH SILVER FINISH

.1/8” THICK CURVED REVERSE 
ILLUMINATED ALUMINUM FISH PANEL 
W/ DIPPLE SILVER FINISH 

DORIS ISON HEALTH CENTER

10300 SW 216th Street

REGISTRATION

URGENT CARE CENTER

PHARMACY

CRISIS STABILIZATION UNIT
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FULL COLOR OUTDOOR
LED DISPLAY 

168.75 sq. ft.ELEVATION: 
Scale: 1/4”=1’-0” A1 SIDE VIEW: 

Scale: 1/4”=1’-0” A2 

5"
5"

5"

CLIENT: Community Health - Doris Ison

ADDRESS: 10300 SW 216th St., Miami, FL 33190 

MUNICIPALITY: th835 NW 6  Ave. Ft. Lauderdale, FL. 33311 
        

954.763.4410       
artsignfl.com 

        

Any party accepting this document does so in confidence and agrees that it should not be duplicated, in whole or in part, nor disclose to others without the written consent of Art Sign Company, Inc. Reference copy list for copy/graphic specific to each sign location. Contractor shall verify all conditions on site and notify any variation from what is shown on the drawings before proceeding with fabrication.

START DATE: 1/31/2020

SALE REP: Jack

ARTIST: Jermaine A.              

FILE: Community Health/ Doris Ison\ Graphics\ Community Health - Marathon- LED Board Monument.cdr

*Colors shown on drawing are for presentation
  purposes. All colors must be confirmed
  initialed by project manager before painting.

CLIENT APPROVAL:
REVISION V1:

REVISION V2: 

REVISION V3: 

REVISION V4: 

REVISION V5: 

REVISION V6: 

REVISION V7: 

REVISION V8: 

REVISION V9: 

REVISION V10: 

REVISION V11: 

REVISION V12: 

2

Full Color Digital Display

SIGN TYPE: Internally Illuminated Monument with LED Digital Board

22' - 6"

3' -0"
17' - 0" (Required setback)

RECEIVED
MIAMI-DADE COUNTY
PROCESS NO: Z20-122
DATE: OCT 26 2020
BY: ISA
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Miami-Dade County Department of Regulatory and Economic Development 
Staff Report to Community Council No. 15 

 
 Z21-043  July 29, 2021 

Item No. 1 
 

Recommendation Summary 
Commission District 9 
Applicant Habitat for Humanity of Greater Miami 
Summary of 
Requests 

The applicant is seeking approval to permit a district boundary change 
from AU, Agricultural District to RU-2, Two Family Residential District. 

Location Lying south of SW 224 Street AKA 11860 SW 224 Street, Miami-Dade 
County, Florida 

Property Size 0.337 gross acre 
Existing Zoning AU, Agricultural District 
Existing Land Use Vacant lot with trees 
2020-2030 CDMP 
Land Use 
Designation 

Low  Density  Residential  (see  attached  Zoning  Recommendation 
Addendum) 

Comprehensive 
Plan Consistency 

Consistent with interpretative text, goals, objectives and policies of the 
CDMP 

Applicable Zoning 
Code Section(s) 

Section 33-311, District Boundary Change 
(see attached Zoning Recommendation Addendum) 

Recommendation Approval. 
 

REQUESTS: 

DISTRICT BOUNDARY CHANGE from AU, Agricultural District to RU-2, Two Family Residential 
district. 

 
PROJECT DESCRIPTION: 

 

The applicant seeks to rezone the subject 0.337-acre property from AU, AU, Agricultural District 
to RU-2, Two Family Residential district. 

 
NEIGHBORHOOD CHARACTERISTICS 

Zoning and Existing Use Land Use Designation 

Subject Property AU, vacant lot with trees Low Density Residential (2.5 to 6 
dua) 

North RU-1; single-family 
residences 

Low Density Residential (2.5 to 6 
dua) 

South AU, vacant lot with 
trees 

Low Density Residential (2.5 to 
6 dua) 

East AU; single-family 
residences 

Low Density Residential (2.5 to 
6 dua) 

West RU-2; duplex 
residence under 
construction 

Low Density Residential (2.5 to 
6 dua) 



Habitat for Humanity of Greater 
Miami Z21-043 
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06/30/2021  

 

NEIGHBORHOOD COMPATIBILITY: 
 

The subject 0.337 gross-acre property is located lying south of SW 224 Street AKA 11860 SW 
224 Street. The subject property is surrounded by RU-zoned properties located to the north, AU 
zoned properties located to south and east and RU-2 zoned properties located to west. 

 
SUMMARY OF THE IMPACTS: 

 

The approval of this application will allow the applicant to provide additional housing in the area, 
which staff opines could have traffic impacts as well as impacts on other County services. 
However, based on the memoranda of the reviewing departments, the additional impacts will be 
minimal and will not cause services to operate below their adopted levels of service standards. 

 
COMPREHENSIVE DEVELOPMENT MASTER PLAN ANALYSIS: 

 
 
The Comprehensive Development Master Plan (CDMP) Land Use Plan (LUP) map 
designates the site for Low Density Residential.  The CDMP would allow the applicants 
to develop the 0.337 gross acre parcel with two (2) single-family residences, which staff 
notes is within the maximum allowed under the density threshold of the CDMP Low 
Density Residential designation on the LUP map.   
 
As such, staff opines that the rezoning of the subject property to RU-2 would be consistent with 
the density threshold of the Low Density Residential designation of the parcel on the CDMP 
Land Use Plan map and the CDMP’s Land Use Element interpretative text. 

 
ZONING ANALYSIS: 

 

When the request to rezone the subject property from AU to RU-2 is analyzed under Section 33-
311, District Boundary Change, staff opines that approval of the request would not have an 
unfavorable impact on the environment, the natural resources, or the economy of the County and 
would be compatible with the surrounding area. 

 
Staff notes that the approval of the request to rezone the property to RU-2 would be 
consistent with the Low-Density Residential designation of the parcel on the CDMP LUP map. 
Staff opines that approval of this request will not have a significant negative impact on the 
surrounding roadways or transportation facilities based on the recommendations and/or 
information contained in memoranda from the County Departments. The memorandum from the 
Platting and Traffic Review Section of the Department of Regulatory and Economic Resources 
indicates that this application meets the traffic concurrency criteria and will generate 2 additional 
daily PM peak hour vehicle trips and will not exceed the acceptable level of service. The 
Department of Environmental Resources Management (DERM) has no objections to this 
application and has indicated that it meets the minimum requirements of Chapter 24 of the Code 
of Miami-Dade County. In addition, staff notes that the Miami Dade County  Fire Rescue 
Department in their memorandum has no objections to the requested zone change. 
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Further, staff notes that the County’s Geographic Information system shows RU-1 zoned 
properties located to the north and northeast, RU-3M properties located farther east and 
northeast, AU zoned properties located to the south, southeast and southwest, and RU-2 zoned 
properties located to the west and further to the northwest. In staff’s opinion, approval of the 
subject property to the RU-2 zoning district would be in character with the existing RU-2 zoning in 
the area. Staff notes that although no site plans were submitted for this application, at the time 
of permitting any future residential development on the property would have to comply with RU-
2 zoning district requirements, which require the development to be compatible with the 
neighboring residential residences in the area. 

 
As such, staff opines that the proposed district boundary change to RU-2 is compatible with the 
residential trend as evidenced by the existing zoning and existing development of the 
surrounding areas. Staff, therefore, recommends approval of the application under Section 
33-311, District Boundary Change. 

 
ACCESS, CIRCULATION AND PARKING:  N/A 

 

NEIGHBORHOOD SERVICES PROVIDER REVIEW: See attached. 
 

OTHER: Not applicable.  

RECOMMENDATION: Approval. 

CONDITIONS FOR APPROVAL:  None. 

 

 

NK:JB:NN:DE:EJ 
 
 
 
 
 
 

 

Nathan Kogon, AICP, Assistant Director 
Development Services Division 
Miami-Dade County Department of Regulatory 
and Economic Resources 



ZONING RECOMMENDATION ADDENDUM 
Habitat for Humanity of Greater Miami (Z21-043) 

 

 

 
 
 
 

NEIGHBORHOOD SERVICES PROVIDER COMMENTS 
Division of Environmental Resource Management 
(RER) 

No objection* 

Fire Department No objection 
Platting and Traffic Review Section (RER) No objection* 
Parks, Recreation and Open Spaces No objection 
Police No comments 
Schools No comments 
Water and Sewer Department No objection 
*Subject to conditions in their memorandum. 

 

COMPREHENSIVE DEVELOPMENT MASTER PLAN (CDMP) OBJECTIVES, 
POLICIES AND INTERPRETATIVE TEXT 

 
 
 

PERTINENT ZONING REQUIREMENTS/STANDARDS 

 

Section 33-311 
District 
Boundary 
Change 

(A) The Community Zoning Appeals Boards are advised that the purpose of zoning and 
regulations is to provide a comprehensive plan and design to lessen the congestion in the 
highways; to secure safety from fire, panic and other dangers, to promote health, safety, 
morals, convenience and the general welfare; to provide adequate light and air; to prevent 
the overcrowding of land and water; to avoid undue concentration of population; to facilitate 
the adequate provisions of transportation, water, sewerage, schools, parks and other public 
requirements, with the view of giving reasonable consideration among other things to the 
character of the district or area and its peculiar suitability for particular uses and with a view 
to conserving the value of buildings and property and encouraging the most appropriate use 
of land and water throughout the County. 

 
(F) Section 33-311 provides that the Board shall take into consideration, among other factors 

the extent to which: 
 

(1) The development permitted by the application, if granted, conforms to the 
Comprehensive Development Master Plan for Miami-Dade County,  Florida;  is 
consistent with applicable area or neighborhood studies or plans, and would serve a 
public benefit warranting the granting of the application at the time it is considered; 

 
(2) The development permitted by the application, if granted, will have a favorable or 

unfavorable impact on the environmental and natural resources of Miami-Dade County, 
including consideration of the means and estimated cost necessary to minimize the 
adverse impacts; the extent to which alternatives to alleviate adverse impacts may have 
a  substantial  impact  on  the  natural  and  human  environment;  and  whether  any 

Low Density 
Residential 

(Pg. I-29) 

The Adopted 2020 and 2030 Land Use Plan designates the subject property as being within 
the Urban Development Boundary for Low Density Residential. The residential densities 
allowed in this category shall range from a minimum of 2.5 to a maximum of 6.0 dwelling units 
per gross acre.  Residential densities of blocks abutting activity nodes as defined in the 
Guidelines for Urban Form, or of blocks abutting section line roads between nodes, shall be 
allowed a maximum residential density of 10.0 dwelling units per gross acre. To promote infill 
development, residential development exceeding the maximum density of 6.0 dwelling units 
per acre is permitted for substandard lots that were conveyed or platted prior to August 2nd, 
1938. This density category is generally characterized by single family housing, e.g., single 
family detached, cluster, and townhouses. It could include low-rise apartments with extensive 
surrounding open space or a mixture of housing types provided that the maximum gross 
density is not exceeded. 



ZONING RECOMMENDATION ADDENDUM 

J.L. Brown Development (Z20-151) 

 

 

 

 

irreversible or irretrievable commitment of natural resources will occur as a result of the 
proposed development; 

 

(3) The development permitted by the application, if granted, will have a favorable or 
unfavorable impact on the economy of Miami-Dade County, Florida; 

 

(4) The development permitted by the application, if granted, will efficiently use or unduly 
burden water, sewer, solid waste disposal, recreation, education or other necessary 
public facilities which have been constructed or planned and budgeted for construction; 

 

(5) The development permitted by the application, if granted, will efficiently use or unduly 
burden or affect public transportation facilities, including mass transit, roads, streets 
and highways which have been constructed or planned and budgeted for construction, 
and if the development is or will be accessible by public or private roads, streets or 
highways. 



                                                    Memorandum  

 

  

Date: April 19, 2021 
  
To: Lourdes M. Gomez, AICP, Director 

Department of Regulatory and Economic Resources  
  
From: Rashid Istambouli, P.E. 

Department of Regulatory and Economic Resources 
  
Subject: Z2021000043-1st Revision 
 Habitat for Humanity of Greater Miami 
 11860 SW 224th Street 
 DBC from AU to RU-1 for proposed duplex 
 (AU) (0.257 Acres) 
 13-56-39 

__________________________________________________________________________________ 
 
The Department of Regulatory and Economic Resources – Division of Environmental Resources 
Management (DERM) has reviewed the above-referenced zoning application for compliance with the 
requirements of Chapter 24 of the Miami-Dade County Code (the Code) for potable water service and 
wastewater disposal. Based on the information provided, this zoning application is approved pursuant to 
Section 24-43.1 of the Code.. 
  
Potable Water Service 
According to DERM records, the closest public water main is located approximately 100 feet from the 
subject property.  Section 24-5 of the Code provides that extension of a public water main is required if 
the nearest available point of connection is located within 200 feet of the closest point of the property. 
Based on the proposed request, the subject property is within a feasible distance for connection 
to public water. Therefore, the connection of the proposed development to the public water supply 
system shall be required in accordance with the Code requirements.   
 
Be advised that the required water main extension permit is issued by the Florida Department of Health. 
Civil drawings for the water main extension will need to be approved by the Miami-Dade Water and Sewer 
Department and the Environmental Permitting Section of RER.  
 
Existing public water facilities and services meet the Level of Service (LOS) standards set forth in the 
Comprehensive Development Master Plan (CDMP).  Furthermore, the proposed development order, if 
approved, will not result in a reduction in the LOS standards subject to compliance with the conditions 
required by DERM for this proposed development order. 
 
Conditions of Approval: None 
 
Wastewater Disposal 
Based on comments provided by Miami-Dade Water and Sewer Department for the subject application, 
the closest point of connection to the public sewer system is an 8-inch gravity main located approximately 
491 linear feet west of the property at SW 119th Court & SW 244th Street. The letter of intent provided 
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with this application states that the applicant seeks to change the Zoning designation from AU to RU-1 
and develop the property with a duplex. No site plan was provided with this application for a district 
boundary change. In accordance with the Code, DERM will evaluate the feasibility of connecting to 
the public sanitary sewer system prior to DERM approval of any future development order (zoning 
site plan, plat, building permit) that proposes development on the subject property. This 
memorandum shall not be interpreted as a written approval from DERM regarding the use of a 
septic tank for future development. 
 
Section 24-5 of the Code states “If the distance between the closest point of the property and the nearest 
available point of connection to an available public sanitary sewer is less than that distance derived by 
dividing the sum of the existing and proposed gross floor area by a factor of twenty (20) square feet of 
gross floor area per linear foot of public sanitary sewer, extension of public sanitary sewers to serve the 
property is required”.  
  
Be advised that if it is determined that public sanitary sewers are not located within feasible distance for 
connection to the subject property, any proposed development would have to be served by a septic tank 
and drainfield as a means for the disposal of domestic liquid waste. In accordance with the Code, the 
minimum lot size for a duplex served by public water and a septic tank shall be 20,000 square feet. Based 
on the survey provided with this application by Arturo R. Toirac P.L.S. No. 3102, stamped received by 
RER Development Services on March 9, 2021, the subject property does not meet the minimum lot size 
requirements of Section 24-43.1(3) of the Code. However, pursuant to 24-43.1(3)(c) of the Code,  DERM 
can administratively approve a duplex to be served by public water and a septic system since the legal 
subdivision created by plat occurred prior to the effective date of the aforesaid section.  
 
This analysis is based on sanitary sewer infrastructure as it exists at the time of this application. 
Please be advised that water and/or sanitary sewer system infrastructure is constantly changing, 
and future applications related to this property will be reanalyzed based on the infrastructure that 
exists at the time of such future applications.  
 
Conditions of Approval: None 
 
Stormwater Management 
Stormwater shall be retained on site utilizing properly designed seepage or infiltration drainage system. 
Drainage plans shall provide for full on-site retention of the stormwater runoff generated by a 5-year / 1-
hour storm event. 
 
Site grading and development plans shall comply with the requirements of Chapter 11C of the Code, as 
well as with all state and federal criteria, and shall not cause flooding of adjacent properties.  
 
Any proposed development shall comply with county and federal flood criteria requirements. The 
proposed development order, if approved, will not result in a reduction in the LOS standards for flood 
protection set forth in the CDMP subject to compliance with the conditions required for this proposed 
development order. 
 
Conditions of Approval: None 
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Tree Preservation 
An aerial review of the subject property indicates the presence of tree resources. The subject application 
was reviewed to determine whether the proposed request is in accordance with the specimen tree 
protection standards contained in Section 24-49.2 of the Code; however, no information regarding these 
tree resources was submitted with this zoning application. It is noted that the applicant has not submitted 
a site plan for consideration with the application. 
 
A Miami-Dade County Tree Permit is required prior to the removal and/or relocation of any tree that is 
subject to the tree preservation and protection provisions of the Code. Projects and permits shall comply 
with the requirements of Sections 24-49.2 and 24-49.4 of the Code, including the specimen tree 
standards. The applicant is advised that a tree survey that includes a tree disposition table will be required 
during the tree removal permit application process. 
 
The subject application, which requests a district boundary change to from AU to RU-1 could result in the 
removal/relocation to specimen trees. Because the subject application does not include a proposed site 
plan, it cannot be determined at this time whether the applicant’s future plans for the property, which are 

yet to be submitted--would comply with specimen tree standards. DERM approval of the district 
boundary change shall not be interpreted as DERM approval of removal or relocation of tree 
resources.  
 
In accordance with Section 24-49.9 of the Code, all plants prohibited by Miami-Dade County shall be 
removed from all portions of the property prior to development, or redevelopment and developed parcels 
shall be maintained to prevent the growth or accumulation of prohibited species. Please contact Andrea 
Dopico at Andrea.Dopico@miamidade.gov for additional information or concerns regarding this review. 
 
Conditions of Approval: Obtain DERM Tree Permit for impacts to non-specimen trees 
 
Enforcement History 
There are no open or closed enforcement records for violations of Chapter 24 of the Code for the subject 
property.  
 
Concurrency Review Summary 
A concurrency review has been conducted for this application and DERM has determined that the same 
meets all applicable LOS standards for an initial development order as specified in the adopted CDMP 
for potable water supply, wastewater disposal, and flood protection. This concurrency approval is valid 
only for this initial development order. Pursuant to Chapter 33G of the Code, a final concurrency 
statement will be issued at the time of final development order.  
 
If you have any questions concerning the comments or wish to discuss this matter further, please contact 
Christine Velazquez at (305) 372-6764. 
 

cc:   Nathan Kogon, Department of Regulatory and Economic Resources





Date: April 14, 2021 

To: Nathan Kogon, Assistant Director 
Development Services 
Department of Regulatory and Economic Resources (RER) 

From: Maria A. Valdes, CSM, LEED® Green Associate 
Chief, Planning & Water Certification Section 
Water and Sewer Department (WASD)                 

Subject: Zoning Application Comments - Habitat for Humanity of Greater Miami 
Application No. Z2021000043 - Revision No. 1 

The Water and Sewer Department has reviewed the proposed development for the subject zoning 
application.  WASD has no objections to this application.  The information provided below is preliminary 
and it does not affect the Zoning process. The applicant is advised to consult with their engineer and 
WASD’s Plans Review staff to finalize points of connection and capacity approval.   
 
Application Name:  Habitat for Humanity of Greater Miami 
 
Location:  The proposed project is located at 11860 SW 224th Street with Folio No. 30-6913-003-0030, 
in unincorporated Miami-Dade County. 
 
Proposed Development:  The applicant is requesting a district boundary change from AU to RU-1 and to 
develop the property with a Duplex.  This is a Workforce Housing Program.  A site plan was not submitted 
with this application. 
 
The estimated total water demand for the proposed project will be 300 gallons per day (gpd). 
 
Please note that the subject property has a 5-feet Utility easement inside the property along the southern 
boundary of the property line and permanent structures are not allowed within the easement.  
 
Water:  The proposed development is located within the WASD’s water service area.  The water supply 
will be provided by the Alexander-Orr Water Treatment Plant.  Currently, there is adequate treatment and 
water supply capacity for the proposed project consistent with Policy WS-2 A (1) of the CDMP.  
 
There is an existing 12-inch water main in SW 224th Street east of SW 119th Avenue to where the 
developer may connect and extend a new 12-inch water main easterly along 224th Street to the 
northeastern corner of the property to provide water service for the proposed project.  Final points of 
connections and capacity approval to connect to the water system will be provided at the time the 
applicant requests connection to the water infrastructure.  
 
A Water Supply Certification (WSC) will be required for the proposed development.  Said Certification 
will be issued at the time the applicant requests connection to the water system.  The WSC letter shall 
remain active in accordance with terms and conditions specified in said certification.  The WSC is required 
consistent with Policy CIE-5D and WS-2C in the County’s CDMP and in accordance with the permitted 
withdrawal capacity in the WASD’s 20-year Water Use Permit.  
 
For more information on the Water Supply Certification Program please go to 
http://www.miamidade.gov/water/water-supply-certification.asp 
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In addition, all future development will be required to comply with water use efficiency techniques for 
indoor water use and with landscape standards in accordance with Sections 8-31, 32-84, 18-A and 18-B 
of the Miami-Dade County Code and consistent with Policies WS-5E and WS-5F of the CDMP, 
respectively.  

 
For more information about our Water Conservation Program please go to 
http://www.miamidade.gov/conservation/home.asp.  
 
For information concerning the Water-Use Efficiency Standards Manual please go to 
http://www.miamidade.gov/conservation/library/WUE_standards_manual_final.pdf 
 
Sewer:  The subject site is located within the WASD’s sewer service area.  The wastewater flows from 
the proposed development will be transmitted to the South District Wastewater Treatment Plant 
(SDWWTP) for treatment and disposal.  This WWTP is currently operating under a permit from the Florida 
Department of Environmental Protection.   
 
There is an existing 8-inch sanitary gravity sewer system located on SW 224th Street and SW 119th Court 
to where the developer may connect and extend At Full Depth the same (8-inch gravity sewer) easterly 
in SW 224th to the northeastern corner of the property to provide sewer service for the proposed 
development, provided that there is sufficient depth and that there are no obstacles which would preclude 
construction of the sewer system.  Final points of connections and capacity approval to connect to the 
sewer system will be provided at the time the applicant requests connection to the sewer infrastructure.  
 
The sewage flow from the proposed development will be transmitted to Pump Station (PS) No. 1113 and 
PS No. 522.  Said pump stations are currently in OK Moratorium Status.  Below is the existing and 
projected Nominal Average Pump Operating Time (NAPOT) for said pump stations.  
 
P.S. 1113 
Existing NAPOT: 1.53 hrs. 
Proposed Development:  300 gpd 
Proposed Projected NAPOT: 1.55 hrs. 
 
and 
 
P.S. 522 
Existing NAPOT: 4.44 hrs. 
Proposed Development: 300 gpd 
Proposed Projected NAPOT: 4.44 hrs. 
 
Connection to the sanitary sewer system is subject to the following conditions: 
 

 Adequate transmission and plant capacity exist at the time of the owner’s request consistent 
with policy WS-2 A(2) of the CDMP.  Capacity evaluations of the plant for average flow and 
peak flows will be required.  Connection to the COUNTY’S sewage system will be subject to 
the terms, covenants and conditions set forth in court orders, judgments, consent orders, 
consent decrees and the like entered into between the COUNTY and the United States, the 
State of Florida and/or any other governmental entity, including but not limited to, the Consent 
Order entered on April 9, 2014 in the United States of America, State of Florida and State of 
Florida Department of Environmental Protection v. Miami-Dade County, Case No. 1:12-cv-
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24400-FAM, as well as all other current, subsequent or future enforcement and regulatory 
actions and proceedings. 

 
 Approval of all applicable governmental agencies having jurisdiction over these matters are 

obtained. 
 
Any public water or sewer infrastructure must be within a public right-of-way, or within a utility easement.   
 
Below please find additional links to the WASD portal, which provides information on the Construction & 
Development process for water and sewer infrastructure.   
 
http://www.miamidade.gov/water/construction-development.asp 
 
http://www.miamidade.gov/water/construction-service-agreement.asp 
 
http://www.miamidade.gov/water/construction-existing-service.asp 
 
http://www.miamidade.gov/water/library/forms/service-agreement.pdf 
 
Should you have any questions, please contact Maria A. Valdes, Chief, Planning & Water Certification 
Section at (786) 552-8198 or mavald@miamidade.gov, Alfredo B. Sanchez at (786) 552-8237 or 
sanalf@miamidade.gov, or Benita Ramirez at (786) 552-8121 or benita.ramirez@miamidade.gov.  
 
 
 
 
 



Date:  March 10, 2021 

To: Nathan M. Kogon, Assistant Director 
Regulatory and Economic Resources 

From: Alejandro G Cuello, Principal Planner  
Miami-Dade Fire Rescue Department 

Subject: Z2021000043 

The Miami-Dade Fire Rescue Department has no objection with the above referenced zoning 
application. The request is only for a zoning designation change based on LOI uploaded in “Energov” on 
03/09/21.  
 
For additional information, please contact acuello@miamidade.gov or call 786-331-4545. 
 
 

mailto:acuello@miamidade.gov


         Building and Neighborhood Compliance  
 

ENFORCEMENT HISTORY  
 

 
HABITAT FOR HUMANITY OF GREATER 
MIAMI/DARYL BUSTAMANTE 

N/A 
MIAMI-DADE COUNTY, FLORIDA. 

 
   

APPLICANT  ADDRESS  

 
PENDING Z2021000043 

 
  

  DATE  HEARING NUMBER    
FOLIO No.: 30-6913-003-0030 
 
REVIEW DATE OF CURRENT ENFORCEMENT HISTORY:  
March 10, 2021 
 
NEIGHBORHOOD REGULATIONS: 
Case No. 202002002900 was opened on 09/28/2020. Warning Notice W324621 was issued on 
09/30/2021 for ILLEGALLY STORING, PARKING, OR OTHERWISE KEEPING A CATEGORY II 
COMMERCIAL VEHICLE WITH EXTERNALLY MOUNTED EQUIPMENT OR AN 
OPENED/ENCLOSED UTILITY TRAILER IN A RESIDENTIAL AREA, TO WIT: CATEGORY II 
ENCLOSED TRAILER (TAG JCEK95) PARKED ON VACANT RESIDENTIAL PROPERTY. A 
compliance inspection conducted on 10/22/2020 revealed that the violation was corrected. Case was 
closed on 11/06/2020. 
 
BUILDING SUPPORT REGULATIONS: 
There are no open/closed cases in BSS. 
 
VIOLATOR: 
HABITAT FOR HUMANITY OF GREATER MIAMI/DARYL BUSTAMANTE 
 
OUTSTANDING LIENS AND FINES: 
There are no outstanding liens or fines.  
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