
April 2008 Cycle 4-1 Application No. 4 
 

 
APPLICATION SUMMARY 
 
Applicant/Representative: 
 

Sunshine Lakes LLC/Jeffrey Bercow, Esq; Mathew 
Amster, Esq, Bercow Radell & Fernandez, P.A. 

Location: 10940 NW 14 Avenue (an area southwest of 
intersection of NW 14 Avenue and NW 111 Street) 

Total Acreage: +4.81 Gross Acres (+4.69 Net Acres) 
 

Current Land Use Plan Map 
Designation: 
 

Low-Medium Density Residential (6 to 13 dwelling units 
per gross acre (du/ac)) 
 

Requested Land Use Plan Map 
Designation: 
 

Medium Density Residential With One Density 1 
Increase With Urban Design (DI-1; 13 to 60 du/ac) 
 

Amendment Type: 
 

Small-Scale 

Existing Zoning/Site Condition: RU-4L (23 units/net acres); four-story multifamily 
residential apartment building with 84 units; built in 1966 
 

 
RECOMMENDATIONS 
 
Staff: ADOPT WITH CHANGE (As a Small-Scale) by limiting 

the designation to Medium Density Residential only 
(without the requested One Density Increase in 
residential categories), expanding the site to + 9.99 
gross acres (originally 4.81 gross acres) and limiting 
additional residential development to 100 units with 
sound urban design standards. (August 25, 2008) 
 

North Central Community Council 
(CC8):  

TO BE DETERMINED (September 17, 2008)  
 

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

TO BE DETERMINED (October 6, 2008) 

Board of County Commissioners: 
 

TO BE DETERMINED (November 6, 2008) 

Final Recommendation of PAB 
acting as Local Planning Agency: 
 

TO BE DETERMINED 

Final Action of Board of County 
Commissioners: 

TO BE DETERMINED 

Application No. 4 
Commission District 2      Community Council 8 
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Staff recommends: ADOPT WITH CHANGE (As a Small-Scale) by limiting the redesignation 
from Low-Medium Density Residential (6 to 13 dwelling units per gross acre) to Medium Density 
Residential (13 to 25 dwelling units per gross acre) only without the requested One Density 
Increase in residential categories with sound urban design standards, expanding the site to + 
9.99 gross acres (originally 4.81 gross acres) and limiting additional residential development to 
100 units with sound urban design standards.  Staff analysis is summarized in the Principal 
Reasons for Recommendations below: 
 
Principal Reasons for Recommendations:  
 

1. The application, as originally requested, does not qualify for a one-density increase in 
residential categories with good urban design beyond the Medium Density Residential 
because of a qualifying provision of the “Density Increase With Urban Design” text in the 
CDMP (page I-32).  The provisions state in part; “existing or proposed developments 
with vehicular entrances that are controlled or have entry gates with private streets are 
not eligible for a density increase designation of DI-1 or DI-2”. Since the applicant plans 
to keep the existing vehicular entrance gate or potentially a newly designed and 
relocated gate to the subject property for “security” reasons, the designation with a 
density increase will be inconsistent with the intent of the CDMP to promote 
developments that are based on sound urban design as prescribed in Policy LU-9K).    
 
These increases in residential development can be accomplished under a Medium 
Density designation if the site is expanded to include the uplands on the property and 
some water areas. The existing development on the property (newly revised area of 
9.99 acres) contains 209 multifamily rental apartment units as a result of the current RU-
4L (Limited Apartment House District at 23 dwelling units per net acre). Otherwise the 
current underlying Low Medium Density Residential designation, which allows a 
maximum of 13 dwelling units per gross acre would have limited the development on the 
property to a maximum density of 13 units per gross acre or 129 units.  The staff-
recommended Medium Density Residential with the utilization of the 25% work-force 
housing provision in the text (on the 9.99 acres this would potentially yield a maximum 
potential of 312 multi-family units) and a covenant that limits new residential 
development to 100 additional units and utilizing good urban design standard (with the 
exception of the security gate). It is anticipated that this amount of additional 
development can be accommodated in a compatible design with its surrounding 
properties. 
 

2. The application as amended by staff would further the goals, objectives and policies in 
the CDMP regarding compatibility of land uses with the adjacent and/or surrounding 
properties, protection and preservation of established residential neighborhoods 
surrounding the property. The development of the property would be compatible with the 
surrounding and/or nearby land uses and would further protect the character of the 
existing established neighborhoods.  Properties to the south side (Silver Blue Lake 
Apartments), southwest side (Jefferson Avenue Apartments) and southeast side (Silver 
Blue Lake Village Apartments) along the shores of Silver Blue Lake are 4-story multi-
family apartment rental units, which are similar in height, density and rental unit type to 
the existing 4-story multi-family apartments on the subject property.  North and adjacent 
to the property are mainly established two-family and single-family one-story homes 
along Nw111 Street with a small El-Arca Church at the southwest corner of NW 111 
Street and NW 14 Avenue.  The existing northern structure on the application site will 
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buffer these homes from the proposed new development. East of the property exist the 
Boys and Girls Clubs of Miami and the “Miami Shores Optimist”, a county owned and 
maintained public park. All these areas are designated Low Density Residential (2.5 – 6 
dwelling units per gross acre) that would be compatible with the proposed development 
of the subject property.  

 
3. Approval of the application would provide a very modest increase in multi-family 

capacity. The residential capacity in Minor Statistical Area (MSA 2.4), without 
differentiating by type of units, is projected to be absorbed by the year 2020. The supply 
of multi-family type land is projected to be absorbed by the year 2017.  
 

4. The application would not impede the provisions of public facilities and services and 
would not cause them to operate below their adopted Level of Service (LOS) standards. 
The analysis from the County’s public facility departments (DERM, WASD, Solid Waste, 
Fire and Rescue Service, Parks and Recreation, etc) indicate that the amount of impact 
that would result from the proposed development as revised would not have a significant 
impact on their public facilities.  

 
5.  None of the nearby schools serving this area of the site would be caused to exceed its 

115% acceptable Florida Inventory of School Houses (FISH) capacity. The highest 
impact from the application will be on the Lakeview Elementary.  If the application is 
approved, it would negatively impact this school by increasing its FISH standard from 
104% to 111% of capacity. However, this will not cause the school to be overcrowded. 

 
6. The current traffic conditions on the nearby roadways serving the subject site including 

segments of NW 103 Street, from NW 27 to NW 7 Avenues and from NW 17 Avenue to 
I-95, are acceptable at Level of Service (LOS) C, which is above their adopted LOS E 
standards. The traffic conditions on NW 17 Avenue, between NW 119 Street and NW 
103 Street and from NW 103 Street to NW 95 Street, are also acceptable at LOS B and 
C, respectively, which are above their adopted LOS E+20% standards. Also, NW 7 
Avenue, between NW 119 Street and NW 103 Street is currently operating at acceptable 
LOS C, which is above its adopted LOS E+50% standard. Based on staff joint traffic 
analysis with the Public Works Department, the potential traffic impacts on these 
roadways with the application, if approved, will be minimal and will not cause any of 
these roadways to operate below their adopted and currently LOS standards.  
Furthermore, the subject application is located within the County’s Urban Infill Area, 
which is an area where a proposed development will not be denied a concurrency 
approval for transportation facilities provided that the development is consistent with the 
adopted CDMP and meets the criteria established in the Concurrency Management 
Program of the Capital Improvement Element. 

 
7. Environmental or historic resources are not found on the site or impacted by the 

proposed application.   
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STAFF ANALYSIS 
 
Introduction/Background  
 
This application is a request to redesignate a 4.81-gross-acre property located at 10940 NW 14 
Avenue in unincorporated Miami-Dade County, from ”Low-Medium Density Residential”, which 
allows from 6 to 13 dwelling units per gross acre (du/ac) to “Medium Density Residential” With 
One Density 1 Increase With Urban Design (DI-1), which would allow up to 60 du/ac from 13 
du/ac).   
 
The text of the Density Increase With Urban Design section in the CDMP states, in part, “a 
property shall be eligible for a D-1 (Density Increase 1) designation only if the development 
containing the designated property utilizes sound urban design principles adopted by County 
ordinance pursuant to Land Use Policy LU-9K, or incorporated in the Urban Design Manual 
endorsed by Resolution R-1360-98, or addresses the urban design concerns listed in Policy LU-
9K in another binding instrument approved by action of the Board of County Commissioners.”  
In addition “existing or proposed developments with vehicular entrances that are controlled or 
have entry gates with private streets are not eligible for a density increase designation of either 
DI-1 or DI-2.  If the referenced urban design principles are not employed, the allowable density 
shall be limited to that authorized only by the underlying color code.” 
 
LU-9K:  By 2007, Miami-Dade County shall initiate the review and revision of its Subdivision 
Regulations to facilitate the development of better-planned communities. The Public Works 
Department shall specifically review and update the Subdivision Regulations for urban design 
purposes.  Changes to be considered shall include provisions for: 

i) Open space in the form of squares, plazas, or green areas in residential and 
commercial zoning categories; and 

 
ii) A hierarchy of street types and designs, ranging from pedestrian and bike paths 

to boulevards that serve both neighborhood and areawide vehicular and 
pedestrian trip making needs by addressing cross sections, corner radii, 
connectivity and rationality of street and pathway networks, and balanced 
accommodation of automobiles, pedestrians, bicyclists, and landscaping. 

 
The applicant submitted a Declaration of Restrictions (covenant) along with the application.  
This covenant has been revised a number of times as described under the title Declaration of 
Restrictions below. 
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Application Site   
 
The original application site encompasses approximately 4.81 gross acres located at 10940 NW 
14 Avenue in north central unincorporated Miami-Dade County. This site is currently accessible 
from NW 14 Avenue (off NW 111 Street) and contains two connected and L-shaped 4-story 
multifamily residential apartment buildings constructed in 1966.  The site also is the northern 
portion of two adjacent properties owned by Sunshine Lakes, LLC, which altogether contain 209 
multifamily rental apartment units (Property Appraisals’ record). The entire site containing 
approximately 11.03 acres has an existing vehicular private controlled entrance gate. The site 
also contains a fitness and exercise center, an outdoor playground and picnic area facing the 
Silver Blue lake on the west side of the property. 
 
The applicant is requesting a redesignation on the Land Use Plan (LUP) map of the 4.81-acre 
site from ”Low-Medium Density Residential”, which allows from 6 to 13 du/ac to “Medium 
Density Residential” with DI-1, which would allow up to 60 du/ac from 13 du/ac.  The subject site 
is currently developed with 84 multi-family rental apartment units.  Under the current zoning 
(overriding the CDMP current designation), the property could potentially be developed with 107 
multifamily dwelling units.  Under the proposed designation of “Medium Density Residential with 
DI-1” category, the site could potentially be developed with 288 multi-family units based on the 
maximum allowable density for the requested designation. However the applicant has 
voluntarily proffered a covenant limiting the development of the site to 184 multifamily units.  
Since the applicant intends to keep the existing 84-unit structure on the property, the covenant 
will result in additional new 100 multifamily units. Also, it will result in 104 units less than the 
maximum potential units based on the requested land use designation or 77 units more than the 
current zoning of RU-L4 district.  
 
With the revised acreage under the recommended Medium Density Residential designation, the 
potential development would be 312 units, which includes 25% bonus units workforce housing 
to be offered by the applicant in his proffered covenant. 
 
 
Land Use and Zoning History 
 
An application filed to rezone this property from GU (Interim District) to RU-4 (High Density 
Apartment House – 50 units/net acre) was denied and an RU-4L district (Limited Apartment 
House – 23 units/net acre) was instead passed and adopted by Resolution No. Z-122-64 by the 
Board of County Commissioners (Board) on May 14, 1964. No other zoning history is available 
for this subject site.  
 
The nearest recent CDMP plan amendment in the immediate vicinity of the application site 
(approximately one-mile away) is Application No. 4 (+27.6 gross acres) of the April 2005-06 
Amendment Cycle. This nearby application site, located from NW 12 Avenue to NW 9 Avenue 
between NW 95 Terrace and NW 99 Street, redesignated four clustered parcels from “Low-
Medium Density Residential” (6 to 13.5 du/ac) to “Medium Density Residential (13 to 25 du/ac”). 
The Board of County Commissioners adopted this application by Ordinance No. 06-42 on April 
18, 2006. 
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Adjacent Land Use and Zoning  
 
The adopted Land Use Plan map of the CDMP shows that the areas surrounding the application 
site to the north, east and south are designated “Low-Medium Density Residential”.  Directly 
north of the site and south of NW 111 Street are two family single story duplexes and north of 
NW 111 Street are single-family homes. A religious institution, Ark Christian Church, is located 
at the southwest corner of intersection of NW 111 Street and NW 14 Avenue. Across NW 14 
Avenue east of the site are single-family homes too. Further southeast of the property on the 
same NW 14 Avenue, is the Boys and Girls Clubs of Miami North with large access area to the 
lake.  Also further south of the property, is a County-owned and operated park (Miami Shores 
Optimist park). West of the application site beyond the lake are single family residential homes 
along NW 17 Avenue zoned RU-1 (7500 net square feet) and designated Low Density 
Residential (2.5 to 6 du/gross acre). South and southwest of the revised application site, 
designated Medium Density Residential, are the multi-family Silver Blue Lake Apartments and 
Jefferson Avenue Apartments along NW 103 Street and NW 17 Avenue respectively.  
 
 
Declaration of Restrictions  
 
The applicant submitted a draft Declaration of Restrictions (covenant) dated April 30, 2008, 
along-with the application to restrict the number of the dwelling units to additional 100 for a total 
of 184 units and a traffic study for “Sunshine Lakes Apartment” prepared by McMahon 
engineering firm dated June 30, 2008 to support the application.  On August 15, 2008, the 
applicant submitted a revised application letter with another covenant, which reduced the 
number of requested additional units to 90. The letter revised the application by changing the 
requested designation to Medium-High Density (25 to 60 du/ac) instead of the previously 
requested “Medium Density Residential with DI-1”. This revised application letter was 
considered late, out of sequence and beyond the scope of the application filling period and 
subsequent review process.  This revised application letter was therefore not accepted for 
review.  On September 2, 2008, the applicant submitted another revised covenant limiting the 
maximum number of dwelling units to 308 with the utilization of the workforces housing 
program, which provides for 25% increase in residential density pursuant o County’s Code. 
 
 
Supply and Demand 
 
Vacant Residential land in the Analysis Area for Application #4 (Minor Statistical Area 2.4) in 
2008 is estimated to have a capacity for about 1,133 dwelling units, of which about 51 percent is 
for multi-family type units.  The annual average demand is projected to increase from 62 units 
per year in the 2008-2010 period to 111 units per year in the 2020-2025 period.  An analysis of 
the residential capacity without differentiating by type of units shows absorption occurring in the 
year 2020 (See Table below).  The supply of multi-family type land is projected to be absorbed 
by the year 2017.  The supply of single-family land is projected to accommodate demand 
beyond the year 2025. 
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Residential Land Supply/Demand Analysis 

2008 to 2025: Application 4 
ANALYSIS DONE SEPARATELY FOR EACH 
TYPE, I.E. NO SHIFTING OF DEMAND 
BETWEEN SINGLE & MULTI-FAMILY TYPE 

 
 

STRUCTURE TYPE 
 SINGLE-FAMILY MULTIFAMILY BOTH TYPES 
CAPACITY IN 2008 558 575 1,133 
DEMAND 2008-2010 17 45 62 
CAPACITY IN 2010 524 485 1,009 
DEMAND 2010-2015 25 65 90 
CAPACITY IN 2015 399 160 559 
DEMAND 2015-2020 30 78 108 
CAPACITY IN 2020 249 0 19 
DEMAND 2020-2025 31 80 111 
CAPACITY IN 2025 94 0 0 
DEPLETION YEAR >2025 2017 2020 
Residential capacity is expressed in terms of housing units.  
Housing demand is an annual average figure based on proposed population projections. 

Source:  Miami-Dade Department of Planning and Zoning, Planning Research Section, August 2008. 
 
 

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

Flood Protection 
County Flood Criteria, National Geodetic 
Vertical Datum (NGVD) 

+5.6 feet 

Stormwater Management Surface Water Management Permit  
Drainage Basin C-7 Little River Canal 

Federal Flood Zone AE –7, Within the 100-year floodplain, and 
X, Outside the 100 year floodplain 

Hurricane Evacuation Zone NO 
Biological Conditions 

Wetlands Permits Required NO 
Native Wetland Communities NO 
Specimen Trees YES 
Natural Forest Communities NO 
Endangered Species Habitat NO 

Other Considerations  
Within Wellfield Protection Area NO 
Archaeological/Historical Resources NO  
Hazardous Waste NO 

 
Drainage and Flood Protection: 
 
A portion of the application site lies within Flood Zone AE with a base flood elevation of 7.0 feet 
NGVD, and a portion lies within Flood Zone X, (outside the 100-year floodplain) according to the 
Federal Flood Insurance Rate Maps (FIRM) for Miami-Dade County.  According to the County's 
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flood criteria, the site shall be filled to a minimum elevation of 5.6 feet and requires an additional 
8 inches for residential and 4 inches for commercial structures.  However, if the County flood 
elevation is less than the base flood elevation established by the FIRM maps, the higher 
elevation will be used. 
 
According to the Miami-Dade County Department of Environmental Resources Management 
(DERM), a retention/detention system, designed to contain the run-off generated by a 5-year 
storm event onsite, is required for this application.  Due to the site’s size and lot coverage 
potential, a Surface Water Management Permit must be obtained prior to any development of 
the site. 
 
Specimen Trees:  
 
An inspection performed by DERM staff on July 1, 2008 revealed a specimen-sized gumbo 
limbo tree (trunk diameter 18 inches or greater) on the application site.  Section 24-49 of the 
Miami-Dade County Code (Code) provides for the preservation and protection of tree resources; 
therefore, the applicant is required to obtain a Miami-Dade County Tree Removal Permit prior to 
the removal or relocation of any identified specimen-sized trees. 
 
 
Water and Sewer 
 
Water Supply 
 
The Biscayne Aquifer is the primary water supply source for the millions of people living in 
South Florida.  However, overuse of this aquifer has resulted in lowered water levels in the 
Everglades, which is inconsistent with the goals of the Comprehensive Everglades Restoration 
Project (CERP). CERP was created to restore and preserve the water resources of the South 
Florida ecosystem, including the Everglades.  In 2005, the South Florida Water Management 
District (SFWMD) promulgated new rules that prohibited withdrawals from the Biscayne Aquifer 
to accommodate future development.  The SFWMD requires that all future development be 
supplied with water from one of two sources: either from alternative water supplies (non-
Biscayne Aquifer) or from projects that reuse or reclaim Biscayne Aquifer water. 
 
On November 15, 2007, the Governing Board of the SFWMD approved Miami-Dade Water and 
Sewer Department’s (WASD) 20-year water Consumptive Use Permit (CUP).  WASD’s 
implementation of a number of alternative water supply and reuse projects is an essential 
component of the CUP.  In April 2007, the Board of County Commissioners adopted alternative 
water supply and reuse projects into the Capital Improvements Element of the CDMP in the 
amount of $1.6 billion dollars.  This commitment by the Board fully funds the projects, which are 
outlined in SFWMD’s Lower East Coast Regional Water Supply Plan and the County’s CUP.  A 
summary of these projects can be found under Objective WS-7 of the CDMP (Water Supply 
Facilities Workplan).   
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Estimated Water Demand by Land Use Scenario 

Scenario 
Use 

(Maximum 
Allowed) 

Quantity 
(Units or Square 

Feet) 

Water Demand 
Multiplier 

(Section 24-43.1 
Miami- Dade Code) 

Projected Water 
Demand  

(gpd) 

CURRENT USE 
1 MF Res.  107 units 200 gal/unit/day 21,400 

 
PROPOSED USE 
1 - with covenant MF Res.  184 units 200 gal/unit/day 36,800 

2 - without 
covenant 

MF Res.  288 units 200 gal/unit/day 57,600 

 
The assessment of available water supply, as it relates to comprehensive plan amendments, is 
difficult given that there is no specific timing of the development.  Therefore, to determine if 
adequate water supply will be available for the proposed amendment, an assumption of three 
years for project completion from final comprehensive plan amendment approval is made, for 
this small-scale project the year 2011 will be used.  This timeframe allows for rezoning of the 
property, platting of property, permitting and construction.  Additionally, this is the timeframe for 
which concurrency is applied. 
 
Based on the above table, the maximum water demand for the current allowed use is estimated 
at 21,400 gpd.  Under proposed scenario 2 the maximum water demand is estimated at 57,600 
gpd.  This represents an increase of 36,200 gpd above what would be estimated if the site were 
fully developed under its current designation.  Figure 5-1 (Alternative Water Supply and 
Wastewater Reuse Projects 2007-2030) of the Water and Sewer sub-element in the CDMP, 
indicates that the Phase 1 of the Hialeah Floridan Aquifer Reverse Osmosis (R.O.) Water 
Treatment Plant (WTP) will be completed in 2012.  This project will yield 8.5 million gallons per 
day and will ensure adequate water supply for this proposed site.  The Table 5-2 - Finished 
Water Demand by Source of the Water Supply Facilities Work Plan Support Document indicates 
that there will be no water deficit after the normal growth of the County is accommodated in the 
year 2012 or through the year 2030. 
 
It should be noted that WASD is developing an allocation system to track water demands from 
platted and permitted development.  This system will correspond to the system used by DERM 
to track sewer flows to pump stations and wastewater treatment facilities.  The water allocation 
system requires all development within the WASD utility service area to obtain a letter from 
WASD stating that adequate water supply capacity is available for the proposed project prior to 
approval of development orders.  WASD’s water allocation system is anticipated to be 
operational in late 2008. 
 
Potable Water  
 
The County's adopted level of service (LOS) standard for water treatment requires that the 
regional treatment system operate with a rated maximum daily capacity of no less than 2 
percent above the maximum daily flow for the preceding year, and an average daily capacity 2 
percent above the average daily system demand for the preceding 5 years.  The water 
treatment plant servicing the application site area is WASD’s Hialeah/Preston Water Treatment 
Plant.  Based on the 12-month data provided by DERM, the water treatment plant currently has 
a DERM rated treatment capacity of 225.0 million gallons per day (mgd) and a maximum plant 
production of 200.9 mgd.  As a result, this treatment plant has 24.1 mgd or 10.7% of treatment 
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plant capacity remaining.  Additionally, this plant has a 12-month average day demand of 139.8 
mgd, which is well within 2 percent of the plant’s 199.2 mgd permitted annual average 
withdrawal, and therefore meets the LOS standard for water treatment facilities. 
 
Potable water service is provided by an 8-inch water main abutting the application site that is 
owned and operated by WASD.  Based on a maximum water demand development scenario 
(Scenario 2 as noted under Water Supply), it is estimated that this application site will have an 
estimated water demand of 57,600 gpd; 36,200 gpd above what is currently allowed at the site.  
This estimated increase in water demand will not have a significant impact on the plant’s design 
capacity and will not cause the adopted LOS standard to be exceeded.  
 
Wastewater Facilities  
 
The County's adopted LOS standard for wastewater treatment and disposal requires that the 
regional wastewater treatment and disposal system operate with a capacity that is two percent 
above the average daily per capita flow for the preceding five years and a physical capacity of 
no less than the annual average daily sewer flow.  The wastewater effluent must also meet all 
applicable federal, state, and county standards and all treatment plants must maintain the 
capacity to treat peak flows without overflow.  Ultimate disposal of sewage flows from the 
application site is the North District Wastewater Treatment Facility, which has a design capacity 
of 112.5 mgd and an 12-month average flow (ending April 2008) of 91.39 mgd or 81.2% of the 
plant’s design capacity.  
 
Based upon the residential development scenario (Scenario 2 under the Water Supply section), 
it is estimated that this site will generate sewage flows of 57,600 gpd.  These estimated flows 
will not have a significant impact on the treatment plant’s design capacity and will not cause the 
adopted LOS standard to be exceeded.   
 
The application site is served by a private sanity sewer system permitted for operation under 
DERM’s Private Sanitary Sewer Operating (PSO) permit number 620 (PSO-303).  A private 
pump station, #99-00303, located on the site, is operating in an “incomplete status” (not enough 
data exists to accurately determine the permit status) and must submit data for this permit.  
According to DERM, sewage flows from this site would impact two public pump stations, 
numbers 06-A (owned by the City of North Miami) and 30-0346, which are currently operating 
within mandated criteria set forth in a Florida Department of Environmental Protection consent 
decree. 
 
 
Solid Waste 
 
The application site is located inside the Department of Solid Waste Management (DSWM) 
waste service area for garbage and trash collections.  The adopted LOS standard for the 
County Solid Waste Management System is to maintain sufficient waste disposal capacity to 
accommodate waste flows committed to the System through long-term contracts or interlocal 
agreements with municipalities and private waste haulers, and anticipated uncommitted waste 
flows, for a period of five years.  The DSWM routinely maintains 5-years of committed capacity 
for its waste flows.  A review of the application by the DSWM indicates that development of this 
site will have minimal impact on the current capacity and will not cause the LOS standard for 
solid waste to be exceeded. 
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The closest DSWM facility serving this site is the West Little River Trash and Recycling Center 
(1830 NW 79 Street), which is approximately 3 miles away.  Under the DSWM’s current policy, 
only residential customers paying the annual waste collection fee and/or the Trash and Recycling 
Center fee are allowed the use of this type of facility.  The DSWM has indicated that the request 
will have minimal impact on collection services and that the DSWM is capable of providing the 
necessary disposal service for this application.   
 
 
Parks  
 
The LOS standard for the provision of recreation open space for 2.75 acres of local recreation 
open space per 1,000 permanent residents in unincorporated areas; and adds that the county 
must provide open space of five acres or larger within three miles from a residential area.  This 
application is in Park Benefit District 1 (PBD1), which has a surplus capacity of 396 acres when 
measured by the County concurrency level-of-services standard for the unincorporated area of 
2.75 acres of local recreation open space for 1,000 persons in unincorporated municipal service 
area.  The local parks within a 2-mile radius of the application site are listed below. 
 

County Local Parks 
Within a 2 Mile Radius of Application Area 

Name Park Classification Acreage 
Little River Park COMMUNITY PARK 9.00 
Gratigny Plateau Park MINI-PARK 0.96 
Miami Shores Optimist Club SINGLE PURPOSE PARK 9.20 
Oak Park MINI-PARK 0.70 
Fernville Park MINI-PARK 0.48 
Arcola Park COMMUNITY PARK 4.02 
Arcola Lakes Park COMMUNITY PARK 18.81 
West Little River Park NEIGHBORHOOD PARK 4.42 
Larchmont Park NEIGHBORHOOD PARK 4.43 

   Source: Miami Dade Parks and Recreation Department, July 2008 
 
This application has the potential to increase population on site by 660, persons, 415 persons 
more than what the site could generate under its current designation, resulting in a need for an 
additional 1.4 acres, if approved.  Although PBD 1 has capacity to accommodate the proposed 
population increase, given the high use of existing local recreation sites, it will be very important 
for any development to address the recreation needs of residents.  The cumulative impact of all 
applications in PBD 1 will increase the population by 13,644 and decrease the available reserve 
capacity by 37.52 acres.   
 
PARD is committed to increasing available recreation open space and facilities in this area.  
Future site plans for development proposed for this site should take goals and principles of the 
Open Space System Master Plan, 2008, into account. 
 
Fire and Rescue Service 
 
Miami-Dade County Fire Rescue Station 19, North Miami West, located at 650 Northwest 131st 
Street, currently serves the application site.  This station is equipped with a 65’ Advanced Life 
Support (ALS) Aerial and a Rescue unit, and is continuously staffed with seven 
firefighters/paramedics.  Planned Station 67, which will be located at 1275 Northwest 79th 
Street, is scheduled for completion in 2011. 
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According to 2007 Miami-Dade County Fire Rescue Department (MDFR) data, average travel 
time to incidents in the vicinity of the application site is approximately 6 minutes and 26 seconds 
for life threatening emergencies and 3 minutes and 46 seconds for structure fires.  These 
average travel times are within an acceptable range for response times according to the 
National Fire Prevention Code. 
 
The current CDMP designation allows a potential development that will generate a total of 30 
annual alarms.  Under the requested CDMP designation, potential development is anticipated to 
generate a total of 81 annual alarms.  According to MDFR, this will result in a severe impact to 
existing fire rescue services. 
 
Under the MDFR evaluation system, 1 – 30 annual alarms would have minimal impact to Fire 
and Rescue services, 31 – 69 annual alarms would have a moderate impact, and 70+ annual 
alarms would have a severe impact. 
 
A severe impact rating does not mean that MDFR cannot meet the demands with current 
staffing or equipment levels, it is only an indication of the average quantity of alarms expected 
from an application when built.  If MDFR needs additional personnel or equipment to ensure 
level of service standards for fire protections are met, then that will be specifically mentioned in 
the analysis. 
 
The required fire flow for the proposed Medium Density Residential CDMP designation is 1,500 
gallons per minute (gpm) at 20 pounds per square inch (psi) residual on the system.  
Additionally, each fire hydrant shall deliver no less than 750 gpm.  Fire flow in this area must 
meet the required pressures; however, testing of the water lines that will service this site will be 
performed at the development stage. 
 
 
Public Schools 
 
Miami-Dade County anticipates adopting a concurrency level of service (LOS) standard for 
public school facilities in the near future.  At the time of review of this application a concurrency 
LOS standard for public schools has not been adopted.  The evaluation of development based 
on a concurrency methodology may differ from the current method of assessing the 
development impact on public schools.  The current methodology requires collaboration with the 
Miami-Dade County School Board if the proposed development results in an increase of FISH 
utilization in excess of 115% at any of the schools of impact.  The evaluation of this application 
on the surrounding schools is presented below. 
 

2007 Enrollment* % FISH Utilization 
School 

Current With Application 

FISH 
Capacity** Current With Application 

Lakeview Elementary 557 595 500 104% 111% 

Westview Middle 661 679 1,007 61% 63% 

Miami Central Senior 2,082 2,106 2,404 77% 78% 
*   Student population increase as a result of the proposed development  
Notes: 1) Figures above reflect the impact of the class size amendment.  

2) Pursuant to the Interlocal Agreement, none of the schools meet the review threshold. 
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Students generated by this application will attend those schools identified in the above table.  
This table also identifies the school’s enrollment as of October 2007, the school’s Florida 
Inventory of School Houses (FISH) capacity, which includes permanent and relocatable student 
stations, and the school’s FISH utilization percentage. 
 
This application, if approved, will increase the potential student population of the schools 
serving the application site by an additional 80 students.  38 students will attend Lakeview 
Elementary, increasing the FISH utilization from 104% to 111%; 18 students will attend 
Westview Middle, increasing the FISH from 61% to 63%; and 24 students will attend   Miami 
Central Senior High, increasing the FISH utilization from 77% to 78%.  None of the schools will 
exceed the 115% FISH design capacity threshold set by the current Interlocal Agreement. 
 
Currently there are no new schools being planned, designed or under construction for this 
application site. 
 
 
Roadways 
 
Existing Conditions 
 
The Application site is a 4.81 gross-acre (4.693 net-acre) parcel located in the County’s 
designated Urban Infill Area, a Transportation Concurrency Exemption Area (TCEA).  The site is 
currently designated “Low-Medium Density Residential (up to 13 dwelling units per gross acre) 
on the Adopted CDMP 2015 – 2015 Land Use Plan map. The requested CDMP land use 
designation is “Medium Density Residential with One Density Increase with Urban Design,” 
which will allow a maximum density of 60 dwelling units per gross acre(dua). However, the 
applicant, Sunshine Lakes, LLC, is limiting the total number of units on the site to 184 
apartments via a proposed declaration of restrictions.   
 
Primary access to the subject site is from NW 14 Avenue, a two-lane roadway, directly south of 
NW 111 Street, another two-lane roadway.  NW 111 Street provides connections to other major 
north-south corridors such as NW 17 Avenue and NW 7 Avenue.  Access to I-95 is provided by 
interchanges at NW 103 Street and NW 119 Street. 
 
Current traffic conditions on NW 103 Street, between NW 27 and NW 7 Avenues and from NW 
17 Avenue to I-95, are acceptable at Level of Service (LOS) C, which is above the adopted LOS 
E standard applicable to these roadway segments. Traffic conditions on NW 17 Avenue, 
between NW 119 Street and NW 103 Street and from NW 103 Street to NW 95 Street, are also 
acceptable at LOS B and C, respectively, which are above the adopted LOS E+20% standard 
applicable for these roadway segments. And traffic condition on NW 7 Avenue, between NW 
119 Street and NW 103 Street, is acceptable at LOS C, which is above the adopted LOS 
E+50% standard applicable for this roadway segment.  See Traffic Impact Analysis Table 
below. 
 
The LOS is represented by one of the letters “A” through “F”, with “A” generally representing the 
most favorable driving conditions and “F” representing the least favorable. 
 
Trip Generation 
 
Two developments scenarios were analyzed for traffic impact. Scenario 1 assumes the 
application site developed with 288 multifamily dwelling units, which is the maximum potential 
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development under the requested CDMP amendment.  This scenario is estimated to generate 
approximately 176 PM peak hour trips.  Scenario 2 assumes the application site developed with 
184 multifamily dwelling units as limited by the declaration of restriction proffered by the 
applicant. This scenario would generate approximately 119 PM peak hour trips. It should be 
pointed out that the subject property, which is currently improved with an L-shaped, four-story 
apartment building housing 84 units, is zoned RU-4L, Limited Apartment House District (23 
dwelling units per net acre). Under the current zoning district, the Application site could be 
developed with a maximum of 107 dwelling units, while the current land use designation, Low-
Medium Density Residential (6-13 dua), will allow a maximum of 62 units. 
  
The Estimated Peak Hour Trip Generation Table, below, shows the estimated PM peak hour 
trips expected to be generated by both Scenario 1 (288 dwelling units) under the requested 
CDMP land use designation and Scenario 2 (184 units) the limited development program 
proposed by the applicant, and compares them to the number of trips that would be generated 
by the potential development (107 units) that could occur under the current Zoning district 
designation.  The peak hour trip difference between the potential development scenarios and 
the potential development under the current Zoning designation is approximately 99 (Scenario 
1) and 42 (Scenario 2) more PM peak hour trips.  See Estimated Peak Hour Trip Generation 
Table below. 
 

Application 4 
Estimated Peak Hour Trip Generation 

By Current CDMP and Requested Use Designations 

Application  
Number 

Assumed Use For Current 
CDMP Designation/ 

Estimated No. Of Trips 

Assumed Use For Requested 
CDMP Designation/ 

Estimated No. Of Trips 

Estimated Trip 
Difference  

Between Current and 
Requested CDMP 

Land Use Designation 
4 

(Scenario 1) 
Low-Medium Density 
Residential (6.0 - 13.0 

DU/gross acre) 
(107 Multi-Family Units)1 

 
77 

Medium Density Residential)  
with DI-1 

(25.0 - 60.0 DU/gross acre)     
(288 Multi-Family Units)2 

  
176 

  
 
 
  
    

+99 
4 

(Scenario 2) 
Low-Medium Density 
Residential (6.0 - 13.0 

DU/gross acre) 
(107 Multi-Family Units) 

 
77 

Medium Density Residential)  
with DI-1 

(25.0 - 60.0 DU/gross acre) 
(184 Multi-Family Units)3 

  
119 

  
 
 
  

 
+42 

Source: Institute of Transportation Engineers, Trip Generation, 7th Edition, 2003; Miami-Dade County Public Works 
Department, July 2008. 

Notes: 1 Development scenario based on the RU-4L Zoning District designation; 
            2 Scenario 1 assumes Application site developed with 288 multifamily dwelling units under the requested 

designation; 
            3 Scenario 2 assumes Application site developed with 184 multifamily as limited by applicant’s proposed 

covenant. 
 
 



April 2008 Cycle  Application No. 4 4-15

Traffic Concurrency Evaluation 
 
An evaluation of peak-period traffic concurrency conditions, as of July 8, 2008, of NW 7 Avenue, 
NW 17 Avenue and NW 103 Street, which considers reserved trips from approved 
developments not yet constructed and any programmed roadway capacity improvements, does 
not predict any changes in the LOS of the subject roadways.  The County’s 2009 Transportation 
Improvement Program (TIP) for fiscal years 2009-2013 does not list roadway capacity 
improvement for any of the roadways analyzed.  The concurrency analysis indicated that this 
application does not significantly impact any of the roadways analyzed and, therefore, meets 
concurrency. See Traffic Impact Analysis Table on the following page. 
 
The subject application is located within the County’s Urban Infill Area, an area where a 
proposed development will not be denied a concurrency approval for transportation facilities 
provided that the development is consistent with the adopted CDMP and meets the criteria 
established in the Concurrency Management Program of the Capital Improvement Element.    
 
The applicant, Sunshine Lakes LLC, submitted in support of this application a traffic 
concurrency impact analysis, which was prepared by McMahon Transportation Engineers & 
Planners, Inc. The analysis was done for three different residential densities, the density 
allowed by the current RU-4L Zoning District designation (23 units per net acre), the proposed 
CDMP Land Use Plan map designation, Medium-Density Residential (60 unites per acre), and 
the owner’s imposed limitation of 38.2 units per acre.  The concurrency analysis indicates that 
all of the impacted count stations have sufficient capacity to accommodate this application’s 
impact.  County staff accepted and reviewed the traffic concurrency analysis report and concurs 
with the findings and conclusions of the report.  A copy of the applicant’s traffic impact analysis 
is attached in Appendix D.  
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Traffic Impact Analysis on Roadways in the vicinity of the Amendment Site 

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

StationNo.  
Roadway 

 
Location/Link 

No. 
Lanes

Adopted
LOS 
Std.1 

Peak 
Hour 
Cap. 

Peak 
Hour 
Vol. 

Existing 
LOS 

Approved
D.O’s 
Trips 

Conc. 
LOS w/o 
Amend.

Amendment
Peak Hour 

Trips 

Total Trips 
With 

Amend. 

Concurrency 
LOS with 
Amend. 

Scenario 12           
9372 NW 17 Ave. NW 95 St. to NW 103 St. 4 DV E+20% 3,396 1,680 B 0 B 29 1,709 B (07) 
9376 NW 17 Ave. NW 103 St. to NW 119 St. 4 DV E+20% 3,540 1,711 C 69 C 31 1,811 C (07) 
121 NW 103 St. I-95 to NW 17 Ave. 6 DV E 4,920 2,198 C 55 C 53 2,306 C (06) 
1214 NW 103 St. NW 17Ave. to NW 27 Ave. 6 DV E 4,920 2,022 C 20 C 27 2,069 C (06) 
5014 NW 7 Ave.  NW 103 St. to NW 119 St. 6 DV E+50% 7,380 2,502 C 70 C 36 2,608 C (06) 
             

Scenario 23           
9372 NW 17 Ave. NW 95 St. to NW 103 St. 4 DV E+20% 3,396 1,680 B 0 B 20 1,700 B (07) 
9376 NW 17 Ave. NW 103 St. to NW 119 St. 4 DV E+20% 3,540 1,711 C 69 C 21 1,801 C (07) 
121 NW 103 St. I-95 to NW 17 Ave. 6 DV E 4,920 2,198 C 55 C 36 2,289 C (06) 
1214 NW 103 St. NW 17Ave. to NW 27 Ave. 6 DV E 4,920 2,022 C 20 C 18 2,060 C (06) 
5014 NW 7 Ave.  NW 103 St. to NW 119 St. 6 DV E+50% 7,380 2,502 C 70 C 24 2,596 C (06) 

Source:  Miami-Dade County Department of Planning and Zoning, Miami-Dade Public Works Department and Florida Department of Transportation, July 
2008. 
Notes:    DV= Divided Roadway; () in LOS column identifies year traffic count was taken 

1 County adopted roadway level of service standard applicable to the roadway segment 
E+20% = 120% of LOS E; Transit with 20 minutes headway in inside the Urban Infill Area, a designated transportation concurrency exception area. 
E+50% = 150% of LOS E; Extraordinary Transit in Urban Infill Area, a designated transportation concurrency exception area. 

2 Scenario 1 assumes Application site developed with 288 multi-family dwelling units under the requested land use designation. 
3 Scenario 2 assumes Application site developed with 184 multi-family dwelling units as limited by a proposed covenant. 
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Transit  
 
Existing Service 
 
Metrobus Routes 17, 75, 77 and 277 (NW 7 Avenue MAX) service the Application site and/or 
the vicinity of the application site. Table 4-1, below, shows the existing service frequency in 
summary form.  
 

Peak 
(AM/PM)

Off-Peak 
(middays)

Evenings 
(after 8pm) Overnight Saturday Sunday

30 30 60 N/A 30 30 0.3 F

30 30 50 N/A N/A N/A 0.8 L

8 15 30 N/A 15 30 0.7 F

20 N/A N/A N/A N/A N/A 0.7 F / E

Notes:

E means Express Metrobus service

Proximity to Bus 
Route (miles)

Type of 
ServiceRoute(s)

L means Metrobus local route service
F means Metrobus feeder service to Metrorail

277/7 Avenue MAX

17

77

75

Table 4-1

 Metrobus  Route  Service  Summary
April 2008 Amendment Application # 4

Service Headways (in minutes)

 
 
 
Future Conditions 
 
Transit improvements to the existing Metrobus service in the immediate area, such as improved 
headways and extensions to the current routes, are being planned for the next ten years as 
noted in the draft 2008 Transit Development Plan. Table 4-2 shows the Metrobus service 
improvements programmed for the existing routes serving this application. 
 

Improvement Description

Extend service to the future Golden Glades Intermodal Terminal.

Improve peak headway from 30 to 20 minutes.

No planned improvements.

No planned improvements.

Table 4-2

 Metrobus  Recommended  Service  Improvements
April 2008 Amendment Application # 4

Route(s)

277/7 Avenue MAX

17

77

75

  
 
The projected bus service improvements for these routes are estimated to cost approximately 
$19,352 in annual operating costs and a one-time capital cost of $37,032 for a total cost of 
$56,384. These costs only reflect the percentage of improvements that are located within the 
Application area. 
 
 
Major Transit projects  
 
Regarding future transit projects in the vicinity of the application area, a rail extension along NW 
27 Avenue to the Miami-Dade/Broward county line from the existing elevated guideway just 
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north of the Dr. Martin Luther King, Jr. Metrorail station is being planned, by Miami-Dade 
Transit, as part of the People’s Transportation Plan Rapid Transit Improvements. It consists of a 
9.5-mile corridor along NW 27th Avenue. 
 
 
Application Impacts 
         
A preliminary analysis was performed in Traffic Analysis Zone (TAZ) 239, where the proposed 
application is located, and if approved, the future transit impact to be generated by this 
application is minimal and can be absorbed by the scheduled improvements to transit in the 
area. 
 
 
Other Planning Considerations  
 
Consistency with CDMP Goals, Objectives, Policies and Concepts: 
 
The proposed application will further the following goals, objectives, policies and concepts of the 
CDMP: 
 
Land Use (LU) Element Policies: 
 
LU-1C. Miami-Dade County shall give priority to infill development on vacant sites in 

currently urbanized areas, and redevelopment of substandard or underdeveloped 
environmentally suitable urban areas contiguous to existing urban development 
where all necessary urban services and facilities are projected to have capacity 
to accommodate additional demand. 

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

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

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

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

 
Housing Element Policy: 
 
HO-3F. By the end of 2006, an inclusionary zoning program, which involves private 

sector developments in the provision of work force housing will be implemented.  
Builders and developers who participate in this program will be entitled to exceed 
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CDMP density ranges and certain other land use provisions according to 
provisions set forth in the Land Use Element 

 
The proposed application will impede the following goals, objectives policies and concepts of 
the CDMP.   
 
LU-4C. Residential neighborhoods shall be protected from intrusion by uses that would 

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

 
Guidelines for Urban Form  
No. 3:  Within a section, a variety of residential types and densities are encouraged, with 

higher densities being located at the periphery, and lower densities in the interior. 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

THIS PAGE INTENTIONALLY LEFT BLANK 
 

April 2008 Cycle                                                                                                   Application No. 4 





 
 
 

April 2008 Cycle                                                                                                   Application No. 4 



 

 
 

April 2008 Cycle                                                                                                   Application No. 4 



 

 

April 2008 Cycle                                                                                                   Application No. 4 

















APPENDIX C 
 

Miami-Dade County Public Schools Analysis 
(Dated August 6, 2008)
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SCHOOL IMPACT REVIEW ANALYSIS 
REVISED August 6, 2008 

APPLICATION: No. 4, Sunshine Lakes 

REQUEST: Chavge Land Use from Low-Medium Density Residential (6 to 13 
dua) to Medium Density Residential (13 to 25 dua) plus one Density 
Increase with Urban Design (25 to 60 dua) 

ACRES: 4.81 gross acres 

LOCATION: 1 0940 NW 1 4 Avenue 

MSAl 
MULTIPLIER: 2.4 1.44 Multi-Family 

NUMBER OF 
UNITS: 

Proposed Land Use Existing Land Use 
181 additional units* 288 MF 107 MF 

ESI'IMATED STUDENT 
POPULATION: 80 additional students* 

ELEMENTARY: 38 

MIDDLE: 18 

SENIOR HIGH: 24 

SCHOOLS SERVING AREA OF APPLICATION 

ELEMENTARY: Lakeview Elementary - 1290 NW 1 15 Street 

MIDDLE: Westview Middle - 1901 NW 127 Street 

SENIOR: Miami Central Senior - 1781 NW 95 Street 

All schools are located in North Central Regional Center. 

*Based on Census 2000 information provided by Miami-Dade County Department of Planning and 
Zoning. 



'The following population and facility capacity data are as reported by the Office of 
lnformation Technology Services, as of October 2007: 

I 
I ! I 

% UTILIZATION NUMBER OF % UTILIZATION FISH 
I FISH DESIGN FISH DESIGN PORTABLE DESIGN CAPACITY ' STUDENT ' CAPACITY CAPACITY i STUDENT PERMANENT AND 

: POPULATION PERMANENT PERMANENT ( STATIONS RELOCATABLE 
~ -. . .- - 

557 111% ~ La keview 104% 
500 &------- 36 

Elementary 595 * ~ 119% i 111% 

! 661 66% ~ I 

1,007 i 
61 % 

Middle 79 
679 * 1 ! 67% ! 63% 

- I I 
87% ~ Miami Central 2g082 

I 
I 77% 

-. - - - - .- 2,404 -- - - - - - 
Senior High 309 

2,106 * ~ 1 88% 78% 
- I 

*Student population increase as a result of the proposed development. 
Notes: 

1) Figures above reflect the impact of the class size amendment. 
2) Pursuant to the Interlocal Agreement, none of the impacted schools meet the review 

threshold. 

PLANNED RELIEF SCHOOLS 

School 
NIA 

Status Proiected Occupancy Date 

OPERATING COSTS: According to Financial Affairs, the average cost for K-12 grade students 
amounts to $6,549 per student. The total annual operating cost for additional students residing 
in this development, if approved, would total $523,920. 

CAPITAL COSTS: Based on the State's July 2008 student station cost factors*, capital costs for 
the estimated additional students to be generated by the proposed development are: 

ELEMENTARY DOES NOT MEET THRESHOLD 

MIDDLE DOES NOT MEET THRESHOLD 

SENIOR HIGH DOES NOT MEET THRESHOLD 

Total Potential Capital Cost $0 

* Based on lnformation provided by the Florida Department of Education, Office of Educational 
Facilities Budgeting. Cost per student station does not include land cost. 



APPENDIX D 
 

Applicant’s Traffic Study 
 
 

This is not required for small-scale amendments. However, the applicant submitted a 
traffic study report prepared by McMahon dated June 30, 2008. A summary of the report 
is herein included. 
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APPENDIX E 
 

Fiscal Impact Analysis 
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FISCAL IMPACTS 
ON INFRASTRUCTURE AND SERVICES 

 
On October 23, 2001, the Board of County Commissioners adopted Ordinance No. 01-163 
requiring the review procedures for amendments to the Comprehensive Development master 
Plan (CDMP) to include a written evaluation of fiscal impacts for any proposed land use change.  
The following is a fiscal evaluation of Application No. 4 to amend the CDMP from county 
departments and agencies responsible for supplying and maintaining infrastructure and services 
relevant to the CDMP.  The evaluation estimates the incremental and cumulative costs of the 
required infrastructure and service, and the extent to which the costs will be borne by the 
property owners or will require general taxpayer support and includes an estimate of that 
support. 
 
The agencies use various methodologies for their calculations.  The agencies rely on a variety 
of sources for revenue, such as, property taxes, impact fees, connection fees, user fees, gas 
taxes, taxing districts, general fund contribution, federal and state grants; federal funds, etc.  
Certain variables, such as property use, location, number of dwelling units, and type of units 
were considered by the service agencies in developing their cost estimates. 

 
 

Solid Waste Services 
 
Concurrency 
 
Since the DSWM assesses capacity on a system-wide basis, in part, on existing waste delivery 
commitments from both the private and public sectors, it is not possible or necessary to make 
determinations concerning the adequacy of solid waste disposal facilities relative to each 
individual application.  Instead, the DSWM issues a periodic assessment of the County’s status 
in terms of ‘concurrency’ that is, the ability to maintain a minimum of five (5) years of waste 
disposal capacity system-wide.  The County is committed to maintaining this level in compliance 
with Chapter 163, Part II F.S. and currently exceeds the minimum standard by two (2) years. 
 
Residential Collection and Disposal Service 
 
The annual fee charged to the user offsets the incremental cost of adding a residential unit to 
the DSWM Service Area, which includes the disposal cost of waste.  Currently, that fee is $439 
per residential unit.  For a residential dumpster account, the current fee is $339.  The average 
residential unit currently generates 2.4 tons of waste annually, which includes garbage, trash, 
and recycled waste.  As reported in March 2008 to the State of Florida, Department of 
Environmental Protection, for the fiscal year ending September 30, 2007, the full cost per unit of 
providing waste Collection Service was $449 including disposal and other Collections services 
such as illegal dumping clean-up and code enforcement. 
 
Waste Disposal Capacity and Service 
 
The users pay for the incremental and cumulative cost of providing disposal capacity for DSWM 
Collections, municipalities, and other haulers.  For FY 07-08, the DSWM charged a disposal-
tipping fee at a contract rate of $57.56 per ton to DSWM Collections and to those private 
haulers and municipalities with long-term disposal agreements with the Department.  For non-
contract haulers, the rate is $75.89 per ton.  These rates adjust annually with the Consumer 
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Price Index, South Region.  In addition, the DSWM charges a Disposal Facility Fee to private 
haulers equal to 15 percent of their annual gross receipts, which is targeted to ensure capacity 
in operations.  Landfill closure is funded by a portion of the Utility Service Fee charged to all 
retail customers of the County’s Water and Sewer Department and the municipal water and 
sewer departments. 

 
 

Water and Sewer 
 
This application lies within the WASD’s Hialeah/Preston Water Service area; the source of water 
is from the North Miami Beach Norwood-Oeffler Water Treatment Plant (WTP). 

 
 

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

Fire Rescue 
 

Information Pending 
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Public Schools 

 
Application No. 4 will result in 80 additional students.  The average cost for K-12 grade students 
amounts to $6,549 per student.  The total annual operating cost for additional students residing 
in this development, if approved, would total $523,920.  Based on the State’s October 2007 
student station cost factors, capital costs for the estimated additional students to be generated 
by the proposed development are: 
 

School Number of Additional Students Capital Costs Total 

Lakeview Elementary 38 $0 $0 

Westview Middle 18 $0 $0 
Miami Central Senior High 24 $0 $0 
    
Total Potential Capital Cost: *  $0 

 
* Does not meet threshold 
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APPENDIX F 
 

Proposed Declaration of Restrictions 
 
 

The applicant submitted a Declaration of Restrictions along with the application.  This has been 
revised a number of times and the latest version received on September 2, 2008 is herein 
included.  
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APPENDIX G 
 

Photos of the Application Site and Surroundings 
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Subject Property (northern portion: 84 existing units) 

 

 
Subject Property (southern portion: 125 existing units)
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Controlled vehicular entry entrance (with a gate) to the subject property 

 

 
Multi-family properties south of subject site beyond the Silver Blue Lake  

(fronting NW 103 Street) 
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Single-family homes west of the subject property  

(beyond the Silver Blue lake & on NW 17 Avenue) 
 

 
Single-family homes north of the subject property along NW 111 Street 
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Children’s Playground and Health/Exercise Center on the subject property 

 
 

 
Single-family homes west of the subject property  

(beyond the Silver Blue lake & on NW 17 Avenue) 
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