
The following supplemental information is provided to the Board of County Commissioners 
regarding October 2022 Cycle Application No. CDMP20220016 to amend the Comprehensive 
Development Master Plan (CDMP). The information includes: (Exhibit 1) the Initial 
Recommendation report; and (Exhibit 2) Additional Items addressing Application No. 
CDMP20220016 received by the Department of Regulatory and Economic Resources not 
included in the Initial Recommendation report.

_________________________ 
Jimmy Morales
Chief Operations Officer

Date:
Supplement

Agenda Item No. 4(B) To: Honorable Chairman Oliver G. Gilbert, III
and Members, Board of County Commissioners

From: Daniella Levine Cava 
Mayor

Subject: Supplemental Information on October 2022 Cycle Application 
No. CDMP20220016 to Amend the Comprehensive Development Master Plan

_________ ____________________________
mmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmm y Morales
hieiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiii f Operations Of

MDC001



Page 1  

October 2022 Cycle                                                            Application No. CDMP20220016 

APPLICATION SUMMARY
Applicant/Representative: Fontainbleau Lakes, LLC / Felix M. Lasarte, 

Esq., The Lasarte Law Firm, and William W. 
Riley, Jr., Esq., The Riley Law Firm

Location: Between NW 87 Avenue and NW 97 Avenue and 
between SR-836 (Dolphin Expressway) and West 
Flagler Street

Acreage ±107.68 gross acres

Current Land Use Plan Map Designation: "Parks and Recreation” and “Medium Density 
Residential” (13 to 25 dwelling units per gross 
acre)

Requested Amendments to the CDMP: 1. Amend the interpretive text of the “Parks 
and Recreation” land use category in the 
CDMP Land Use Element. 

2. Modify the Declaration of Restrictions 
recorded in Official Records Book 23413 at 
Page 1134, as previously modified by the
Declarations of Restrictions recorded in 
Official Records Book 26955 at Page 908 
(First Modification) and Book 29816 at 
Page 3447 (Second Modification), of the 
Public Records of Miami-Dade County, 
Florida.

3. Redesignate ±17.66 acres of the ±107.68-
acre application site on the LUP map:

From: “Parks and Recreation”
To:  “Medium Density Residential with 

One Density Increase” (DI-1; 25 to 
60 dwelling units per gross acre)

Amendment Type: Standard 
Existing Zoning District/Site Condition: GU (Interim District)/ Private Recreational 

Facilities/Major Transmission Lines/Inland water 
body

Application No. CDMP20220016
Fontainbleau Lakes, LLC  

Commission District 10   Community Council 10
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RECOMMENDATIONS
Staff: TRANSMIT WITH CHANGE AND WITH THE 

PROFFERED AMENDED AND RESTATED
DECLARATION OF RESTRICTIONS

[The change is to redesignate the ±17.66 acres
from “Parks and Recreation” to “Medium Density 
Residential” (13 to 25 units per acre) and to revise 
the proposed amendment to the “Parks and 
Recreation” land use designation text, as 
requested by the applicant by letters dated March 
21 and April 14, 2023] (May 2023)

Westchester Community Council (10): DENY AND DO NOT TRANSMIT (May 30, 2023) 

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

TRANSMIT WITH CHANGE AND WITH 
ACCEPTANCE OF THE PROFFERED 
AMENDED AND RESTATED DECLARATION OF 
RESTRICTIONS  
[with the conditions that: 1) ±3.4 acres of land be 
dedicated to the County for a public park and ±4 
acres to the adjacent charter school; 2) the 
applicant be responsible for addressing any 
contamination found on the dedicated land; and 3) 
a second access be provided on Fontainbleau 
Boulevard to enter the ±17.66-acre property. 

The change is to redesignate the property from 
“Parks and Recreation” to “Medium Density 
Residential” (13 to 25 units per acre) and to revise 
the proposed amendment to the “Parks and 
Recreation” land use designation text, as 
requested by the applicant by letters dated March 
21 and April 14, 2023] (July 17, 2023)

Transmittal Action of Board of County
Commissioners:

TO BE DETERMINED (September 20, 2023) 

Final Action of Board of County 
Commissioners:

TO BE DETERMINED (November 16, 2023)

MDC003



Page 3  

October 2022 Cycle                                                              Application No. CDMP20220016 

Staff recommends to TRANSMIT WITH CHANGE AND WITH THE PROFFERED AMENDED 
AND RESTATED DECLARATION OF RESTRICTIONS the proposed standard amendment to 
the Comprehensive Development Master Plan (CDMP). The application seeks to 1.) amend the 
“Parks and Recreation” land use category text of the CDMP Future Land Use Element; 2)
modify the Declaration of Restrictions recorded in Official Records Book 23413 at Page 1134 as 
previously modified by the Declarations of Restrictions recorded in Official Records Book 26955 
at Page 908 (First Modification) and Book 29816 at Page 3447 (Second Modification), of the 
Public Records of Miami-Dade County, Florida; and 3.) redesignate a ±17.66-acre parcel from
“Parks and Recreation” to "Medium Density Residential with One Density Increase (DI-1)”.
Staff’s recommendation on the application is based on the following reasons: 

Principal Reasons for Recommendation:  

1. Staff notes the application has some merit but has several concerns with the application and 
therefore recommends its transmittal with the applicant’s changes, highlighting that 
additional information and analysis are necessary and may be adequately addressed during 
the amendment process. The application proposes a 375-unit residential development
proximate to the East-West SMART Plan Corridor on a ±17.66-acre parcel that is limited by 
its “Parks and Recreation” land use designation and CDMP Declaration of Restrictions 
(covenant) to be open space for adjacent development, as further detailed in Principal
Reason No. 3v below. The parcel is also restricted by plat to remain open space providing
stormwater storage and drainage for the adjacent developments. Staff’s primary concern is 
whether the proposed development could actually be undertaken without generating 
significant negative impacts on stormwater management and drainage in the vicinity of the 
application area. To address this concern, the applicant has submitted an Area Drainage 
Study that County staff has reviewed and determined does not provide adequate data and 
analysis (see Principal Reason No. 3v below).  

The referenced changes to the application are the applicant’s withdrawal, by letter dated
March 21, 2023, of the One Density Increase (DI-1) component of the land use
redesignation request and revision of the proposed amendment to the “Parks and 
Recreation” land use designation text by letter dated April 14, 2023. The applicant initially 
requested the redesignation of the ±17.66-acre parcel from “Parks and Recreation” to 
“Medium Density Residential with One Density Increase (DI-1)” that would have allowed up 
to 60 units per acre on the parcel, but now seeks to designate the parcel as “Medium 
Density Residential” which would allow its development at a density between 13 and 25 
units per acre. 

     
As noted above, the ±17.66-acre parcel is required to be open space by its “Parks and 
Recreation” land use designation. The CDMP Land Use Element text provides, among other 
requirements, that up to one-third of privately owned land designated as “Parks and 
Recreation” previously limited by restrictive covenant or deed restriction may be developed
and that the BCC may approve for development such other proportion up to 50 percent of 
the land, but in no event shall less than 50 percent of the land be maintained as park, 
recreational or open space. Currently, 50.3% (±76.6 acres) of the former ±152.28-acre Golf 
Course remains as open space. Accordingly, no development may be allowed on this
remaining open space acreage, pursuant to the CDMP “Parks and Recreation” provisions. 
The applicant seeks to revise the “Parks and Recreation” to allow up to 75% of previously 
restricted open space acreages to be developed when located along certain Rapid Transit
Corridors or Bus Express Rapid Transit Network (see Proposed CDMP Text Amendment on 
page 7). 
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2. The applicant’s proposed revision to the “Parks and Recreation” text to allow up to 75% of 
privately owned open space previously restricted by covenant or deed would impact ±243 
acres, based on Staff’s preliminary analysis, including three additional golf courses 
(Fontainebleau West, California Club, and Presidential Estates golf courses). While the 
applicant’s intent is to facilitate development of the ±17.66-acre parcel, reducing the open 
space retention requirement to 25% would allow a further ±21 acres of the remaining open 
space within the former Fontainbleau East golf course to be developed in addition to 
relaxing the restrictions on the referenced three additional golf courses without properly
analyzing the potential impacts and implications of such a policy change. Staff notes that 
further analysis of the applicant’s proposed revision to the “Parks and Recreation” text is
required to determine the efficacy of such a policy change.  

3. Approval of the application would be generally inconsistent with the criteria for evaluating 
Land Use Plan map amendment applications pursuant to Policy LU-8E of the CDMP Land
Use Element, as more specifically detailed in paragraphs iii and v below. Policy LU-8E 
requires Land Use Plan (LUP) map amendment applications to be evaluated according to
factors such as (i) the ability of the proposed amendment to satisfy a deficiency in the LUP 
map to accommodate projected population or economic growth of the County, (ii) impacts to
County facilities and services, (iii) compatibility with abutting and nearby land uses, (iv) 
impacts to environmental and historical resources, (v) impacts to systems important to the
County and facilities of countywide significance and (vi) the extent to which the proposed 
land use would promote transit ridership and pedestrianism pursuant to Objective LU-7 and 
associated policies. Each factor is discussed below. 

i. Need to Accommodate Population or Economic Growth: Approval of the application
with acceptance of the proffered amended and restated covenant could help 
accommodate projected population growth in the general application area. The 
application site is located in the Analysis Area (Minor Statistical Area [MSA] 3.2), which 
is estimated to have capacity for about 11,495 dwelling units, with about 99 percent of 
these units intended as multi-family. The annual average residential demand in the 
Analysis Area is projected to go from 207 units per year in the 2020-2025 period to 636
in the 2035-2040 period. The depletion of single-family type units is projected to occur 
in 2023 and for multi-family units beyond 2040. The application, if approved with 
acceptance of the proffered amended and restated covenant, would increase the 
residential land capacity by 375 multifamily units, and would extend the depletion year 
for multi-family type units by just over a year (see “Supply and Demand Analysis” on 
page 21). 

ii. Public Facilities and Service: Approval of the application with acceptance of the
proffered amended and restated covenant would be generally consistent with the 
CDMP Capital Improvements Element Objective CIE-3 that requires CDMP land use 
decisions to not cause a violation in adopted Level of Service (LOS) standards for
public facilities and services. The proffered declaration of restrictions limits the 
development on the ±17.66-acre parcel subject to the proposed land use change to a
maximum of 375 residential units. The impacts that would be generated from
development on the ±17.66-acre parcel, if the application is approved, would not cause
a violation in the adopted LOS standards for public facilities and services.  

The Applicant’s traffic study analyzed the proposed 375-unit residential development for
traffic impacts during the short-term (year 2025) and the long-term (year 2045). The
applicant’s short-term analysis shows all impacted roadways are projected to operate
within their adopted LOS standards. The long-term analysis shows five impacted 
roadway segments are projected to operate in violation of their adopted LOS standards, 
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both with and without the impacts of the proposed development. The five roadway 
segments are NW 87 Avenue north of NW 12 Street; NW 87 Avenue north of SW 8 
Street; SW 87 Avenue south of Flagler Street; Dolphin Expressway/SR 836 east of NW 
87 Avenue; and Dolphin Expressway/SR 836 east of NW 107 Avenue.  These roadway 
segments are not projected to be significantly impacted by the proposed development
as the traffic impact from the proposed development is projected to be less than five
percent of the adopted LOS capacity for each roadway. Therefore, no traffic mitigation
is required. (See Roadways section on page 35 and “Applicant’s Traffic Study,
Executive Summary” in Appendix I on Appendices Page 105.) 

iii. Compatibility: The development of the ±17.66-acre parcel with the proposed 375 
residential units, if the application is approved, may not be compatible with the existing 
development in the area. In accordance with Land Use Element Policy LU-4B, 
evaluation of the compatibility of proximate uses considers such factors as noise, traffic,
safety, access, runoff (drainage and stormwater), among other things. The proposed 
development is comparable in density to the adjacent existing development but could 
negatively impact drainage and stormwater management in the area, as further
discussed in paragraphs v below, and thereby poses a significant potential 
incompatibility with the existing development, pursuant to Policy LU-4B.  

iv. Environmental and Historic Resources: The application, if approved, would not impact 
any historic or archaeological resources but could impact environmental resources on
the site. The Division of Environmental Resources Management (DERM) has records of 
current contamination on the application area and requires that all construction plans, 
inclusive of drainage and stormwater management (further discussed in ‘v’ below), lake
fill, lake excavation, and dewatering plans be reviewed and approved by its 
Environmental Monitoring and Restoration Division (EMRD). Additionally, the subject
property may contain specimen-sized trees (trunk diameter 18 inches or greater) that 
are to be preserved, where reasonably possible, in accordance with Section 24-49.2(II) 
of the Code.  

Furthermore, the application area is located within the core foraging area of the 
federally threatened wood stork and is east of numerous long-term rookeries for this
species. In addition, the application area is within the U.S. Fish & Wildlife consultation 
area for the endangered Florida bonneted bat (Eumops floridanus), which may utilize 
the subject property for nesting, roosting and foraging. DERM recommends that wildlife 
surveys be conducted by the applicant and submitted for review and approval prior to 
the approval of any building permit to determine usage of the application area by both
the Florida bonneted bat and the wood stork. Moreover, the applicant should also 
coordinate with the U.S Fish and Wildlife Service regarding impacts to these species
(see Environmental Conditions section on page 24). 

v. Enhance or Degrade County Systems: The application if approved and with acceptance 
of the proffered amended and restated covenant, and the ±17.66-acre parcel developed 
with the proposed 375 multifamily residential units, could degrade the stormwater and 
drainage system in the area. All other countywide systems have sufficient capacity to 
absorb the impacts that would be generated by development of the parcel with the
proposed use or would not be significantly impacted by the development as in the case 
of roadways discussed in paragraphs ii above.  

The ±17.66-acre parcel subject to the land use change and proposed for the 375-unit 
residential development currently has a ±4-acre lake within the northern portion of the
parcel and a 15-foot-wide drainage easement connected to the lake that traverses the 
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northeastern portion of the parcel. The lake is identified as a water management area,
one of several such areas within the remaining open space acreage of the former Golf 
Course, reserved as “storage basins for storm water drainage purposes” for existing 
development in the area as a condition of the plat of Fontainebleau East (recorded in 
the Official Records Book 168, Page 28). While the application proposes development 
of this ±17.66-acre parcel, it does not adequately address how stormwater 
management for the area (within the boundary of the plat) would be impacted by the 
proposed development or how the current level of stormwater management would be 
maintained for the area per the conditions of the plat. The proffered amended and 
restated covenant includes a commitment to providing a signed and sealed Stormwater 
Master Plan prior to recordation of final replat. However, given the current plat
restrictions and that the ±17.66-acre parcel is limited by CDMP policy and covenant to 
be open space, it must be demonstrated that the parcel may be developed without 
negatively impacting stormwater management and drainage in the area, within the limits 
of the current plat and other adjacent properties, is required for proper consideration of 
the application. Accordingly, the applicant has submitted a signed and sealed Area 
Drainage Study toward addressing whether the ±17.66-acre parcel may be developed
without negatively impacting stormwater management and drainage in the area (see 
Appendix L: Area Drainage Study on Appendices Page 119 herein). DERM has
reviewed the study and determined that additional information and analyses are
required. Accordingly, the application is recommended for transmittal to allow time for 
the appropriate additional data and analyses to be provided by the applicant to 
determine if the ±17.66-acre parcel can be built without negatively impacting
stormwater management and drainage in the area.       

vi. Transit Ridership and Pedestrianism: The application if approved and the ±17.66-acre
parcel developed with residential uses as proposed would support transit ridership and
pedestrianism. The application site is served by four Metrobus Routes 87, 7, 51 (Flagler 
Max) and 11 with the closest bus stop located approximately 0.16 miles (a 2-minute 
walk) from the proposed development parcel. Metrobus Routes 87 and 7 provide 
service at 30-minute AM/PM peak hour headways and 60-minute off-peak hour
headways. Metrobus Routes 11 and 51 provide service at 20-minute and 15-minute
AM/PM peak hour headways and 40-minute and 30-minute off-peak hour headways, 
respectively (see Transit section on page 43). 

In addition, the application area is within the SMART Plan’s East-West Corridor, an
area allowed and encouraged to be built with transit-supportive development as further
discussed in the ‘Strategic Miami Area Rapid Transit (SMART) Plan’ section herein on 
page 20. Furthermore, the area is planned for improved transit service, including the 
partially funded Bus Rapid Transit station at the SR-836/NW 87 Avenue interchange
that will provide access to the East-West corridor transit service and the Flagler 
Corridor Bus Rapid Transit service. 
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PROPOSED CDMP TEXT AMENDMENT

The following presents the Applicant’s proposed changes to the “Parks and Recreation” text on 
page I-59 of the CDMP Land Use Element. Words underlined are proposed additions and words 
stricken through are proposed deletions. All other words are adopted text that remain 
unchanged and are currently in effect. Double underlined and double stricken through words 
represent changes proposed by the applicant by letter dated April 14, 2023, after the application 
was filed.

Parks and Recreation

The Land Use Plan map specifically illustrates parks and recreation areas of metropolitan 
significance, including State parks and the Biscayne and Everglades National Parks. Also 
illustrated are golf courses and other parks of approximately 40 acres and larger which are 
significant community features. Most neighborhood local parks smaller than 40 acres in size are 
not specifically shown on the Plan map; however, this omission should not be interpreted as 
meaning that these parks will be taken out of public use. Compatible parks are encouraged in all 
of the residential categories and may be allowed in all other categories of the LUP map...

*   *   *
The long-term use of golf courses or other private recreation or open space on privately owned 
land designated as Parks and Recreation may be previously limited by deed restriction or 
restrictive covenant. A new development plan governing such land set-aside for park, recreation 
or open space use (restricted lands) may be approved at public hearing by the Board of County 
Commissioners or the applicable zoning board only if the following is demonstrated: (1) that the 
restricted land is subject to a restrictive covenant relating to development served by the open 
space, that such restrictive covenant continues to limit the use of the land to open space, and 
that this limitation in the restrictive covenant may be modified only with the written consent of
adjacent or proximate the property owners of the parent tract or a prescribed percentage 
thereof; (2) that the required written consents of the adjacent or proximate property owners have 
been obtained; and (3) that the proposed development will replace park or recreation land or 
open space that has fallen into prolonged disuse or disrepair to the detriment of the surrounding
neighborhood or will otherwise serve a public benefit. The development plan for such land (1) 
shall provide for development compatible with adjacent development; (2) shall provide by 
restrictive covenant that not less than two-thirds of the land subject to the new development 
plan (or such other proportion deemed appropriate by the Board of County Commissioners 
and/or appropriate Community Zoning Appeals Board but in no event less than 50 percent of 
such land) shall be maintained as Park, Recreational or open space for use by residents or 
other residents or users of the entire development for which the open space had originally been 
provided unless the subject property is located within a one-mile radius of a Rapid Transit
Corridor or a Bus Express Rapid Transit Network located along the Dolphin Expressway, the 
Palmetto Expressway or Interstate 95, in which case the development plan shall provide by
restrictive covenant that not less than one-fourth of the land subject to the new development
plan (or such other proportion deemed appropriate by the Board of County Commissioners 
and/or appropriate Community Zoning Appeals Board but in no event less than 25 percent of 
such land) shall be maintained as Park, Recreational or open space for use by residents or 
other residents or users of the entire development for which the open space had originally been
provided; (3) shall provide a financial means of assuring such maintenance, by homeowner’s 
association, special tax district or other comparable means approved at public hearing or by the 
Director of the Department of  Regulatory and Economic Resources or successor agency; and 
(4) shall provide that the residential density of the portion of the Park and Recreation-designated 
land eligible for development shall not exceed either the gross existing density of the
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development in connection with which the park-designated land was originally set aside, or the 
gross density of all the ownership parcels immediately abutting the entire park designated land, 
whichever is lower.  An approval pursuant to this provision may allow the gross density of the 
combined new and existing development, and its existing zoning, to exceed the I-59 maximum 
otherwise allowed by the LUP map, but only to the extent necessary to enable reuse of the park 
designated land in accordance with this provision. Nothing herein shall be construed to permit 
development of property subject to a restrictive covenant accepted by the county or other public 
entity without compliance with the terms that covenant including, but not limited to, those terms
governing modification or amendment thereof.

PROFFERED AMENDED AND RESTATED DECLARATION OF RESTRICTIONS

The following presents a summary of the Applicant’s proposed changes to the existing CDMP 
declaration of restrictions (the 2005 Covenant as previously modified in 2009 and 2015, 
discussed on page 15 herein) that limits the uses of the ±107.68-acre application area. The 
proposed changes include the consolidation, into a single Amended and Restated Declaration 
of Restrictions (Appendix D on Appendices Page 35 herein), of all prior changes made to the
2005 Covenant through the modifications approved in 2009 (First Modification) and 2015
(Second Modification) as well as the changes proposed in this application that are presented 
below.  

Conceptual Site Plan. Condition modification committing to develop the property in 
accordance with the new 2022 Conceptual Master Plan shown in the Covenant Exhibit C 
depicting where residential development may occur and where green/buffer areas are to be 
preserved. 

Number of Units. Condition modification to increase the maximum allowed residential from 
824 units to 1,199 units including a maximum three hundred seventy-five (375) residential 
units on the ±17.66-acre parcel subject to the land use change.  

Educational Facility. Condition deletion as required school impact mitigation addressed
through construction of ±5.2-acre Pinecrest North Preparatory charter.

Roadway Improvement Program. New condition committing to 1) add a ±50-foot taper and 
±300 feet of storage to the existing eastbound left-turn lane at Fontainebleau Boulevard and 
NW 97 Avenue; and 2) create a four-leg intersection at Fontainebleau Boulevard, west of 
the community center for Keep Bleau Green Committee, Inc. 

Workforce Housing. New condition committing minimum 12.5% of the residential units 
developed on the ±17.66-acre parcel to be set-aside for workforce housing for households 
with incomes between 60% percent 140% of the area median income (AMI) of Miami-Dade 
County for a period of 20 years.  

Landscaping. New condition prohibits development on the ±17.66-acre parcel from varying 
the minimum required tree and shrub counts applicable for the development.  

Stormwater Management. New condition committing to providing for DERM review and 
approval a signed and sealed stormwater analysis that identifies stormwater management
infrastructure needed for the proposed land use, and demonstrates that development will 
not negatively impact stormwater management and drainage in the area. 

Tree Canopy. New condition requiring future development to comply with the requirements 
of Chapter 24-49-4 of the County Code for tree removal impacting noninvasive tree canopy. 
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STAFF ANALYSIS
Background
The application seeks to amend the “Parks and Recreation” land use category text in the CDMP
Land Use Element, to modify an existing CDMP Declaration of Restrictions (covenant) that 
applies to ±107.68 acres (the application area), and to change the land use designation of a 
±17.66-acre parcel within the application area, all to allow development of the ±17.66-acre
parcel with up to 375 residential units. The ±107.68-acre application area is part of the former 
±152.28-acre Fontainebleau East Golf Course (the former Golf Course) property located 
between NW 87 Avenue and NW 97 Avenue and between SR-836 (Dolphin Expressway) and 
West Flagler Street (see Appendix K: CDMP Applications History Map on Appendices page 
115).  

The former Golf Course is currently developed with 720 multifamily units within the
northernmost ±34 acres, a shopping center on the southern ±32 acres fronting on West Flagler 
Street, the Fontainebleau Community Center and the Pinecrest North charter school (Grades 2-
8) on the easternmost ±5 acre that front on Fontainebleau Boulevard. The remaining acreage of
the former Golf Course is open space and is required to remain open space by the existing 
CDMP covenant, the “Parks and Recreation” land use category text, and the conditions of the 
current plat. Additionally, portions of the open space area, including the ±17.66-acre parcel
proposed for development, currently serve as part of the drainage and stormwater infrastructure 
in the general area pursuant to conditions of plat of the property. The developments within the 
former Golf Course property were approved through three separate CDMP amendments
adopted by the Board of County Commissioners (BCC) and are discussed below (see Appendix
K: CDMP Applications History Map on Appendices page 115).  

The first CDMP amendment to the former Golf Course was through Application No. 3 of the 
April 2004 Cycle of amendments to the CDMP that was adopted on May 9, 2005, by the BCC 
with acceptance of a proffered covenant (herein the 2005 Covenant) through Ordinance No. 05-
92. This application increased the “Medium Density Residential” designated land to ±57.89 
acres and reduced the “Parks and Recreation” designated portion of the former Golf Course to 
±94.39-acres. The 2005 Covenant, recorded in Official Records Book 23413 at Page 1136 of 
the Public Records of Miami-Dade County, Florida, required conformance with a Conceptual
Site Plan which restricted the use of the ±94.39-acres (approximately 62% of the former Golf 
Course) to green space and buffer areas. The 2005 Covenant also limited residential 
development to 1,176 dwelling units, required the owner to mitigate the development’s school
impacts, and required a site plan and traffic studies addressing traffic impacts on NW 87 
Avenue. (See “Aerial” map on page 9; and Appendix E: 2005 Covenant on Appendices page 
57).

The second CDMP amendment was Application No. 8 of the April 2008 Cycle of amendments
approved by the BCC through Ordinance No. 09-28 on May 6, 2009, with acceptance of a
modification to the 2005 Covenant and acceptance of a separate proffered covenant. That
amendment modified the 2005 Covenant (the First Modification) by removing ±39.4 acres from 
the 2005 Covenant (±112.88 acres remained) and redesignated the ±39.4 acres from “Medium 
Density Residential” (±23 gross acres) and “Parks and Recreation” (±16.4 gross acres) to 
“Business and Office” (±35.06 gross acres) and “Parks and Recreation” (±4.36 gross acres). 
The separate covenant encumbered only the “Business and Office” portion of the former Golf 
Course property, limiting commercial development to 240,000 square feet, among other things
and is recorded in Official Records Book 26921 at Pages 1562 through 1582 of the Public
Records of Miami-Dade County. The First Modification to the 2005 Covenant also updated the 
Conceptual Site Plan to exclude the ±39.4 acres and reduced the maximum number of
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residential units allowed on the remaining acreage from 1,176 to 824 units. The amendment 
reduced the open space acreage to ±82 acres, or approximately 53.7% of the original ±152.28-
acre former Golf Course acreage. (See Appendix F: First Covenant Modification (2009) on
Appendices page 67) 

The third CDMP amendment pertaining to the former Golf Course was effected through
Application No. 7 of the November 2014 Cycle of amendments approved by the BCC through 
Ordinance No. 15-70 on July 22, 2015. That amendment redesignated ±5.2 acres from “Parks 
and Recreation” to “Medium Density Residential” and modified the 2005 Covenant and its 
Conceptual Site Plan (the Second Modification) to exclude the ±5.2-acres, reducing the acreage
subject to the previously modified 2005 Covenant to ±107.68 acres. Additionally, as part of the 
approval, the Board of County Commissioners accepted two separate covenants limiting 
development on the ±5.2-acres to a ‘charter school and ancillary pre-k school and a ‘community
center or civic uses’. The adopted November 2014 Cycle Application No. 7 further reduced the 
acreage remaining as open space to ±76.6 acres, or approximately 50.3% of the former Golf 
Course acreage. (See Appendix G: Second Covenant Modification (2015) on Appendices page 
89.) 

The “Parks and Recreation” text in the CDMP Land Use Element provides, among other 
requirements, that up to one-third of privately owned land designated as “Parks and Recreation” 
previously limited by restrictive covenant or deed restriction may be developed and that the 
BCC may approve such other proportion up to 50 percent of the land, but in no event shall less 
than 50 percent of such land be maintained as park, recreational or open space. As noted 
above, 50.3% (±76.6 acres) of the former ±152.28-acre Golf Course currently remains as open 
space. Accordingly, no development may be allowed on this remaining open space acreage, 
pursuant to the CDMP “Parks and Recreation” provisions. 

To address the CDMP policy restriction on development, the application seeks to revise the 
“Parks and Recreation” land use category text to reduce the minimum open space retention 
requirement from 50% to 25%, if certain conditions and locational criteria are met (see
Proposed CDMP Text Amendment above on page 7 and analysis below for details). In addition, 
the application seeks to amend and restate the 2005 Covenant (as modified in 2009 and 2015) 
to increase the number of residential units allowed on the remaining ±107.68 acres of the former
Golf Course from 824 to 1,199 residential dwelling units. The proffered amended and restated 
covenant also includes conditions related to tree canopy, landscaping, drainage improvements,
roadway improvements at the intersection of Fountainebleau Boulevard and 97 Avenue,
workforce housing, as well as a revision of the Modification, Amendment and Release Clause. 

Analysis of Proposed Amendments 
The current CDMP amendment application seeks to revise the “Parks and Recreation” text to
reduce the minimum amount of open space required to be maintained for privately owned 
“Parks and Recreation" designated lands that are encumbered by covenant or deed restriction.
As previously discussed, the “Parks and Recreation” text in the CDMP Land Use Element, 
provides that up to 50% of privately owned land designated as “Parks and Recreation” and 
previously limited by deed restriction or restrictive covenant may be developed, if a new 
development plan governing the land set-aside for park, recreation or open space use 
(restricted lands) demonstrates compliance with specific provisions. The following outlines the 
CDMP provisions and notes the applicant’s compliance with said provisions: 

1. Restrictive Covenant: A restrictive covenant related to the development must limit the 
use of the restricted land to open space and require written consent of adjacent property 
owners or a prescribed percentage for covenant modifications.  
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As noted above, the applicant has proffered an amended and restated covenant that
incorporates the previously approved modifications (First Modification approved in 2009 
and Second Modification approved in 2015) and proposing new modifications to the 
2005 Covenant. However, the proffered amended and restated covenant does not
include restrictions or requirements for the use of the open space that would remain from 
the former Golf Course acreage.  

2. Consent of Adjacent Property Owners: the required written consent of the adjacent or 
proximate property owners must be obtained; and  

To date, the applicant has not submitted the written consent of adjacent property owners
related to the proposed reduction of open space. However, the property owners whose 
consent are required order to amend the 2005 Covenant must be obtained to effectuate 
execution of the proffered amended and restated covenant, anticipated to occur before
the application would be heard at final hearing before the BCC. The applicant has also 
proposed to change the CDMP “Parks and Recreation” text to only require consent of 
the owners of the parent tract (see Proposed CDMP Text Amendment on page 7 above).  

3. State of Open Space and Development Plan: Demonstrate that the proposed 
development will replace park, recreation or open space that has fallen into prolonged
disuse or disrepair to the detriment of the surrounding neighborhood,

It has not been demonstrated that the ±17.66 acres of open space, which the applicant 
is proposing to convert to residential use, are in disuse or disrepair. 

The proposed development plan must also demonstrate: 

(1)  Compatibility: The proposed development must be compatible with adjacent 
development.  

The applicant’s modified request of “Medium Density Residential”  
The proposed residential development would be of similar or comparable density
with the existing multifamily development and planned residential land uses 
adjacent to the ±17.66-acre parcel. However, pursuant to Land Use Element 
Policy LU-4B, compatibility is also determined through consideration of factors 
such as noise, traffic, safety, access, runoff (drainage and stormwater), among 
other things. The proposed development is comparable in density to the adjacent 
existing development but could negatively impact drainage and stormwater
management in the area.

(2) Minimum 50% Open Space Requirement: A restrictive covenant shall require that 
not less than 66% of the subject land be maintained as Park, Recreational or 
open space, except that the Board of County Commissioners or Community 
Zoning Appeals Board may approve another proportion deemed appropriate for 
the site but not less than 50% of such land.  

The acreage remaining as open space is approximately 50.3% of the ±152-acre
former Golf Course. Additional land conversion would not be in compliance with
the 50% CDMP restriction unless a different percentage of open space is 
approved through a public hearing. The application proposes to convert ±17.66
acres of open space to residential uses, which would further reduce the former 
Golf Course to ±59.13 acres or 38.8% open space.  
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To address the 50% open space retention requirement, the applicant is 
proposing to amend the interpretive text of the “Parks and Recreation” land use 
category of the CDMP to reduce the minimum amount of open space that is to be 
retained as open space from 50% to 25%, if a property is located within a one-
mile radius of a Rapid Transit Corridor or Bus Express Rapid Transit Network 
located along the Dolphin Expressway, the Palmetto Expressway or Interstate 
95. This change would facilitate the approval of the proposed development; 
however, the proposed text change would have an impact beyond the application 
site, as it would apply to all privately owned land designated “Parks and 
Recreation” that meet the proposed locational criteria. In addition, the proposed 
25% minimum open space retention requirement would also facilitate an 
additional ±21 acres of the existing open space to be converted to development.    

 
Staff’s preliminary analysis identifies approximately ±243 acres of privately 
owned parks or golf courses designated “Parks and Recreation”, including 
acreage within three additional golf courses (Fontainebleau West, California 
Club, and Presidential Estates golf courses) are located within one mile of a 
Rapid Transit Corridor and could be affected by the proposed text change. 
Though this amendment is consistent with the CDMP policies to increase 
densities along the SMART Plan corridors, the eligible sites should be within 
walking distance (half mile) of an existing or proposed terminal station. Bus 
Express Network corridors extend long distances with minimum stops; therefore 
the proposed provision should not be applicable for the expanse of the Bus 
Express Network. Furthermore, the size of the eligible open space should be 
reduced to 5 acres to prevent the erosion of existing privately owned open space. 
Given the countywide impact that the proposed amendment could have, staff 
recommends that the open space requirement be changed to 35% in lieu of the 
requested 25% and that it be applicable only to properties located within a half-
mile radius of a Rapid Transit Corridor that are 5 acres or greater.  

 
(3) provide a financial means of assuring maintenance, by homeowner’s association, 

special tax district or other comparable means approved at public hearing or by 
the Director of the Department of Regulatory and Economic Resources; and  

 
The “Fontainbleu Lakes Community Development District (CDD) was created in 
September 2006 (Ordinance 06-135) to finance the maintenance of the 
infrastructure within the development, including roadways, stormwater system, 
and water and sewer facilities, and the open common areas. A Special Taxing 
District was also established (Ordinance 07-90) to remain dormant but activated 
if the CDD fails to provide the requisite infrastructure maintenance. The CDD was 
subsequently modified in 2011 (Ordinance 11-94) that removed 130 acres of the 
former Golf Course acreage, including the ±17.66-acre parcel, from the CDD 
boundaries. 
 

(4) provide that the residential density of the land eligible for development shall not 
exceed the gross existing density of the original development for which the park- 
land was set aside, or the gross density of parcels abutting the entire park 
designated land, whichever is lower.   

 
The 2005 Covenant limited residential development within the ±152 gross-acre 
application site to 1,176 residential units. These units were to be developed 
within the residentially designated portion (±57.89 acres) of the former Golf 
Course acreage at a gross density of 20 units per acre. The proposed 
development now seeks to develop 375 units on ±17.66 acres at a density of 21 
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units per acre as allowed under the “Medium Density Residential” (13 to 25 
dwelling units per acre) land use designation and comparable with existing
residential developments adjacent to the ±17.66-acre parcel. 

Proposed Land Use Change
As outlined above, the application seeks to redesignate ±17.66 acres on the CDMP Land Use
Plan map from “Parks and Recreation” to “Medium Density Residential” (see “Proposed CDMP 
Land Use” map on page 13. The following analysis is more specific to the ±17.66-acre parcel.

Location 
The ±17.66-acre parcel is the northeastern area of the application area, located west of SW 87 
Avenue and south of SR-836 (see “Aerial Photo” on page 9). Additionally, the application area
including the 17.66-acre parcel is in close proximity to the East-West Corridor, one of the 
Strategic Miami Area Rapid Transit (SMART) Plan corridors (see “Smart Plan Corridor” map on 
page 14).

Existing Land Use  
The ±17.66-acre parcel is bifurcated by NW 8th Terrace, which provides access to the existing
adjacent multifamily communities. The northern portion of the site contains a man- made lake.
The southern portion of the site is undeveloped and contains trees. Additionally, the western 
portion of the 17.66-acre parcel is traversed by Florida Power and Light (FPL) power 
transmission lines. (See “Existing Land Use” map on page 11; and Appendix M: Photos of Site
and Surroundings on Appendices page 135).

Land Use Plan Map Designation/Request 
The CDMP Adopted 2030 and 2040 Land Use Plan (LUP) map designates the ±17.66-acre 
portion of the application area as “Parks and Recreation”. This land use category generally 
depicts recreational areas of metropolitan significance, golf courses and parks larger than 40 
acres, which are significant community features (see “CDMP Land Use” map on page 12).

The application as filed requested a CDMP land use designation change for the ±17.66-acre
parcel to “Medium Density Residential with One Density Increase” (DI-1) overlay designation 
which would allow the subject property to be developed at a density ranging from 25 to 60
dwelling units per gross acre, which could have allowed up to 1,059 multifamily residential units. 
The CDMP “Density Increase with Urban Design” (CDMP page I-32) text provides that property
with the DI-1 overlay designation may be developed at one density category higher than the 
underlying land use designation only if the development on the property commits to utilizing
sound urban design principles adopted by County ordinance or incorporated in the Urban 
Design Manual endorsed by Resolution R-1360-98. If the development on the property does not 
incorporate sound urban design principles, then the development would be limited to the density 
of the underlying “Medium Density Residential” designation (13 to 25 dwelling units per gross
acre). It should be noted, however, that the applicant has withdrawn the DI-1 overlay 
designation component of the land use change request by letter dated March 21, 2023.

Under the requested “Medium Density Residential” designation the ±17.66-acre parcel could be 
developed with up to 441 multifamily residential units. However, the amended and restated
covenant as proffered by the applicant (modification to the 2005 Covenant) proposes to limit 
development on the ±17.66-acre parcel to 375 residential units.  
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Strategic Miami Area Rapid Transit (SMART) Plan
As noted above, the application area is in close proximity to the East-West Corridor, one of six 
(6) Strategic Miami Area Rapid Transit (SMART) Plan corridors that are subject to the “Mixed 
Use Development” provisions of the CDMP Land Use Element. The CDMP provisions allow and
encourage transit-supportive mixed-use developments along the County’s Rapid Transit 
Corridors at generally higher densities and intensities within ¼ mile, ½ mile of the corridors, and, 
in the case of the East-West Corridor, within 1 mile. Specifically, the CDMP’s Mixed Use 
Development text provides that mixed use projects located within one-quarter mile of the 
SMART Plan Corridor would be eligible for development at 60 dwelling units per acre and up to
2.0 floor area ratio (FAR). Mixed use projects between ¼-mile and ½-mile of the Corridor would 
be eligible for development at 36 dwelling units per acre and up to 1.5 FAR, and between ½-
mile and 1-mile up to a density of 18 units per acre and up to 1.25 FAR. Approximately 2/3 of 
the ±17.66-acre parcel is within ¼-mile of the corridor (approximately 12 acres), and the 
remaining ±1/3 of the site is within ½-mile of the corridor (see SMART Plan Corridor map on 
page 14 above. If the ±17.66-acre parcel was not restricted to being open space by its “Park 
and Recreation” designation and CDMP covenant the Mixed Use Development text would have 
allowed up to 923 units on the parcel in a mixed-use project. 

Zoning
The ±17.66-acre parcel is currently zoned GU (Interim District – Uses depend on the character
of the neighborhood, otherwise EU-2 standards apply) (see “Zoning” map on page 10).  

Zoning History
Miami-Dade County zoning districts and zoning code regulations were first created in 1938, and 
the County’s first zoning records indicate that the ±17.66-acre parcel was originally zoned GU 
and has remained as such since.  

Adjacent Land Use and Zoning

Adjacent Existing Land Uses
The ±17.66-acre site is abutted to the northeast and north by mid-rise Pinebark residential 
condominiums and multi-family apartments complexes. To the east are the Sandlewood, 
Pineside, and Pine Lake Village condominiums multi-family apartments. To the south is the 
Pinecrest North Preparatory charter school that was built in 2019 and the Fontainebleau
Community Center built in 2018 (both allowed through approval of Application No. 7 of
November 2014 Cycle) and open space areas that are portions of the former Golf Course. Also, 
to the south is a vacant parcel owned by the Florida Power and Light company. To the west are
open space areas from the former Golf Course and multifamily developments including the 
Oakview apartment complex and the Fontainebleau East multifamily development (see “Existing 
Land Use” map on page 11 and Appendix M: Photos of Site and Surroundings on Appendices
page 135).  

Adjacent Land Use Plan Map Designations
Properties abutting and adjacent to the ±17.66-acre parcel are designated “Medium Density 
Residential” (13 to 25 dwelling units per gross acre) on the CDMP Land Use Plan map except 
for portions of the former Golf Course property and an FPL property to the southwest of the 
parcel that are designated “Parks and Recreation” CDMP Land Use designation (see “CDMP
Land Use” map on page 12).

Adjacent Zoning  
The properties abutting the ±17.66-acre parcel to the north and east are zoned RU-4 (High 
Density Apartment House District, 50 units/net acre) and GU (Interim). To the south, the 
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properties are zoned GU and RU-4L (Limited Apartment House District, 35.9 units/net acre).  To 
the west, the multifamily developments are zoned RU-4M (Minimum Apartment House 12.9
units/net acre) and RU-4, and the abutting open space is zoned GU (see “Zoning” map on page
10).    

Supply and Demand Analysis

The capacity of the LUP map to accommodate population or economic growth is generally 
expressed in acres of vacant land zoned or designated for residential and non-residential
development. In the context of this CDMP amendment application, land capacity is analyzed at
the localized or Minor Statistical Area (MSA) level.

Residential
The combined vacant land for single-family and multi-family residential development in the 
Analysis Area (Minor Statistical Area 3.2) in 2022 was estimated to have a capacity for about 
11,495 dwelling units, with approximately 99 percent of these units intended as multi-family.
The annual average residential demand in this Analysis Area is projected to go from 207 units 
per year in the 2020-2025 period to 636 in the 2035-2040 period.  An analysis of the residential
capacity by type of dwelling units shows the depletion of single-family type units occurring in 
2023 and for multi-family units beyond 2040. The supply of residential land for both single-family
and multi-family units is projected to be depleted beyond the year 2040 (see table below).   

Residential Land Supply/Demand Analysis
2022 to 2040: Application CDMP20220016 (MSA 3.2)

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 2022 130 11,365 11,495
DEMAND 2020-2025 102 105 207
CAPACITY IN 2025 0 11,050 10,874
DEMAND 2025-2030 255       264      519
CAPACITY IN 2030 0 9,730 8,279
DEMAND 2030-2035 296 306 602
CAPACITY IN 2035
DEMAND 2035-2040
CAPACITY IN 2040

0
313

0

8,200
322

6,585

5,269
636

2,089
DEPLETION YEAR 2023 2040+ 2040+
Residential capacity is expressed in terms of housing units. 
Housing demand is an annual average figure based on population projections.
Source:  Miami-Dade Department of Regulatory and Economic Resources, Planning Division, Planning Research and
Economic Analysis Section, November 2022. 

The application requests a change from “Parks & Recreation” to “Medium Density Residential”
for a total of approximately 17.66 acres. Nevertheless, the applicant has proffered in the
amended and restated covenant to restrict the maximum number of units that could be built to 
375 multi-family units. If the application is approved, it would increase the residential land 
capacity by 375 multifamily dwelling units. This would extend the depletion year for multi-family
type units by just over a year.

Housing Affordability Assessment
The application proposes to develop 375 multifamily units on the ±17.66-acre parcel and has 
proffered a commitment to providing a minimum 12.5% of the units (47 units) on the parcel as
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workforce housing units and that these units may be provided in accordance with the County’s 
workforce housing ordinance. If the workforce housing units were to be provided in accordance
with the County’s ordinance, 50% would be affordable to households earning less than 110% of
the area median income (AMI), while the remainder would be affordable to households earning
less than 140% of AMI.
Household Incomes in Miami-Dade County and the Application’s Market Area
The Department of Housing and Urban Development (HUD) estimates Area Median Family 
Income (HAMFI) for all counties. The 2022 HAMFI for Miami-Dade County is $68,300. This 
number is derived from the median family income from the American Community Survey 2019
1-year Estimate for Miami-Dade County, and adjusted for inflation, family size and housing
costs in the County relative to national and state costs. 

The table below shows the breakdown of households in MSA 3.2 that fall within the income limit 
categories and housing cost burden by these categories. The income values used here are for a 
typical family of four This data comes from the 2020 American Community Survey 5-year
estimates and from the most recently available HUD Comprehensive Housing Affordability 
Strategy (CHAS) data for the period 2014-2018. 

In the application market area, MSA 3.2, low or very-low-income families (less than 80% of 
HAMFI) accounted for 68.6% of all households and an additional 10.8% had incomes between
80% and 120% of HAMFI. The total share of low- and moderate-income households in the 
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market area was 79.4%. Therefore, the first conclusion that can be drawn from the data is the 
need for housing that targets low-income households and families in the designated market 
area.   

The table above also illustrates the financial implication of the household income distribution, 
Data from HUD, 2014-2018 Consolidated Plan/CHAS data, identifies the extent to which 
households were cost burdened by income levels. A household is cost-burdened if they are
spending more than 30% of their income on housing costs, and severely cost-burdened if they 
are spending more than 50% on housing costs. 

The CHAS data does not perfectly match the workforce-housing ordinance threshold of 60% to 
140% of HAMFI. However, we can still draw strong conclusions. In the market area, 88.9% of
households with incomes less than 80% of HAMFI are cost-burdened and of these households, 
60.8% are severely-cost burdened. Forty-six percent of moderate-income households (80% to 
120% of HAMFI) were cost burdened with just 2.6% severely-cost burdened. Among
Households earning more than 120% of HAMFI ($117,000), only 9.3% were cost burdened. 

While everyone is being affected by rising home prices in Miami-Dade County, for a majority of 
families in the lower income ranges, it is a crisis, where these households are spending more 
than half of their incomes on housing costs. This confirms the importance of building and 
preserving housing that is affordable to low- and moderate-income households countywide and,
particularly, in MSA 3.2.

Fair market Rents
Additionally, the Florida Housing Finance Corporation (FHFC) publishes rent limits by number of 
bedrooms for Miami-Dade County according to the income range in which the family falls. This 
data underscores the importance of preserving affordability via covenant. As the table below 
shows, for a family earning 80% of HAMFI, the rent limit for a two-bedroom unit would be
$1,756 per month and $2,028 for a three-bedroom unit.  At 60% of HAMFI, the bottom end of 
the county’s workforce-housing income range, the two-bedroom and three-bedroom limits are 
$1,317 and $1,521 per month, respectively. 

Zillow, one of the largest online real estate companies, publishes a rent index called the Zillow-
Observed-Rent Index (ZORI).  For this analysis the zip codes 33126, 33144, 33172, and 33174,
where the subject property is located and proximate areas were used to evaluate current rents.  
The ZORI for these zip codes averaged $2,714 dollars in the fourth quarter of 2022.  This is 
34% higher than the three-bedroom limit at 80% of HAMFI and is higher than the two-bedroom 
limit for a family earning 120% of HAMFI.  Data from Costar, a global leader in real estate 
information, owns and reports data from Apartments.com. For the Miami-Dade County 
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submarkets containing these four zip codes, the average asking rent in the first quarter of 2023
is $2,705 per month, nearly identical to the ZORI. 

Environmental Conditions

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

Flood Protection
Federal Flood Zone AE & AH   
Stormwater Management Permit   DERM
County Flood Criterion  8.5 feet NGVD
(National Geodetic Vertical Datum)  

Biological Conditions
Wetlands Permit Required No

 Native Wetland Communities No
Specimen Trees Unknown
Endangered Species Habitat No Records
Natural Forest Community No

  
Other Considerations 

Within Wellfield Protection Area No 
Contaminated Site Yes

Natural Resources
The area associated with the proposed amendment contains tree resources that may include 
specimen trees (trees with a trunk diameter at breast height of 18 inches or greater). Specimen 
trees are protected by Section 24 -49.2 (4)(II) of the Code, the Miami-Dade County Landscaping 
Ordinance (Chapter 18A of the Code) and Policy CON-8A of the CDMP. 

Approval of this proposed CDMP amendment would not constitute authorization to remove 
and/or relocate tree resources that are subject to the tree preservation and protection provisions 
of the Code without a Miami-Dade County Tree Permit. The Tree and Forest Resources Section 
may be contacted at (305)372-6574 or tfrs@miamidade.gov for further information regarding
permitting procedures and requirements. 

Future site plan development of the application area must be consistent with the requirements
to preserve specimen trees except in cases where DERM has determined that a specimen tree 
cannot be preserved pursuant to Section 24-49.2(4)(II)(2) of the Code. The approval of the 
subject amendment shall not be construed as an approval to remove specimen trees due to a
determination of unreasonable loss of usable space pursuant to Section 24-49.2(4)(II)(2)(b) of 
the Code.

All prohibited species listed in Section 24-49.9 that exist within the areas associated with the
subject site shall be removed prior to development or redevelopment and any developed 
parcels shall be maintained to prevent the growth or accumulation of prohibited species in
accordance with Section 24-49.9 of the Code and Policy CON-8I of the CDMP.

Endangered Species
Policy 8E of the Land Use Element states “Applications requesting amendments to the
CDMP Land Use Plan map shall be evaluated for consistency with the Goals, Objectives
and Policies of all Elements, other timely issues, and in particular the extent to which the 
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proposal, if approved, would… iv) Enhance or degrade environmental or historical 
resources.” 

The subject application area is located within the core foraging area of the federally 
threatened wood stork and lies just east of the location of the numerous long-term 
rookeries for this species. In addition, the subject application area is within the U.S. Fish 
& Wildlife consultation area for the endangered Florida bonneted bat (Eumops floridanus),
which may utilize the subject property for nesting, roosting and foraging. The Florida 
bonneted bat utilizes open water bodies for feeding and foraging and therefore, is likely
utilizing the subject property and surrounding area for those purposes.

Objective 9 of the Conservation Element of the Comprehensive Development Master 
Plan (CDMP) states, “Freshwater fish, wildlife and plants shall be conserved and used in 
an environmentally sound manner and undeveloped habitat critical to federal, state or 
County designated endangered, threatened, or rare species or species of special concern 
shall be preserved.” 

Policy CON 9A of the Conservation Element of the CDMP states: “All activities that 
adversely affect habitat that is critical to federal or State designated, endangered or
threatened species shall be prohibited unless such activity(ies) are a public necessity and 
there are no possible alternative sites where the activity(ies) can occur.” 

Policy CON 9B of the Conservation Element of the CDMP states: “All nesting, roosting 
and feeding habitats used by federal or State designated endangered or threatened 
species, shall be protected and buffered from surrounding development or activities and 
further degradation or destruction of such habitat shall not be authorized. that all nesting,
roosting and feeding habitats used by federal or State designated endangered or 
threatened species, shall be protected and buffered from surrounding development or
activities and further degradation or destruction of such habitat shall not be authorized.”

Furthermore, CON-9E of the Conservation Element of the CDMP states: “Conservation of 
upland wildlife habitats shall be taken into consideration during development evaluation
and permitting processes.” CON-9F states “The County's planning for the future
development of open space and wetland mitigation areas shall include the protection,
conservation and/or restoration of wildlife habitats.” 

The applicant is advised that habitat and utilization of resources by listed species is protected by 
the Code and CDMP. Therefore, DERM recommends that wildlife surveys be conducted by the
applicant and submitted to DERM for review and approval prior to the approval of any building 
permit to determine usage of the application area by both the Florida bonneted bat and the wood
stork. The applicant should also coordinate with the U.S Fish and Wildlife Service as far as 
impacts to these species. Any further questions regarding endangered species can be directed 
to the United States Fish and Wildlife Service (USFWS) in the Vero Beach office at (772) 562- 
3909 or the Water Resources Coordination Division of DERM at (305) 372-6452.

Environmental Monitoring and Restoration
DERM has records of current contamination issues on the subject site tracked under Fountain
Bleau Golf (DERM files HWR-907 and AW-235). All construction plans (inclusive of 
drainage/Stormwater Management Plans, lake fill, lake excavation) and dewatering plans shall 
require the review and approval from the Environmental Monitoring and Restoration Division of 
DERM (EMRD) as it relates to environmental contamination issues. Be advised that the EMRD
review of this application does not constitute an approval of any site plans, drainage/Stormwater
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Management Plans, lake fill, lake excavation, or development plans that may be included as 
part of this application.

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. 

Drainage and Flood Protection  
Approval of the proposed amendment may lead to development that would reduce the amount 
of permeable areas and thus impact groundwater recharge.  DERM will evaluate future 
development orders to ensure that the overall development will not create adverse impacts to 
the Stormwater Management Level of Service Standard contained in Policy 5A of the 
Conservation, Aquifer Recharge and Drainage Element. Any proposed drainage/water 
management system shall comply with all applicable regulations and requirements for permits
from all the permitting agencies having jurisdiction.

The northern portion of the site (the ±17.66-acre parcel) subject to the land use change and
proposed for the 375-unit residential development has a ±4-acre lake and a 15-foot-wide
drainage easement connected to the lake that traverses the northeastern portion of the parcel. 
The lake is identified as a water management area, one of several such areas within the 
remaining open space acreage of the former Golf Course, reserved as “storage basins for storm
water drainage purposes” for existing development in the area as a condition of the plat of
Fontainebleau East (recorded in the Official Records Book 168, Page 28). Given the plat
restrictions and that the ±17.66-acre parcel is limited by CDMP policy and covenant to be open 
space, the applicant is required to demonstrate that the parcel may be developed without 
negatively impacting drainage and stormwater management in the area for proper consideration
of the application. Accordingly, the applicant has submitted a signed and sealed “Area Drainage
Study and Preliminary Surface Water Management Calculations” (Area Drainage Study) dated 
May 12, 2023, toward addressing whether the ±17.66-acre parcel may be developed without 
negatively impacting stormwater management and drainage in the area (see Appendix L: Area 
Drainage Study on Appendices Page 119 herein). DERM has reviewed the study and 
determined that additional information and analyses are required.

The Water Control Section and Water Management Division reviewed the submitted Area 
Drainage Study for the Fontainebleau Apartments project, and offer the following comments:
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1. The calculations included the existing developed areas that are not owned entirely by
the applicant. The calculations must be restricted to the area for the proposed 
development of 17.66 acres.

  
2. The drainage report did not include environmental determination of potential 

contamination from the previous golf course land use with respect to the limitation on the
use of the exfiltration trench.

3. The proposal indicates there is currently an existing outfall from Lake No. 2 (PB 90.56) 
that drains to the Tract C lake (PB 168.26), as well as an existing outfall from the Tract C 
lake that drains to the SW 97th Avenue canal within the existing 15-ft drainage 
easement. The Miami-Dade County Drainage Atlas does not indicate that these outfall 
pipes exist, and provided survey also does not identify the outfalls. These outfalls need 
to be surveyed and should include, but are not limited to, pipe diameter, pipe material, 
invert elevations, etc.

4. Any increase in discharge to the SW 97th Avenue canal is prohibited. If the outfall from 
the Tract C lake to the SW 97th Avenue canal exists, the Engineer of Record (EOR) will
need to provide signed and sealed calculations demonstrating there are no adverse 
impacts in the pre- vs. post-development canal stages in the SW 97th Avenue 
secondary canal to ensure the level of flood protection service provided is maintained
and that the adjacent upstream and downstream properties are not negatively impacted.  

  
5. A signed and sealed topographic survey shall be submitted by EOR to show existing 

spot grades/elevations for the adjacent surrounding properties to ensure that the filling of
the lake will not impact historical overland flow patterns from adjacent properties.  

6. The proposed development associated with the filling of the existing lake shall be 
required to design, permit, and implement the necessary storage improvements to 
mitigate anticipated impacts on the adjacent properties resulting from the loss of the 
existing lake.

7. The applicant is advised that the drainage calculations did not include full onsite
retention of the 5-year 1-day storm with a safety factor of 2.

Stormwater Management
According to DERM records, the area associated with the application site is located at, near, or 
in the vicinity of contaminated property. The applicant is advised that according to section 24- 
48.1(1)(f) of the Code, Class VI permits are required for the installation of a drainage system for 
any project that has known soil or groundwater contamination, or that uses, generates, handles,
disposes of, discharges, or stores hazardous materials.  

Pursuant to section 24-48.1(1)(b) of the Code, a Class II permit is required for the construction,
installation, and/or alteration of any outfall or overflow system discharging into any water body of 
Miami-Dade County.

The applicant is advised that a 15-foot drainage easement as described in Miami-Dade County
Plat Book, 90 at Page 56, is located within the limits of this application. Pursuant to section 24- 
48.1(1)(c) of the Code, a DERM Class III Permit shall be required for any work with the drainage 
easement.

Any construction activities that require dewatering would require a Class V permit, pursuant to 
Section 24-48.1(1)(e) of the Code. Class V permits are required for any dewatering of 
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groundwater, surface water, or water that has entered into an underground facility, excavation, 
or trench.

Any new development or redevelopment involving 2 acres or more of impervious area or 10
acres of total area shall require a DERM Surface Water Management General Permit for the 
construction and operation of the required surface water management system. 

For compliance with Miami-Dade County stormwater disposal requirements, all stormwaters 
shall be retained on-site utilizing a properly designed seepage or infiltration drainage system. 
Any grading and drainage improvements within the subject properties will require review and 
approval by DERM. The road drainage systems shall provide service that complies with the
minimum requirements outlined in the Miami-Dade County Public Works Manual. 

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. 

Water and Sewer 

The proposed land use and zoning classifications that would be allowed under the proposed 
CDMP land use designation would be required to connect to public water and sanitary sewer 
pursuant to section 24-43.1(3) of the Code.

Potable Water 
The application area is located within the Miami-Dade Water and Sewer Department (WASD) 
franchised service area. The source of potable water for this area is the Hialeah Preston Water 
Treatment Plant, which is owned and operated by MDWASD. Currently, there is adequate 
treatment and water supply capacity, consistent with Policy WS-2 A (1) of the CDMP. The plant 
is presently producing water that meets federal, state, and County drinking water standards.

Water Demand/Sewer Flow Analysis
The “Estimated Water Demand/Sewer Flow for the Proposed Development by Land Use 
Scenario” table below shows how water use would change if the application were to be 
approved. Scenario 1, which represents use of the ±17.66-acre parcel within the application
area as recreational open space under the current CDMP Land Use designation of “Parks and
Recreation” would not be anticipated to generate demand for public water.  Scenario 2 is based 
on the maximum development potential of 1,059 multi-family units under the originally requested 
CDMP designation of “Medium Density Residential with One Density Increase,” which would 
generate an estimated water demand of 142,965 gpd.  The applicant, however, has proffered in 
the amended and restated covenant to limit development on the ±17.66-acre parcel to 375 
multi-family units, as shown under Scenario 3.  Scenario 3 would generate an estimated water 
demand of 50,625 gallons per day.  

MDC029



Page 29  

October 2022 Cycle                                                              Application No. CDMP20220016 

Estimated Water Demand/Sewer Flow for
Proposed Development by Land Use Scenario

Scenario Use 
(Maximum Allowed)

Quantity
(Units or Square 

Feet)

Water Demand 
Multiplier 

(Section 24-43.1 
Miami-Dade

Code)

Projected Water 
Demand (gpd)

Current CDMP Potential – “Parks and Recreation” 

1 Recreational Open
Space - N/A - 

Requested CDMP Designation – “Medium Density Residential with One Density Increase”

2 Multi-Family Units 1,059 135 gpd/unit 142,965

OR 

3 Multi-Family Units 375 135 gpd/unit  50,625
Source: Department of Regulatory and Economic Resources, Planning Division; February 2023

Sanitary Sewer
The application area is located within the WASD franchised sewer service area. Pursuant to 
Chapter 24 of the Code, the proposed development would be required to connect to the public 
sewer system.  

According to DERM records, the property is located within a MDWASD sanitary sewer basin 
served by sewer pump station 30-1017. Flow from this pump station is directed to pump stations 
30-0026, 30-0187 and then to the Central District Wastewater Treatment Plant. These 
structures are owned and operated by MDWASD and are currently working within the mandated 
criteria set forth in the Consent Decree Case: N0. 1:12-cv-24400-FAM (Case: N0. 1:12-cv-
24400-FAM, effective December 6, 2013), effective Dec 6, 2013. At this time the Central District 
Wastewater Treatment Plant has sufficient capacity to treat current discharge.

Any future construction within the development area shall comply with the requirements
mandated by the New Consent Decree Case: N0. 1:12-cv-24400-FAM, effective December 6, 
2013, with the goal of eliminating all Sanitary Sewer Overflows (SSOs) and prohibited 
bypasses. 

It must be noted that the flow generated by the maximum proposed development shown under
Scenario 2 in the above table would translate into 13.34 projected hours for sanitary pump 
station 30-0028, placing this pump station out of compliance with the new USEPA/FDEP 
Consent Decree, in which case DERM would not be able to issue Sewer Capacity Certification
Letters for this project. If the maximum number of units shown under Scenario 2 were to be 
approved, the applicant is advised to coordinate with Miami-Dade Water and Sewer Department 
the necessary upgrades to the sewer system.

For Scenario 3, under which the proffered amended and restated covenant would limit
development to 375 multi-family units, provisions must be made to provide public water and 
sewer services to the property. If a private sanitary sewer pump station is required, the station 
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must be designed pursuant to Section 24-42.2 of the Code and Chapter 62-604, Florida 
Administrative Code.

All public wastewater collection and transmission systems shall be protected from flood waters 
and inflow by having all mechanical and electrical equipment and all system openings placed 
above the Base Flood Elevation (BFE) plus applicable freeboard and sea level rise. Freeboard 
and sea level rise are independent and cumulative (e.g., for a BFE of 8-feet with 24-inch 
freeboard and 24-inch Sea Level Rise requirements, all openings shall be above 12-feet). 
Openings include, but are not limited to, all manholes, pump station wet wells, and system 
vents. When the required minimum elevations (BFE + Freeboard +Sea Level Rise) cannot be 
attained for system openings (e.g., manholes, wet wells), openings shall be elevated to be 
protected from a 10-yr storm and include water-tight and bolted covers/hatches. The entire 
assembly, structure, ring, frame, etc., shall be Water-Tight to sustain as a minimum, a water 
column pressure equivalent to the difference between opening elevation and minimum required
elevation (BFE + Freeboard +SeaLevel Rise). Freeboard shall be no less than 12-inches for 
substantial systems and 24-inches for essential systems. Sea Level Rise shall be, at a
minimum, IPCC Median at 50 years. For example, for a BFE of 8-feet, an essential system
manhole opening shall be set at or above 8-feet + 24- inches + 21-inches or 11–feet 9-inches or 
include a water-tight bolted cover. Essential systems are those that serve essential facilities 
(e.g., hospitals) or are required to include an emergency generator. All others are substantial 
systems.

Solid Waste 

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

Level of Service Standard 
CDMP Policy SW-2A establishes the adopted Level of Service (LOS) standard for the County’s 
Solid Waste Management System. This CDMP policy requires the County to maintain sufficient 
waste disposal capacity to accommodate waste flows committed to the System through long-
term contracts or interlocal agreements with municipalities and private waste haulers, and 
anticipated uncommitted waste flows, for a period of five years. Since the DSWM assesses
capacity on a system-wide basis, it is not practical or necessary to make determinations
concerning the adequacy of solid waste disposal capacity on a case-by-case basis. Instead, the
DSWM issues a periodic assessment of the County’s status in terms of ‘concurrency,’ the ability
to maintain the adopted LOS system-wide. As of FY 2022-2023, the DSWM is in compliance 
with this standard, meaning that there is adequate disposal capacity to meet projected growth in
demand, and the application is not anticipated to have a negative impact on disposal service.

Application Impacts 
The application proposed to change the land use designation from “Parks and Recreation” to 
“Medium Density Residential with One Density Increase” on ±17.66 acres within the application
site. Adoption of this amendment could result in the development of 1, 059 multi-family units,
except that the applicant has proffered a condition in the covenant limiting development to 375 
dwelling units and has subsequently withdrawn the One Density Increase component of the land
use change request. The proposed amendment would have no impacts or associated costs 
relative to Department of Solid Waste Management (DSWM) collection services, disposal
services or solid waste facilities. 
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Parks 

The Miami-Dade County Parks, Recreation and Open Space Department has three Park Benefit 
Districts (PBDs). The subject application site is located inside Park Benefit District 1 (PBD-1), 
which generally encompasses the area from the County Line south to SW 8 Street. 

Level of Service Standard
CDMP Policy ROS-2A establishes the adopted minimum Level of Service (LOS) standard for 
the provision of recreation open space in Miami-Dade County. This CDMP policy requires the 
County to provide a minimum of 2.75 acres of local recreation open space per 1,000 permanent 
residents in the unincorporated areas of the County and a County-provided, or an annexed or
incorporated, local recreation open space of five acres or larger within a three-mile distance
from residential development. The acreage/population measure of the LOS standard is 
calculated for each Park Benefit District. A Park Benefit District is considered below LOS 
standard if the projected deficiency of local recreation open space is greater than five acres. 
Currently, PBD-1 has a surplus capacity of 246.19 acres of parkland, when measured by the 
County’s concurrency LOS standard of 2.75 acres of local recreation open space per 1,000 
permanent residents. 

The “County Local Parks” table below lists the parks within a 3-mile radius of the application
site; four (4) of the nine (9) parks: Banyan, Francisco Human Rights, Sunset Heights, and
Westbrook parks are less than the required minimum provision of five (5) acres of local 
recreational open space.

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

Park Name Acreage Classification
Banyan Park 3.09 Neighborhood Park
Brothers to the Rescue Memorial Park 6.75 Community Park
Coral Estates Park 5.26 Community Park
Francisco Human Rights Park 2.88 Mini Park
Rockway Park 5.01 Community Park 
Ruben Dario Park 14.97 Community Park 
Sunset Heights Park 0.37 Mini Park
The Women’s Park 15.16 Single Purpose Park
Westbrook Park 2.1 Neighborhood Park

Source: Miami-Dade County Parks, Recreation and Open Space Department, January 2023.

Application Impacts  
The existing “Parks and Recreation” CDMP land use designation does not permit residential 
development on the application site and, therefore, the County’s Level of Service standards for 
recreation open space do not apply.   

The applicant’s proposed change to the Parks and Recreation text of the CDMP Land Use 
Element could impact over 350 acres of existing privately-owned park and recreation open
space within 1-mile of the SMART Plan corridors. The proposed text change would also make 
properties located within 1-mile of a Bus Express Rapid Transit Network eligible for the 
exception and such corridors may change in the future, thus creating the potential for additional 
future impacts to existing privately-owned park and recreation open space. 
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The originally proposed “Medium Density Residential with One Density Increase” CDMP land 
use designation would allow as many as 1,059 multi-family residential units and an anticipated 
population of 2,478. The concurrency analysis for this scenario results in an impact of 6.81
acres based on the minimum Level of Service standard for the provision of local recreational 
open space in the Recreational and Open Space Element. However, the applicant has 
proffered, in the amended and restated a covenant, to limit development on the ±17.66-acre
parcel to 375 residential units with an anticipated population of 877 and has subsequently
withdrawn the One Density Increase component of the land use change request. This Medium 
Density Residential scenario as limited by the covenant would result in an impact of 2.4 acres of 
local recreational open space.

Although there is a surplus capacity of 246.19 acres of local recreation open space within the 
overall area of PBD-1, there are no existing local park meeting the ¼ - ½ mile spatial distribution
as recommended by the Equity Access Criteria developed in the Miami-Dade County Parks and 
Open Spaces System Master Plan (OSMP) and subsequently adopted as part of the Recreation 
and Open Space Element of the CDMP.

PROS recommends that the applicant coordinate with the Department to explore the proposed 
Parks and Recreation text change. Additionally, given the potential impact of the development 
and the underserved spatial distribution of local recreational open space, within a ¼ to ½ mile of
the development, PROS also recommends that the applicant consider park land conveyance to 
the County in-lieu of park impact fees. PROS encourages coordination with the Department to
explore the option further. PROS recommends that any development on the application site 
provide neighborhood access, in the form of non-motorized, pedestrian connections in connection 
with Objective ROS-8. These recommendations are based on the following Recreation and
Open Space policies and objectives in the CDMP:  

Objective ROS-1:
Provide a comprehensive system of public and private sites for recreation, including but 
not limited to public spaces, natural preserve and cultural areas, greenways, trails, 
playgrounds, parkways, beaches and public access to beaches, open space, waterways, 
and other recreational facilities and programs serving the entire County; and local parks
and recreation programs adequately meeting the needs of Miami-Dade County’s 
unincorporated population.

Objective ROS-2: 
Require the availability of adequate local recreation open space as a condition for the 
approval of residential development orders, and maintain an adequate inventory of
recreational areas and facilities through 2017.

Policy ROS-3B:
The County shall improve and promote non-motorized access to existing park and 
recreation open spaces by implementing the North Miami-Dade Greenways Master Plan
and South Miami-Dade Greenway Network, as well as improved sidewalks and trails, to 
improve connectivity between parks and residences, schools, activity centers, and 
transportation nodes.

Objective ROS-8:
The Miami-Dade County Parks and Open Space System Master Plan, through a 50-year
planning horizon, shall guide the creation of an interconnected framework of parks, 
public spaces, natural and cultural areas, greenways, trails, and streets that promote 
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sustainable communities, the health and wellness of County residents, and that serve
the diverse local, national, and international communities.

Fire and Rescue Service

The property is served by Miami-Dade Fire Rescue Station No. 29 (Sweetwater) located at 
10610 W. Flagler Street. The station is equipped with an Engine and Rescue totaling seven (7)
firefighters/paramedics, 24 hours a day, seven days a week. The average travel time to 
incidents in the vicinity of the application site is estimated at approximately 6:11 minutes. 
Performance objectives of national industry standards require the assembly of 15-17 firefighters 
on-scene within 8 minutes at 90% of all incidents. Travel time to incidents in the vicinity of the 
application site complies with the performance objective of national industry standards. There 
are no planned services in the vicinity of the Property. 

Level of Service Standard for Fire Flow and Application Impacts 
CDMP Policy WS-2A establishes the County’s minimum Level of Service standard for potable 
water. This CDMP policy requires the County to deliver water at a pressure of no less than 20 
pounds per square inch (psi) and no greater than 100 psi, unless otherwise approved by the
Miami-Dade Fire Rescue Department. The required fire flow for the proposed CDMP
designation (Medium Density Residential with One Density Increase) shall be 3,000 gallons per 
minute (GPM). Fire hydrants shall be spaced a minimum of 300 feet from each other and shall 
deliver not less than 1,000 GPM. Presently, there are no fire flow deficiencies in the vicinity of 
the application. The Miami-Dade Fire Rescue Department has no objection to Application No. 
20220016.

For the purpose of this analysis, MDFR is utilizing the Development Impact Table to calculate 
impact to existing MDFR services. MDFR will evaluate the impact the proposed land use
designation change will have on existing MDFR services. The proposed CDMP designation 
(Medium Density Residential) will allow a development that will generate 123 annual alarms, 
based on the 375 residential units limitation of the covenant. The 123 annual alarms would 
result in a high impact to existing fire rescue services.  

Presently, fire and rescue services in the vicinity of the subject property is adequate. Based on
the current call volume for Station No. 29 and existing stations within proximity of the subject 
property, all stations combined are capable of mitigating the additional number of alarms.
Additional stations include Station No. 47 (Westchester) located at 9361 SW 24 Street and 
Station No. 58 (Tamiami) located at 12700 SW 6 Street.

As part of the rezoning process, MDFR is requesting that at time of permitting (or under a
separate ASPR application) a detailed site plan be submitted for review to the Fire Engineering 
and Water Supply Bureau. At such time the Bureau will review the site plan to assure 
compliance with the Florida Fire Prevention Code (FFPC) and National Fire Protection 
Association (NFPA) standards. Any discrepancy or variation from the standards will be noted in
a separate memorandum and must be adhered to accordingly prior to the platting and/or
permitting stages of the development.

Police 

The Miami-Dade Police Department evaluated the application for impacts to its resources.
Current data of police staffing, and population was examined to project any increase in calls
for service. Current staffing should accommodate any slight increase in the volume of calls for 
service. Should demand for police services increase beyond current levels, additional sworn 
personnel, support staff, and equipment will be required.
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Public Schools

Level of Service Standard
The adopted Level of Service (LOS) standard for all public schools in Miami-Dade County is
100% utilization of Florida Inventory of School Houses (FISH) capacity with relocatable 
classrooms (CDMP Policy EDU-2A).  This LOS standard, except for magnet schools, shall be 
applicable in each public school concurrency service area (CSA), defined as the public school 
attendance boundary established by Miami-Dade County Public Schools.

A planning level review, which is considered a preliminary school concurrency analysis, was 
conducted on this application based on the adopted LOS standard for public schools, the 
Interlocal Agreement (ILA) for Public Facility Planning between Miami-Dade County and Miami-
Dade County Public Schools, and current available capacity and school attendance boundaries. 
If capacity is not available at the school of impact, the developments impact can be shifted to 
one or more contiguous CSA that have available capacity, located either in whole in part within 
the same Geographic Area, as defined in CDMP Policy EDU-2C.

Section 7.5 of the ILA provides for “Public Schools Planning Level Review” (Schools Planning 
Level Review), of CDMP amendments containing residential units.  This type of review does not 
constitute a public school concurrency review and, therefore, no concurrency reservation is 
required. Section 7.5 further states that “…this section shall not be construed to obligate the 
County to deny or approve (or to preclude the County from approving or denying) an 
application.”  

Application Impact
This application, if approved, may increase the student population of the schools serving the 
application site by an additional 92 students. This number includes a reduction of 32.58% to
account for charter and magnet schools (schools of choice).  Of the 92 students, 45 are 
expected to attend elementary schools, 21 are expected to attend middle schools, and 26 are 
expected to attend senior high schools. The students will be assigned to those schools identified
in the “Concurrency Service Area (CSA) Schools” table below. At this time, the schools have
sufficient capacity available to serve the application.

Concurrency Service Area (CSA) Schools

Facility Name Net Available
Capacity

Seats
Required

Seats 
Taken

LOS
Met Source Type

Charles R. Hadley
Elementary 

171 45 45 YES Current CSA

Ruben Dario Middle 147 21 21 YES Current CSA 

Miami Coral Park Senior 1069 26 26 YES Current CSA
Source: Miami-Dade County Public Schools, February 2023

Miami-Dade County Department of Regulatory and Economic Resources, February 2023
Note:     CSA means Concurrency Service Area

Section 9 of the ILA discusses implementation of school concurrency, indicating the test for 
school concurrency is at the time of a final subdivision, site plan or functional equivalent, not at
the time of CDMP amendment application for land use.  Miami-Dade County Public Schools is 
required to maintain the adopted LOS standard throughout the five-year planning period.  In the
event that there is not sufficient capacity at the time of final subdivision, site plan or functional 
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equivalent, the ILA and the Educational Element of the CDMP describe a proportionate share
mitigation process.

Aviation

Miami-Dade County Aviation Department (MDAD) does not object to the proposed CDMP 
amendment provided that all uses comply with federal, state and local aviation regulations, 
including Chapter 33 of the Code of Miami-Dade County as it pertains to airport zoning. An 
MDAD-issued Permissible Crane Height Determination is required for any construction crane
reaching or exceeding 80’ Above Ground Level (AGL). MDAD advises that in accordance with 
the Code of Federal Regulation (CFR) Title 14 Part 77, any proposed temporary or permanent
structure that reaches or exceeds 80’ (AGL) requires filing with the Federal Aviation 
Administration (FAA) using Form 7460-1 ‘Notice of Proposed Construction or Alteration’ which is 
available on the FAA’s website and can be e-filed at: https://oceaa.faa.gov. The applicant is 
required to coordinate with MDAD’s Aviation Planning Division if any proposed temporary or 
permanent structure on the application site reaches or exceeds 80’ AGL. MDAD states that 
more airport resources are available on MDAD’s Aviation Planning Division’s webpage, 
accessible at: http://www.miami-airport.com/planning_forms_maps.asp

Roadways

The property subject to the land use change is a ±17.66-acre portion of the ±107.7-acre 
application site located west of NW 87 Avenue between NW 8 Street and Fontainebleau 
Boulevard in unincorporated Miami-Dade County. The ±17.66-acre property would have access
from NW 8 Street and is located near Palmetto Expressway and Dolphin Expressway which
would provide connectivity to other regions within the County and outside the County. The major 
roadways surrounding this property that would cater to the mobility needs of this project are
shown below:

1. NW 87 Avenue south of Dolphin Expressway is state maintained and to the north it is 
county maintained. It is a six-lane divided minor arterial roadway with posted speed limit 
of 40 mph.

2. NW 97 Avenue from NW 41 Street to SW 8 Street/Tamiami Trail is county maintained. It 
is a four-lane divided collector roadway with posted speed limit of 40 mph.

3. Dolphin Expressway from NW 57 Avenue to NW 107 Avenue is an eight-lane MDX 
(Miami-Dade Expressway Authority) maintained expressway with posted speed limit of 
55 mph.

4. Palmetto Expressway north and south of Dolphin Expressway is a ten-lane state-
maintained expressway with posted speed limit of 55 mph. 

5. NW 7 Street west of NW 57 Avenue is a four-lane divided county-maintained minor
arterial roadway with posted speed limit of 40 mph. 

6. Flagler Street from NW 87 Avenue to Palmetto Expressway is a six-lane divided state-
maintained minor arterial roadway with posted speed limit of 40 mph.

7. Flagler Street east of NW 72 Avenue is a four-lane divided state-maintained minor
arterial roadway with posted speed limit of 40 mph.

8. SW 8 Street/Tamiami Trail from NW 57 Avenue to Palmetto Expressway is a four-lane 
divided state-maintained minor arterial roadway with posted speed limit of 45 mph.

9. NW 72 Avenue/Milam Diary Road from NW 12 Street to SW 8 Street is a six-lane 
divided state-maintained minor arterial roadway with posted speed limit of 45 mph.

   
Traffic conditions are evaluated by the level of service (LOS), which is represented by one of the
letters “A” through “F”, with A generally representing the most favorable driving conditions or 
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free flow traffic condition and F representing the least favorable or forced flow traffic condition
with excessive delays. 

Existing Conditions  
Existing traffic conditions on major roadways adjacent to and in the vicinity of the application 
site, which are currently monitored by the State (Year 2020) and the County (Year 2020), are 
operating at acceptable levels of service. See “Traffic Impact Analysis on Roadways Serving the 
Amendment Site” table below. 

Trip Generation
The maximum development potential scenarios under the existing and requested CDMP Land 
Use Plan map designations were analyzed for traffic impacts. Under the current CDMP land use 
designation of “Parks and Recreation” and as limited by the existing 2005 Covenant (see 
Background section on page 15 herein), the ±17.66-acre property can only be used as open 
space. Under the originally requested land use designation of “Medium Density Residential with 
One Density Increase” (25–60 DU/Acre) together with the requested modification of the 2005 
Covenant, the property would be developable with up to 375 multi-family dwelling units. It is 
noted the applicant has subsequently withdrawn the One Density Increase component of the 
land use change request and now requests designation of the ±17.66-acre property to “Medium
Density Residential” (13 - 25 DU/Acre) and modification of the 2005 Covenant that would allow 
the development of up to 375 units on the property. The existing land use potential of open
space recreational use under the current CDMP land use designation is expected to generate
approximately 1 PM peak hour trip and the potential development of 375 multi-family dwelling 
units under the covenant restricted CDMP land use designation is expected to generate 
approximately 146 PM peak hour trips or 145 more PM peak hour trips than the current CDMP
designation.  See “Estimated PM Peak Hour Trip Generation” table below.  

Estimated PM Peak Hour Trip Generation
By Current and Requested CDMP Land Use Designations

Application 
No. 20220016

Current CDMP Designation
and Assumed Use 

Estimated No. Of Trips

Requested CDMP Designation 
and Assumed Use

Estimated No. Of Trips

Estimated Trip 
Difference Between

Current and 
Requested CDMP

Land Use Designation

Land Use

Maximum 
Development

Potential

Net Trips Generated

“Parks and Recreation” 

Recreational Open  
Space1

1 

“Medium Density Residential 
(13 - 25 du/ac)”

  

375 Multi-Family 
Units2

146
+145

Source:  Institute of Transportation Engineers, Trip Generation, 10th Edition, 2012; Miami-Dade County Department of
Regulatory and Economic Resources, January 2020.

Notes:  1 – ITE Land Use Code used for Recreational Open Space is 411 (Park). 
                 2 – ITE Land Use Code used for Multi-Family Attached is 221 (Mid-Rise).
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Short Term Traffic Evaluation (Concurrency) 
An evaluation of peak-period traffic concurrency conditions as of January 2023, which considers 
reserved trips from approved development not yet constructed, programmed roadway capacity 
improvements listed in the first three years of the County’s adopted 2023 Transportation 
Improvement Program (TIP), and the PM peak hour trips estimated to be generated by the 
development scenarios assumed to be developed under the requested CDMP LUP map 
designation, determined that all roadways–adjacent to and in the vicinity of the application site–
that were analyzed have available capacity to handle the additional traffic impacts that would be
generated by the application and operate within their adopted level of service (LOS) standards.
The “Traffic Impact Analysis of Roadways Serving the Amendment Site Under the Requested 
CDMP Designation” table below shows that all roadways analyzed are projected to operate at
acceptable levels of service.
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Application Impact 

The short term analysis determined that all roadways–adjacent to and in the vicinity of the 
application site–that were analyzed have available capacity to handle the additional traffic 
impacts that would be generated by the application.

Future Roadway Improvements 
1. SMART Plan Rapid Transit East-West Corridor project aligned along Dolphin 

Expressway from Miami Intermodal Center to Florida International University is currently 
in the process of a PD&E (Project Development and Environmental) Study. This is a 
Priority IV project in the 2045 LRTP, the total capital cost of this project is $2.15 billion of
which $468.7 million funding has been programmed.   

2. Widening of NW 72 Avenue/Milam Diary Road from Dolphin Expressway to US-
27/Okeechobee Road is a Priority III project in the 2045 LRTP. The total capital cost of
this project is $39.54 million. 

3. Widening of NW 7 Street from NW 72 Avenue to NW 79 Avenue is a Priority IV project in 
the 2045 LRTP. The total capital cost of this project is $4.85 million. 

Applicant’s Traffic Study
The applicant’s transportation consultant, Traftech Engineering, Inc., prepared the CDMP 
Amendment Traffic Impact Study updated February 2023.  A copy of the Traffic Study’s 
Executive Summary is included as Appendix XX herein. The complete Traffic Study is available 
online at the Department’s website at https://energov.miamidade.gov/.  The Traffic Study 
analyzes the existing, short term and long-term traffic impacts that the proposed project will
have on the roadways adjacent to and in the vicinity of the application site.

The trip generation analysis for the existing and proposed land use is shown in Table 1 & 2 of 
the traffic study. The PM Peak Hour trip generation for the existing potential of open space 
recreational use would be approximately 1 PM Peak Hour trips. The trip generation from the 
proposed development potential of 375 multi-family units would be approximately 146 pm peak 
hour trips or approximately 145 more pm peak hour trips than the development potential allowed 
in the current CDMP designation. See applicant’s Table 1 & 2 below for trip generation analysis. 

The site is located on TAZ 820, the cardinal trip distribution for this TAZ was obtained from
Miami-Dade County Transportation Planning Organization’s travel demand model called as

MDC040



Page 40  

October 2022 Cycle                                                            Application No. CDMP20220016                    
                    

Southeast Florida Regional Planning Model (SERPM). Table 3 below shows the cardinal
distribution for TAZ 820. The cardinal distribution shown in Table 3 below was utilized to assign 
the trips generated by this project on the surrounding roadways. 

The applicant’s traffic study reviewed the existing traffic conditions on the surrounding roadway 
network using the County’s and FDOT’s 2021 traffic count data. Ten surrounding roadway 
segments were analyzed for afternoon peak hour capacity conditions, and it was determined
that all roadways are functioning at an acceptable level of service. See the applicant’s Table 4
below for the existing roadway condition analysis. 

The applicant’s traffic study included a 2025 short term roadway impact analysis, which included
reserved trips from approved development not yet constructed, a variable annual growth-rate 
factor based on FDOT historical traffic volumes to account for future background volumes,
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programmed roadway capacity improvements listed in the first three years of the County’s 
adopted 2023 Transportation Improvement Program (TIP), and the PM peak hour trips 
estimated to be generated by the proposed development. The concurrency analysis determined 
that all ten roadway segments surrounding the project site and impacted by the proposed 
development will have sufficient capacity to handle the additional traffic impacts that would be
generated by this project. See the applicant’s Table 5 below for the short-term roadway impact
analysis. 

The applicant’s traffic study also included a 2045 Long Term analysis to determine the future 
long-term traffic impacts on the surrounding roadways. The 2045 traffic volumes were obtained 
from the Southeast Florida Regional Planning Model (SERPM8) and the project trips were
added to the model volumes to determine the long-term impact on the surrounding roadway
segments. Table 6 below shows the long-term (2045) analysis of the traffic impacts this project
will have on the surrounding roadways. The long-term analysis shows that five surrounding 
roadway segments would not meet the County’s adopted level of service standards,

NW 87 Avenue north of NW 12 Street, the adopted LOS is ‘D’, but the roadway is
projected to operate at LOS ‘F’. 
NW 87 Avenue north of SW 8 Street, the adopted LOS is ‘E’, but the roadway is 
projected to operate at LOS ‘F’.  
SW 87 Avenue south of Flagler Street, the adopted LOS is ‘E’, but the roadway is 
projected to operate at LOS ‘F’.  
Dolphin Expressway/SR 836 east of NW 87 Avenue, the adopted LOS is ‘D’, but the 
roadway is projected to operate at LOS ‘F’. 
Dolphin Expressway/SR 836 east of NW 107 Avenue, the adopted LOS is ‘E’, but the 
roadway is projected to operate at LOS ‘F’.

All the five roadways are projected to operate below adopted LOS standards for the future 2045 
traffic conditions even without traffic impacts from this project and the project traffic that is 
impacting the roadway segment is below 5% of the roadway’s maximum service volume
capacity, hence the traffic impact is not significant and traffic mitigation is thereby not required. 

To summarize, the existing and short-term roadway impact analysis indicates that all roadways 
surrounding the project site would function at acceptable LOS. The long-term analysis indicates 
that five roadway segments surrounding the application site would not meet the County’s 
adopted LOS standards, but the project traffic impact is not significant on these five roadways. 
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Transit

Existing Service  
The application site is served by four (4) Metrobus Routes: 87, 7, 51 (Flagler Max) and 11, as 
follows: 

1. Metrobus Route 87 at a northbound bus stop along NW 87th Avenue and NW 800 Block, 
located ±0.16 miles away (about a 3-minute walk).

2. Metrobus Route 7 at eastbound and westbound bus stops along Fontainebleau 
Boulevard, located ±0.44 miles away (about a 10-minute walk). 

3. Metrobus Route 11 and Metrobus Route 51 at a westbound bus stop along West Flagler
Street and Fontainebleau Boulevard, located ±0.56 miles away (a 12-minute walk).  

The service frequency of these routes is shown in the “Metrobus Route Service Summary” table
below that details the service headways for these routes. 

Metrobus Route Service Summary

Routes 

Service Headways (in minutes)

Type of Service Peak 
(AM/PM) 

Off-Peak 
(middays

) 

Evenings 
(after 8 

pm) 
Saturday Sunday 

7 30 60 60 60 60 L/F 
11 20 40 40 40 60 L/F 

51 (Flagler Max) 15 30 30 n/a n/a E/F 
87 30 45 60 45 60 L/F 

            Source: 2022 Transit Development Plan, Miami-Dade Transit (December 2021 Line Up), December 2022.
           Notes: L means Metrobus local route service; E means Express or Limited Stop, and F means Metrobus feeder service to

               Metrorail.
            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 the COVID-19 pandemic.

Recent Service Adjustments 
According to the 2022 Transit Development Plan (TDP), there are no recent services changes 
planned for these routes. The stops nearest to the proposed development and mentioned in the 
“Existing Service” section will continue to be served by Metrobus service as a part of the Better 
Bus Project. The Board of County Commissioners (BCC) adopted the Better Bus Project in 
October 2021, and it is expected to be implemented in Spring 2023. 

Future Transportation/Transit Needs and Planned Improvements
The TDP identifies the following seven (7) projects: two (2) partially funded and five (5)
unfunded projects as detailed in the TDP’s 2031 and Beyond Transit Vision plan, in the general
area of the application site as follows:  

1. Partially funded: the East-West Corridor, which spans from Tamiami Station at SW 147th 
Avenue and 8th Street to the Miami Intermodal Center (MIC) along the SR-836/Dolphin
Expressway. This project will provide access ±2.5 miles away from the application site at 
a new center platform Bus Rapid Transit (BRT) station at the NW 87th Avenue 
intersection with SR-836. This project will provide multimodal solutions for severe traffic 
congestion along SR-836, the only east-west expressway in central Miami-Dade County 
serving major activity centers including Miami International Airport (MIA), the MIC and 
downtown Miami.
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2. Partially funded: the Flagler Corridor BRT Project seeks to implement BRT service along 
the Flagler Corridor from Tamiami Station to the downtown Intermodal Terminal. The
application site is located ±0.65 miles from the Flagler BRT corridor. 

3. Unfunded: the NW 7th St Enhanced Bus with premium limited-stop transit service from 
Dolphin Station to Government Center in downtown Miami, a project which will operate 
along NW 7th Street from the proposed park-and-ride/transit center station at Dolphin 
Station (Homestead Extension of the Florida Turnpike [HEFT] at NW 12th Street) to 
Government Center.

4. Unfunded: the NW 87th Avenue Enhanced Bus service project will operate premium 
limited-stop transit service from Palmetto Intermodal Terminal to the Transitway at SW 
136th Street and convert local Route 87 to Enhanced Bus. 

5. Unfunded: the SW 8th Street Enhanced Bus from FIU Panther Station to Brickell 
Metrorail Station project will provide premium limited-stop transit service along SW 8th 
Street from FIU Panther Station to the Brickell Metrorail Station.

6. Unfunded: the East-West Metrorail will operate from SW 147th Avenue/SW 8th Street to
MIC at MIA and will convert BRT to Heavy Rail.

7. Unfunded: the Dolphin Tri-Rail extension will implement new passenger rail service on 
SFRC/CSX tracks along SR 836/East-West Corridor from MIC to Dolphin Mall Area.

DTPW Comments/Recommendations
The Miami-Dade Transit Division, Department of Transportation and Public Works (DTPW) 
encourages the developer to support and enhance pedestrian and bicyclist connections to the 
bus stops; and to incorporate pedestrian accessibility into residential neighborhood design to 
enable safe pedestrian access to neighboring properties, adjacent transit stops, and planned 
future rapid transit stations. The existing total combined resident and workforce population is
above 10,000 persons. Additional residents will be provided with multiple transit service options 
having better than 30-minute headways. According to the applicant’s traffic impact study, the
proposed application will create ±1579 additional daily trips, and the maximum potential could 
account for ±48 to 79 new transit trips, which can be absorbed by the nearest two Metrobus 
Routes, 7 and 87. Upon DTPW’s review for mass transit concurrency, the application is found to 
meet the adopted mass transit level-of-service standard contained in CDMP Policy MT-1A. 

DTPW encourages the applicant’s coordination to identify and evaluate improvements needed 
to encourage transit use in the application area. Additionally, the Applicant should work closely 
with DTPW to ensure the proposed development harmonizes with and is aligned to the County’s
vision for the East-West corridor. 
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Consistency Review with CDMP Goals, Objectives, Policies, Concepts and Guidelines
The proposed application would further the following goals, objectives, policies, concepts and 
guidelines of the CDMP:

LU-1. The location and configuration of Miami-Dade County’s urban growth through the
year 2030 shall emphasize concentration and intensification of development around
centers of activity, development of well-designed communities containing a variety
of uses, housing types and public services, renewal and rehabilitation of blighted
areas, and contiguous urban expansion when warranted, rather than sprawl. 

LU-1C. Miami-Dade County shall give priority to infill development on vacant sites in
currently urbanized areas, and redevelopment of substandard or underdeveloped
environmentally suitable urban areas contiguous to existing urban development 
where all necessary urban services and facilities are projected to have capacity to 
accommodate additional demand.

LU-2A. All development orders authorizing new, or significant expansion of existing, urban 
land uses shall be contingent upon the provision of services at or above the Level of
Service (LOS) standards specified in the Capital Improvements Element (CIE),
except as otherwise provided in the “Concurrency Management Program” section of 
the CIE. 

LU-8A. Miami-Dade County shall strive to accommodate residential development in 
suitable locations and densities which reflect such factors as recent trends in 
location and design of residential units; a variety of affordable housing options; 
projected availability of service and infrastructure capacity; proximity and 
accessibility to employment, commercial, cultural, community, and senior centers; 
character of existing adjacent or surrounding neighborhoods; avoidance of natural 
resource degradation; maintenance of quality of life and creation of amenities. 
Density patterns should reflect the Guidelines for Urban Form contained in this 
Element.

LU-8E. Applications requesting amendments to the CDMP Land Use Plan map shall be 
evaluated for consistency with the Goals, Objectives and Policies of all Elements, 
other timely issues, and in particular the extent to which the proposal, if approved, 
would:

i) Satisfy a deficiency in the Plan map to accommodate projected population or
economic growth of the County; 

ii) Enhance or impede provision of services at or above adopted LOS Standards; 
iii) Be compatible with abutting and nearby land uses and protect the character of 

established neighborhoods; and
iv) Enhance or degrade environmental or historical resources; and
v) Enhance or degrade systems important to the County as a whole including

regional drainage, emergency management, transit service, roadways,
facilities of countywide significance, and water quality; and 

vi) If located in a planned Urban Center, or within 1/4 mile of an existing or 
planned transit station, exclusive busway stop, transit center, or standard or
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express bus stop served by peak period headways of 20 or fewer minutes,
would be a use that promotes transit ridership and pedestrianism as indicated
in the policies under Objective LU-7, herein. 

LU-10A. Miami-Dade County shall facilitate contiguous urban development, infill, 
redevelopment of substandard or underdeveloped urban areas, moderate to high 
intensity activity centers, mass transit supportive development, and mixed-use 
projects to promote energy conservation. To facilitate and promote such 
development Miami-Dade County shall orient its public facilities and infrastructure
planning efforts to minimize and reduce deficiencies and establish the service 
capacities needed to support such development.

HO-3I Encourage the development of residential housing units through infill and expansion 
of redevelopment opportunities in urbanized areas with existing infrastructure.

CIE-3. CDMP land use decisions will be made in the context of available fiscal resources 
such that scheduling and providing capital facilities for new development will not 
degrade adopted service levels. 

The proposed application could impede the following goals, objectives, policies, concepts and 
guidelines of the CDMP:

LU-4A. When evaluating compatibility among proximate land uses, the County shall consider
such factors as noise, lighting, shadows, glare, vibration, odor, runoff, access, traffic,
parking, height, bulk, scale of architectural elements, landscaping, hours of 
operation, buffering, and safety, as applicable. 
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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. CDMP20220016 to amend the CDMP from 
County departments and agencies responsible for supplying and maintaining infrastructure and 
services relevant to the CDMP. The evaluation estimates the incremental and cumulative costs of 
the required infrastructure and service, and the extent to which the costs will be borne by the 
property owner(s) or will require general taxpayer support and includes an estimate of that 
support.

The agencies use various methodologies for their calculations. The agencies rely on a variety of 
sources for revenue, such as, property taxes, impact fees, connection fees, user fees, gas taxes, 
taxing districts, general fund contribution, federal and state grants, federal funds, etc. Certain 
variables, such as property use, location, number of dwelling units, and type of units were 
considered by the service agencies in developing their cost estimates.

Solid Waste Services

The adopted level of service standard (LOS) for the County Waste Management System is as 
follows: to maintain sufficient waste disposal capacity to accommodate waste flows committed to 
the System through long term contracts or interlocal agreements with municipalities and private 
waste haulers, and anticipated uncommitted waste flows, for a period of five (5) years. As of FY 
2022-23, the DSWM is in compliance with this standard, meaning that there is adequate disposal 
capacity to meet projected growth in demand, inclusive of the applications reviewed here, which 
are not anticipated to have a negative impact on disposal service.

Fiscal Impact for Provision of Solid Waste Services - Concurrency
Since the DSWM assesses capacity on a system-wide basis, it is not practical or necessary to 
make determinations concerning the adequacy of solid waste disposal capacity on a case-by- 
case basis. Instead, the DSWM issues a periodic assessment of the County’s status in terms of 
‘concurrency,’ the ability to maintain the adopted LOS system-wide.

Fiscal Impact – Waste Disposal Capacity and Service
The cost of providing disposal capacity for WCSA customers, municipalities and private haulers is 
paid for by System users. In FY 2022-23, the DSWM charges a contract disposal rate of $66.12
per ton while the non-contract disposal rate is $97.77 per ton.

These rates adjust annually with the Consumer 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 used to ensure availability of disposal capacity in the System. Landfill closure, 
remediation and long-term care are funded by a portion charged to all customers of the County’s 
Water and Sewer Department.
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Water and Sewer

The Miami-Dade County Water and Sewer Department (WASD) provides for the majority of water 
and sewer service needs throughout the county. The cost estimates provided herein are 
preliminary and final project costs will vary from these estimates. The final costs for the project 
and resulting feasibility will depend on the actual labor and materials costs, competitive market 
conditions, final project scope implementation schedule, continuity of personnel and other variable 
factors. The water connection charge was calculated at a rate of $1.39 per gallon per day and the 
sewer connection charge was calculated at a rate of $5.60 per gallon per day, and the sewer 
Annual Operations and Maintenance (O&M) cost was based on $2.5500 per 1,000 gallons.

The applicant requests to redesignate the ±17.66 gross acres application site from “Parks and 
Recreation” to “Medium Density Residential with One Density Increase” that would allow the 
application site to be developed with a maximum of 1059 multifamily residential units. If the site is 
developed at maximum residential development potential, the water connection charge is 
estimated at $198,721; the sewer connection charges are estimated at $800,604; the service line 
and meter connection fee would cost $1,300 and the annual operating and maintenance costs 
would total $221,107. The applicant’s proffered covenant limits the maximum development 
potential in the site to 375 multifamily residential units. The water connection charge for this 
potential development is estimated at $70,369; the sewer connection charges are estimated at
$283,500; the service line and meter connection fee would cost $1,300 and the annual operating 
and maintenance costs would total $78,296 The total potential cost for connecting the proposed 
development to the regional water and sewer system including an engineering fee of 13% plus all 
other WASD add-ons incorporated into the fee is estimated at $49,577.

Drainage and Flood Protection

The Miami-Dade County Division of Environmental and Resources Management (DERM) is 
responsible for the enforcement of current stormwater management and disposal regulations. 
These regulations require that all new development provide full on-site retention of the stormwater 
runoff generated by the development. The drainage systems serving new developments are not 
allowed to impact existing or proposed public stormwater disposal systems, or to impact adjacent 
properties. The County is not responsible for providing flood protection to private properties, 
although it is the County's responsibility to ensure and verify that said protection has been 
incorporated in the plans for each proposed development. The above noted determinations are 
predicated upon the provisions of Chapter 46, Section 4611.1 of the South Florida Building Code; 
Section 24-58.3(G) of the Code of Miami-Dade County, Florida; Chapter 40E-40 Florida 
Administrative Code, Basis of Review South Florida Water Management District (SFWMD); and 
Section D4 Part 2 of the Public Works Manual of Miami-Dade County. All these legal provisions 
emphasize the requirement for full on-site retention of stormwater as a post development 
condition for all proposed commercial, industrial, and residential subdivisions. 

Additionally, DERM staff notes that new development, within the urbanized area of the County, is 
assessed a stormwater utility fee.  This fee 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. 
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Based upon the above noted considerations, it is the opinion of DERM that Ordinance No. 01-163
will not change, reverse, or affect these factual requirements.

Public Schools

The applicant has voluntarily proffered a Declaration of Restriction that limits the maximum 
development potential on the site to 375 multifamily residential units. The Planning Level review 
for this residential scenario (utilizing the student generation multipliers) results in an impact of 92
students. Applicable schools have available capacity at this time; however, final determination of 
capacity will be made at the time of the final plat, site plan or functional equivalent. In accordance 
with Miami-Dade County’s Interlocal Agreement for Public Schools Facilities (ILA), the application 
complies with level of service standards at this time. 

The average cost for K-12 grade students amounts to $9,337 per student. Of the 92 students,45
will attend elementary schools, 21 will attend middle schools students and 26 will attend senior 
high schools. The total annual operating cost for additional students residing in this development, 
if approved, would total $859,004. 

Fire Rescue

The requested CDMP designation of “Medium Density Residential with One Density Increase”
and the proposed development potential which is limited to 375 multifamily residential units 
through the proffered Declaration of Restrictions could generate 123 annual alarms. The 123
annual alarms will result in a high impact to existing fire rescue service. Presently, fire and rescue 
services in the vicinity of the subject property is adequate. Based on the current call volume for 
Station No. 29 and existing stations within proximity of the subject property, all stations combined 
can mitigate the additional number of alarms. Additional stations include, Station No. 47 
(Westchester) located at 9361 SW 24 Street, and Station No. 58 (Tamiami) located at 12700 SW 
6 Street.
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APPENDIX K

CDMP Applications History Map
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APPENDIX L
Area Drainage Study
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APPENDIX M

Photos of Site and Surroundings
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Northern portion of the application site, viewed from the west on NW 7 Terrace.  

         Application site bifurcated by NW 7 Terrace, viewed from the west. 
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   Southern portion of the application site, viewed from the north on NW 7 Terrace.  

Properties on the western boundary of the application site, viewed from the east 
along NW 7 Terrace.
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ADDITIONAL ITEMS 
OCTOBER 2022 CYCLE APPLICATION NO. CDMP20220016 

TO AMEND THE COMPREHENSIVE DEVELOPMENT MASTER PLAN 
(Consisting of materials not included in the Initial Recommendation Report) 

ITEM PAGE 
Applicant’s Letter Requesting to Further Revise the Proposed “Parks and Recreation” 
Text Amendment, received on August 9, 2023 

A-1

Proffered Declaration of Restrictions, received on August 9, 2023 A-5
Community Council 10 Resolution of public hearing held on May 30, 2023 A-25
Community Council Minutes from public hearing held on May 30, 2023 A-27
Planning Advisory Board (PAB) Resolution of public hearing held on July 17, 2023 A-31
Planning Advisory Board (PAB) Minutes from public hearing held on July 17, 2023 A-37
Applicant’s Letters Requesting Deferral of Application; A-43
Email requesting information about the application from Phyllis Winnick, received on 
February 17, 2023; A-49

Opposition email correspondence from Armando Jo Chao (in Spanish), received on 
February 23, 2023; and A-51

Letter expressing concerns about the application from Maria Sarno, received on March 
13, 2023. A-53

Petition from Fontainbleau Lakes Community Development District, received May 1, 
2023 A-55

Opposition Handout received at PAB hearing of June 5, 2023 A-57

Email from Lisett Fernandez Montero of CAM Brokerage & Management Services, 
LLC. with several opposition petitions, received June 5, 2023 A-59

Attachment 1: Statement of Opposition to Application CDMP20220016 with 27 
signatures and Letter from Carolina N. Rios,  A-60

Attachment 2: Sample page of 44-page Survey with 218 responses. A-65

Attachment 3: Sample page of 8-page Survey with 20 responses. A-66

Handout for PAB hearing of July 17, 2023 from Carl Muller, received July 14, 2023 A-67
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August 9, 2023 

VIA ELECTONIC MAIL 

Garett A. Rowe 
Department of Regulatory and Economic Resources 
Planning Division 
Stephen P. Clark Center 
111 N.W. 1st Street, 12th Floor 
Miami, Florida 33128-1902 

RE: Application to Amend the Comprehensive Development Master Plan 
Application Cycle: October 2022 
Applicant: Fontainbleau Lakes, LLC  

Dear Mr. Rowe, 

I am providing you with this letter requesting certain modifications to the proposed 
verbiage of the pending application seeking to amend the Land Use Element of the Miami-Dade 
County Comprehensive Development Master Plan. This request, which is submitted on behalf of 
the Applicant, seeks to address certain comments that the Applicant has received from the 
community and county staff representatives since the initial filing of the application. We 
respectfully submit that the proposed modifications will serve to refine the Applicants’ initial 
submittal with more concise verbiage that better expresses the underlying justifications supporting 
the application. Please allow this letter to supplement, and where inconsistent, supersede the 
Applicants’ previous submittals.  

1. The Requested Amendment To The Future Land Use Map

The Applicant requests that the Area Subject to the Land Use Change be re-designated on 
the Miami-Dade County Comprehensive Development Master Plan (“CDMP”) Future Land Use 
map (“FLUM”) from PARKS AND RECREATION to MEDIUM DENSITY RESIDENTIAL. 
The Applicant is no longer seeking approval of a DI-1 designation to permit one density increase 
with urban design. 

2. The Requested Amendment To The Text of the CDMP

The entirety of the Parks and Recreation Section of the Land Use Element is recited below. 
Those underlined verbiage within the below recital represent the Applicants’ initial proposed 
amendments to the section. The additions that I have highlighted in red represent the Applicants’ 
current request.      

A-1
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Parks and Recreation 

The Land Use Plan map specifically illustrates parks and recreation areas of metropolitan 
significance, including State parks and the Biscayne and Everglades National Parks. Also 
illustrated are golf courses and other parks of approximately 40 acres and larger which are 
significant community features. Most neighborhood local parks smaller than 40 acres in size are 
not specifically shown on the Plan map; however, this omission should not be interpreted as 
meaning that these parks will be taken out of public use. Compatible parks are encouraged in all 
of the residential categories and may be allowed in all other categories of the LUP map and use of 
future parks and recreation areas shall be guided by the Recreation and Open Space, and Capital 
Improvements Elements, and by the goals, objectives and policies of the CDMP by the Miami-
Dade County Parks and Open Space System Master Plan. Both governmentally and privately 
owned lands are included in areas designated for Parks and Recreation use. Most of the designated 
privately owned land either possesses outstanding environmental qualities and unique potential for 
public recreation, or is a golf course included within a large scale development. Unless otherwise 
restricted, the privately owned land designated as Parks and Recreation 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. Except as 
consistent with the provisions below, however, this allowance does not apply to land designated 
Parks and Recreation that was set aside for park recreation or open space use as a part of, or as a 
basis for approving the density or other aspect of, a residential (or other) development or is 
otherwise subject to a restrictive covenant accepted by a public entity.  

The long-term use of golf courses or other private recreation or open space on privately owned 
land designated as Parks and Recreation may be previously limited by deed restriction or restrictive 
covenant. A new development plan governing such land set aside for park, recreation or open space 
use (restricted lands) may be approved at public hearing by the Board of County Commissioners 
or the applicable zoning board only if the following is demonstrated: (1) that the restricted land is 
subject to a restrictive covenant relating to development served by the open space, that such 
restrictive covenant continues to limit the use of the land to open space, and that this limitation in 
the restrictive covenant may be modified only with the written consent of adjacent or proximate 
the property owners of the parent tract or a prescribed percentage thereof; (2) that the required 
written consents of the adjacent or proximate property owners have been obtained; and (3) that the 
proposed development will replace park or recreation land or open space that has fallen into 
prolonged disuse or disrepair to the detriment of the surrounding neighborhood or will otherwise 
serve a public benefit. The development plan for such land (1) shall provide for development 
compatible with adjacent development; (2) shall provide by restrictive covenant that not less than 
twothirds of the land subject to the new development plan (or such other proportion deemed 
appropriate by the Board of County Commissioners and/or appropriate Community Zoning 
Appeals Board but in no event less than 50 percent of such land) shall be maintained as Park, 
Recreational or open space for use by residents or other residents or users of the entire development 
for which the open space had originally been provided unless the subject property is located within 
a one mile radius of a Rapid Transit Corridor or a Bus Express Rapid Transit Network located 
along the Dolphin Expressway, the Palmetto Expressway or Interstate 95, in which case the 
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development plan shall provide by restrictive covenant that not less than one-fourth of the land 
subject to the new development plan (or such other proportion deemed appropriate by the Board 
of County Commissioners and/or appropriate Community Zoning Appeals Board but in no event 
less than 25 percent of such land) shall be maintained as Park, Recreational or open space for use 
by residents or other residents or users of the entire development for which the open space had 
originally been provided; (3) shall provide a financial means of assuring such maintenance, by 
homeowner’s association, special tax district or other comparable means approved at public 
hearing or by the Director of the Department of  Regulatory and Economic Resources or successor 
agency; and (4) shall provide that the residential density of the portion of the Park and Recreation 
designated land eligible for development shall not exceed either the gross existing density of the 
development in connection with which the park designated land was originally set aside, or the 
gross density of all the ownership parcels immediately abutting the entire park designated land, 
whichever is lower. For purpose of this provision the term “parent tract” shall mean the property 
that was made part of the application pursuant to which the open space was approved. An approval 
pursuant to this provision may allow the gross density of the combined new and existing 
development, and its existing zoning, to exceed the maximum otherwise allowed by the LUP map, 
but only to the extent necessary to enable reuse of the park designated land in accordance with this 
provision. Nothing herein shall be construed to permit development of property subject to a 
restrictive covenant accepted by the county or other public entity without compliance with the 
terms that covenant including, but not limited to, those terms governing modification or 
amendment thereof.   

Certain commercial activities that support the recreational uses and relate to the resources of the 
park, such as marine supply stores, fuel docks or tennis and golf clubhouses may be considered for 
approval in the Parks and Recreation category. Other commercial recreational, entertainment or 
cultural uses may also be considered for approval in the Parks and Recreation category if 
authorized in accordance with Article 7 of the Miami-Dade Charter, as amended, and if they are 
related to, and would increase the quality, utility or enjoyment of the site and its natural, historical, 
and archaeological resources and facilities.    

Some of the land shown for Parks is also environmentally sensitive. While most of these 
environmentally sensitive areas are designated on the LUP map as “Environmentally Protected 
Parks” some may be designated as Parks and Recreation due to graphic constraints (the 
environmentally sensitive portion of the park that is smaller than five acres). Park land which is 
characterized by valuable environmental resources shall be managed in a manner consistent with 
the goals, objectives and policies for development of the applicable environmental resources or 
protection area. Accordingly, resource enhancing facilities including boardwalks, nature trails, 
canoe trails and launches and interpretive facilities may be provided in these areas. 

Thank you for your attention to this letter and for your consideration of this request. It is 
appreciated.   

By:  /s/ William W. Riley___________________ 
William W. Riley Jr., Esq.  
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This instrument was prepared by or 
under the supervision of: 

Name: 
Address: 

William W. Riley, Esq. 
The Riley Law Finn  
16343 SW 256 Street 
Homestead, Florida 
33031 (Space reserved for Clerk of

C t)

RESTATEMENT AND MODIFICATION OF DECLARATION OF RESTRICTIONS 
RECORDED AT OFFICIAL RECORDS BOOK 23413, PAGE 1136 AND OFFICIAL 
RECORDS BOOK 26955, PAGE 0908 AND OFFICIAL RECORDS BOOK 29816, 
PAGE 3447 (COLLECTIVELY THE “RECORDED DECLARATIONS”) 

WHEREAS, Fontainbleau Lakes, LLC, a Florida limited liability company, 

Fontainebleau Lakes CDD, a community development district, 901 NW 97 Miami Owner, LLC, 

a Delaware limited liability company, and 1062 NW 87 Miami Owner, LLC, a Delaware limited 

liability company (collectively referred to hereinafter as the “Owner”) hold the fee simple title to 

that certain land situated in Miami-Dade County, Florida (“County”), described in Exhibit "A", 

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

of Title; and 

WHEREAS, Fontainbleau Lakes, LLC, filed "Application No. 3" of the April 2004 

Miami-Dade County Comprehensive Development Master Plan ("CDMP") Amendment Cycle to 

amend the CDMP Future Land Use Plan (“LUP”) for the properties described therein, inclusive 

of the Property (the "First Application"); and 

WHEREAS, a Declaration of Restrictions was recorded in the Public Records of 

Miami-Dade County in Official Records Book 23413, at Page 1136, in connection with the 

First Application (the “2004 Declaration”); and 

WHEREAS, Fontainbleau Lakes, LLC, filed "Application No. 8" of the April 2008 

CDMP Amendment Cycle to, among other things, delete from the 2004 Declaration certain 

properties described therein (the "Second Application"); and 

WHEREAS, a First Modification of the Declaration was recorded in the Public 

Records of Miami-Dade County in Official Records Book 26955, at Page 0908, in 

A-5

MDC192



connection with the Second Application (the “2008 Declaration”); and 

WHEREAS, Keep Bleau Green Committee, Inc. filed "Application No. 7" of the 

November 2014 CDMP Amendment Cycle to, among other things, amend the LUP for 

portions of Property (the "Third Application"); and 

WHEREAS, a Second Modification of the Declaration was recorded in the Public 

Records of Miami-Dade County in Official Records Book 29816, at Page 3447, in 

connection with the Third Application (the “2014 Declaration”); and 

WHEREAS, the 2004 Declaration, the 2008 Declaration and the 2014 Declaration 

are collectively referred to hereinafter as the “Recorded Declarations”; and 

WHEREAS, the Owner has applied for an amendment to the CDMP in the October 2022 

Amendment Cycle and said amendment is identified as Application No. CDMP20220016 (the 

“Application”); and 

WHEREAS, the Application seeks, among other things, to change the land use 

designation for that portion of the Property legally described in Exhibit “B”, attached hereto and 

made a part hereof, from “Parks and Recreation” to “Medium Density Residential” on the LUP 

(the “Area Subject to the Land Use Change”). 

 NOW, THEREFORE, in order to assure Miami-Dade County that the representations 

made by the Owner during 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 (hereinafter the “Restated and Modified Declaration”): 

A. The Recorded Declarations are hereby restated by this reference and shall remain 

in full force and effect except as modified herein.  

B. Paragraph 1 of the 2004 Declaration, as modified, is amended to read as follows: 

(1) Conceptual Site Plan. The Property shall be developed in 

substantial conformity with the conceptual (bubble) plan 

entitled "Location Map – Doral View Apartments," 

prepared by Ballbe & Associates, signed and sealed the 1st 

day of February, 2022 ("Bubble Plan”) as attached hereto 

and incorporated herein as Exhibit “C”. The Bubble Plan 
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merely depicts the locations where residential development 

may occur and where green / buffered areas are to be 

preserved within the Property. The Bubble Plan is not 

intended to show the exact location and orientation of 

buildings, or other design features of the units to be located 

on the Property. Areas depicted and described as Park and 

Open Space on the Conceptual Site Plan may be improved 

for use as off-street parking 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, after public hearing.   

C. Paragraph 2 of the 2004 Declaration, as modified, is amended to read as follows:

(2) Number of Units. Notwithstanding the density and

number of residential units that may be permitted by

the land use designation sought by the Owner,

development of the Property as described in the

Declaration, as amended, shall not exceed a total of one

thousand one hundred ninety-nine (1,199) residential

units and no more than three hundred seventy-five

(375) residential units shall be developed in the Area

Subject to the Land Use Change.

D. Roadway Improvement Program: Fontainbleau Lakes, LLC shall cause the

following offsite roadway improvements to be constructed unless prohibited by

governmental regulation(s) and/or permitting denial.

i. An improvement to the existing eastbound left-turn extension at the

intersection of Fontainebleau Boulevard and NW 97th Avenue to include a

50± foot taper and 300± feet of storage; and
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ii. The creation of a four-leg intersection at Fontainebleau Boulevard, lying 

west of the community center for Keep Bleau Green Committee, Inc. 

located at 8905 Fontainebleau Boulevard, that provides east-west and 

north-south vehicular connectivity.  

The foregoing roadway improvements shall be in substantial conformity with the 

conceptual plan entitled "Fontainebleau Blvd Access to Doral View," prepared 

by Ballbe & Associates, signed and sealed the 27th day of March, 2023, 

consisting of one sheet and the conceptual plan entitled "NW 97TH Avenue and 

Fontainebleau Blvd," prepared by Ballbe & Associates, signed and sealed the 

27th day of March, 2023, consisting of one sheet as attached hereto as 

Composite Exhibit "D" (collectively the “Planned Roadway Improvements”). 

The Planned Roadway Improvements shall be fully funded and constructed by 

or on behalf of Fontainbleau Lakes, LLC provided that said improvements are 

approved by Miami-Dade County.  Fontainbleau Lakes, LLC shall post a 

performance bond or other instrument approved by Miami-Dade County 

guaranteeing the construction of the Planned Roadway Improvements prior to 

the issuance of a certificate of occupancy for any residential development on 

the Area Subject to the Land Use Change.   

E. Addressing Traffic Impacts on NW 87 Avenue. Prior to rezoning the Area 

Subject to the Land Use Change, Fontainbleau Lakes, LLC shall forward the 

proposed site plan, any traffic studies and proposals to address traffic impacts 

projected by the zoning application and, in particular, the potential for adverse 

impacts on NW 87 Avenue, to Miami-Dade County’s Department of Regulatory 

and Economic Resources or its successor.    

F. Workforce Housing. Residential development on the Area Subject to the Land 

Use Change shall include a minimum of 12.5% of the total residential units 

developed thereon to be workforce housing, which shall mean a residential unit, 

the sale, rental or pricing of which is restricted to households whose income is 

established between sixty (60) percent up to one hundred forty (140) percent of 
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the most recent area median income for Miami-Dade County reported by the U.S. 

HUD as maintained by the Miami-Dade County Department of Regulatory and 

Economic Resources or its successor. Notwithstanding the Density Limitation 

provided in Paragraph No. 1, should the Owner participate in the Workforce 

Housing Program, pursuant to Chapter 33, Article XUA of the Miami-Dade 

County Code of Ordinances, the Owner shall be entitled to transfer any applicable 

density bonus in excess of the Density Limitation to another property permitted to 

receive such bonus. This commitment to workforce housing shall run with the 

land for a period of twenty (20) years from the date this Declaration is recorded in 

the Public Records of Miami-Dade County, Florida.     

G. Neighborhood Park: Subject to County approval and acceptance, an active public park

site on the Property, constructed in substantial compliance with the concept plan attached

hereto and incorporated herein as Exhibit “E”, shall be conveyed to the County in fee

simple, free of any encumbrances or liens, and without cost or charge to the County for

acquisition. Said conveyance shall occur prior to the issuance of a certificate of

occupancy for any residential unit constructed on the Area Subject to the Land Use

Change. Whether conveyed to the County or retained by Fontainbleau Lakes, LLC, the

operation and maintenance cost of said active public park shall be funded by either (i) a

special taxing district, subject to approval by the County, composed of the owners of

residential units located on the Area Subject to the Land Use Change, (ii) a property

owner's association (POA) composed of the then owners of residential units located on

the Area Subject to the Land Use Change, (iii) a community development district (CDD),

subject to approval by the County, composed of the owners of residential units located on

the Area Subject to the Land Use Change, or (iv) such other funding mechanism as may

be approved by the Board of County Commissioners, or its successor entity. Such special

taxing district, POA, CDD, or funding mechanism shall be created prior to the issuance

of a certificate of occupancy for any residential unit constructed on the Area Subject to

the Land Use Change.
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H. Tree Canopy: All future development of the Property that reduces the amount of 

tree canopy existing at the time of development shall be required to mitigate the 

canopy reduction through planting new trees on the Property. All tree planting 

plans shall be reviewed and approved by Miami-Dade County to ensure a no net 

loss of tree canopy at the time that the newly planted trees reach maturity.  

I. Landscaping: The minimum required tree and shrub counts applicable to 

development of the Area Subject to the Land Use Change shall not be varied. This 

restriction shall not prohibit the Owner from applying for relief regarding the 

placement, clustering, species, mixture, separation, and other landscaping design 

requirements applicable to the development of the Area Subject to the Land Use 

Change.  

J. Stormwater Management. A signed and sealed analysis of stormwater 

management needs and flooding issues to demonstrate that there will be no 

adverse offsite impacts and the identification of the stormwater management 

infrastructure needed for the proposed land use, shall be provided for review and 

approval. The analysis shall show that the post-project conditions are the same or 

better than the pre-project conditions for managing stormwater, water quantity, 

and water quality. This analysis must be approved by DERM prior to the 

recordation of the Final Plat.    

K. Covenant Running with the Land. This Declaration on the part of the Owner 

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 Owner, 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. The Owner, 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. 
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L. 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. 

M. Modification, Amendment, Release. This Declaration of Restrictions 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 all of the Property impacted 

by the proposed modification, amendment or release, including joinders of all 

mortgagees, provided that the same is also approved by the Board of County 

Commissioners of Miami-Dade County, Florida. Any such modification, 

amendment or release shall be subject to the provisions governing amendments to 

Comprehensive Plans, as set forth in Chapter 163, Part II, Florida Statutes or 

successor legislation that may, from time to time, govern amendments to 

Comprehensive Plans (hereinafter “Chapter 163”). Such modification, 

amendment or release shall also be subject to the provisions governing 

amendments to the CDMP as set forth in Section 2-116.1 of the Code of Miami-

Dade County, or successor regulations governing modifications to the CDMP. In 

the event that the property is incorporated within a new municipality or annexed 

into an existing municipality, and the successor municipality amends, modifies, or 

declines to adopt the provisions of Section 2-116.1 of the Miami-Dade County 

Code, then modifications, amendments or releases of this Declaration shall be 

subject to Chapter 163 and the provisions of such ordinances as may be adopted 

by such successor municipality for the adoption of amendments to its 

comprehensive plan; or, in the event that the successor municipality does not 

adopt such ordinances, subject to Chapter 163 and by the provisions for the 

adoption of zoning district boundary changes. It is provided, however, that in the 
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event that the successor municipality approves a modification or deletion of this 

Declaration of Restrictions, such modification or deletion shall not be effective 

until approved by the Board of County Commissioners, in accordance with 

applicable procedures. Should this Declaration be so modified, amended, or 

released, the Director of the Department of Regulatory and Economic Resources 

or the executive officer of a successor department, or, in the absence of such 

Director or executive officer, by his or her assistant in charge of the office in 

his/her absence, shall execute a written instrument effectuating and 

acknowledging such modification, amendment, or release. 

N. 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. 

O. County Inspections. 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 during normal working hours of 

entering and inspecting the use of the premises to determine whether or not the 

requirements of the building and zoning regulations and the conditions herein 

agreed to are being complied with.  

P. Authorization for Miami-Dade County (or successor municipality) 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 

(or successor municipality) 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.   
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Q. 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.

R. Presumption of Compliance. Where construction has occurred on the Property

or any portion thereof, pursuant to a lawful permit issued by the County (or

successor municipality), and inspections made and approval of occupancy given

by the County (or successor municipality), 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.

S. 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 portion is invalidated, the County shall be

entitled to revoke any approval predicated upon the invalidated portion.

T. Recordation and Effective Date. This Declaration shall be filed of record in the

public records of Miami-Dade County, Florida at the cost of the Owner following

the approval of the Application by the Board of County Commissioners. 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 his/her assistant in charge of the

office in his/her absence, shall forthwith execute a written instrument, in

recordable form, acknowledging that this Declaration is null and void and of no

further effect.
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U. Acceptance of Declaration. The Owner acknowledges that acceptance of this 

Declaration does not obligate the County in any manner, nor does it entitle the 

Owner to a favorable recommendation or approval of any application, zoning or 

otherwise, and the Board of County Commissioners retains its full power and 

authority to deny each such application in whole or in part and decline to accept 

any conveyance. 

V. Owner. The term Owner shall include all heirs, assigns, and successors in 

interest. 

 

EXECUTION PAGES FOLLOW 
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IN WITNESS WHEREOF, we have hereunto set our hands and seal this _ day of    , 
2023. 

WITNESSES: 

Sign: _______________________ FONTAINBLEAU LAKES, LLC. 
Print: _______________________ a Florida limited liability company. 

BY: 

Sign:________________________ Sign: _________________________________ 
Print:________________________ 

Address: ______________________________ 

STATE OF FLORIDA, COUNTY OF MIAMI-DADE 

The foregoing instrument was acknowledged before this ____ day of _______, 2023, by 
, as  of Fontainbleau Lakes, LLC, a Florida 

limited liability company, on behalf of the corporation. He is personally known to or has 
produced ________________ as identification and did take an oath. 

NOTARY PUBLIC: 

Sign: ___________________________ 

Print: ___________________________ 
State of Florida at Large (Seal) 
My Commission Expires 
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IN WITNESS WHEREOF, we have hereunto set our hands and seal this _ day of    , 
2023. 

WITNESSES: 

Sign: _______________________ Fontainebleau Lakes CDD 
Print: _______________________ a community development district. 

BY: 

Sign:________________________ Sign: _________________________________ 
Print:________________________ 

Address: ______________________________ 

STATE OF FLORIDA, COUNTY OF MIAMI-DADE 

The foregoing instrument was acknowledged before this ____ day of _______, 2023, by 
, as      of Fontainebleau Lakes CDD, a 

community development district, on behalf of the corporation. He is personally known to or 
has produced ________________ as identification and did take an oath. 

NOTARY PUBLIC: 

Sign: ___________________________ 

Print: ___________________________ 
State of Florida at Large (Seal) 
My Commission Expires 
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IN WITNESS WHEREOF, we have hereunto set our hands and seal this _ day of          , 
2023. 
 
WITNESSES: 
 
 
Sign: _______________________ 901 NW 97 MIAMI OWNER, LLC 
Print: _______________________ a Delaware limited liability company. 
 
     BY:           
 
Sign:________________________  Sign: _________________________________ 
Print:________________________ 
 
      Address: ______________________________ 
 
STATE OF FLORIDA, COUNTY OF MIAMI-DADE 
 
The foregoing instrument was acknowledged before this ____ day of _______, 2023, by 
   , as      of 901 NW 97 Miami Owner, LLC, a 
Delaware limited liability company, on behalf of the corporation. He is personally known to 
or has produced ________________ as identification and did take an oath. 
 
       NOTARY PUBLIC: 
 
       Sign: ___________________________ 
 
       Print: ___________________________ 
        State of Florida at Large (Seal) 
        My Commission Expires 
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IN WITNESS WHEREOF, we have hereunto set our hands and seal this _ day of          , 
2023. 
 
WITNESSES: 
 
 
Sign: _______________________ 1062 NW 87 MIAMI OWNER, LLC 
Print: _______________________ a Delaware limited liability company. 
 
     BY:           
 
Sign:________________________  Sign: _________________________________ 
Print:________________________ 
 
      Address: ______________________________ 
 
STATE OF FLORIDA, COUNTY OF MIAMI-DADE 
 
The foregoing instrument was acknowledged before this ____ day of _______, 2023, by 
   , as      of 1062 NW 87 Miami Owner, LLC, a 
Delaware limited liability company, on behalf of the corporation. He is personally known to 
or has produced ________________ as identification and did take an oath. 
 
       NOTARY PUBLIC: 
 
       Sign: ___________________________ 
 
       Print: ___________________________ 
        State of Florida at Large (Seal) 
        My Commission Expires 
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EXHIBIT “A”

LEGAL DESCRIPTION AND SKETCH OF COVENANT AREA

ALL OF FONTAINEBLEAU EAST, ACCORDING TO THE PLAT THEREOF, AS 
RECORDED IN PLAT BOOK 168, PAGE 26, OF THE PUBLIC RECORDS OF MIAMI-
DADE COUNTY, FLORIDA, LESS THE FOLLOWING:

TRACTS “A” AND “B” OF “FONTAINEBLEAU CIVIC, ACCORDING TO THE MAP OR 
PLAT THEREOF AS RECORDED IN PLAT BOOK 173, PAGE 69, OF THE PUBLIC 
RECORDS OF MIAMI-DADE COUNTY, FLORIDA, AND:

TRACT “A” OF FONTAINEBLEAU PARK PLAZA, ACCORDING TO THE MAP OR PLAT 
THEREOF AS RECORDED IN PLAT BOOK 170, PAGE 40, OF THE PUBLIC RECORDS 
OF MIAMI-DADE COUNTY, FLORIDA.

SAID LANDS SITUATE, LYING AND BEING IN MIAMI-DADE COUNTY, FLORIDA 
AND CONTAINING 4,774,806.9± SQUARE FEET (109.6144± ACRES) MORE OR LESS. 
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EXHIBIT “B” 
 

LEGAL DESCRIPTION OF THE AREA SUBJECT TO THE LAND USE CHANGE 
 
TRACT “C” OF “FONTAINEBLEAU EAST”, ACCORDING TO THE MAP OR PLAT 
THEREOF AS RECORDED IN PLAT BOOK 168, PAGE 26, OF THE PUBLIC RECORDS 
OF MIAMI-DADE COUNTY, FLORIDA, LESS THE FOLLOWING:  
 
A PORTION OF TRACT “C”, “FONTAINEBLEAU EAST”, ACCORDING TO THE PLAT 
THEREOF AS RECORDED IN PLAT BOOK 168, PAGE 26, OF THE PUBLIC RECORDS 
OF MIAMI-DADE COUNTY, FLORIDA, MORE PARTICULARLY DESCRIBED AS 
FOLLOWS: BEGINNING AT THE SOUTHEASTERLY CORNER OF SAID TRACT “C”, 
BEING A POINT ON A CURVE FROM WHICH A RADIAL LINE BEARS SOUTH 
28°42’20” WEST; THENCE WESTERLY ALONG THE ARC OF SAID CURVE TO THE 
LEFT, BEING ALONG THE SOUTH LINE OF SAID TRACT “C”, ALSO BEING THE 
NORTH RIGHT-OF-WAY LINE PF FONTAINEBLEAU BOULEVARD, HAVING A 
RADIUS OF 1200.92 FEET, A CENTRAL ANGLE OF 07°46’23”, FOR AM ARC DISTANCE 
OF 162.92 FEET TO THE SOUTHWESTERLY CORNER OF SAID TRACT “C”; THENCE 
NORTH 24°37’46” EAST ON A NON-RADIAL LINE, THIS AND THE FOLLOWING FIVE 
(5) COURSES BEING ALONG A WESTERLY LINE OF SAID TRACT “C”, 269.61 FEET; 
THENCE NORTH 71°15’43” EAST 45.00 FEET; THENCE NORTH 11°35’53” EAST 20.00 
FEET; THENCE NORTH 48°03’56” WEST 45.00 FEET; THENCE NORTH 01°26’00” WEST 
490.74 FEET; THENCE NORTH 00°14’00” EAST 140.84 FEET; THENCE SOUTH 89°46’00” 
EAST 245.50 FEET TO A POINT ON THE EASTERLY LINE OF SAID TRACT “C”; 
THENCE SOUTH 00°14’00” WEST, THIS AND THE FOLLOWING COURSE BEING 
ALONG SAID EASTERLY LINE, 626.30 FEET; THENCE SOUTH 28°42’20” WEST 435.15 
FEET TO THE POINT OF BEGINNING.  
 
SAID LANDS SITUATE, LYING AND BEING IN MIAMI-DADE COUNTY, FLORIDA 
AND CONTAINING 755,888 SQUARE FEET (17.3528 ACRES) MORE OR LESS. 
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EXHIBIT “C”

All areas to remain open space pursuant to the Parks and Recreation Land Use Designation 
except for the following: (1) the Area Subject to the Land Use Change denoted as Tract “C” in 
the above Bubble Plan, (2) the area depicted as being owned by 901 NW 97 Miami Owner, LLC, 
a Delaware limited liability company, and (3) the area depicted as being owned by 1062 NW 87 
Miami Owner, LLC, a Delaware limited liability company.  

The development density of the Area Subject to the Land Use Change, comprising 
approximately 17.3528 acres, shall be limited to a maximum of three hundred seventy-five 
(375) residential units.

The development density of the areas depicted as being owned by 901 NW 97 Miami Owner, 
LLC, a Delaware limited liability company, and 1062 NW 87 Miami Owner, LLC, a Delaware
limited liability company, comprising approximately 33.7572 acres, shall be limited to eight 
hundred twenty-four (824) residential units.  
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EXHIBIT “D” 

PLANNED ROADWAY IMPROVEMENTS
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EXHIBIT “D” CONTINUED

PLANNED ROADWAY IMPROVEMENTS
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EXHIBIT “E” 

NEIGHBORHOOD PARK 

(Appearing on Following Pages of this Declaration) 
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RESOLUTION NO. 10-1-23
THE WESTCHSTER COMMUNITY COUNCIL (CC-10) 
ISSUING RECOMMENDATION ON APPLICATION 
NO. CDMP202200016 (FONTAINBLEAU LAKES, 
LLC) REQUESTING AMENDMENT TO THE 
COMPREHENSIVE DEVELOPMENT MASTER PLAN

WHEREAS, Section 20-40 of the Code of Miami-Dade County establishes Community 
Councils in the unincorporated area; and

WHEREAS, the Section 2-116.1 of the Code of Miami-Dade County provides exclusive 
procedures for amending the Comprehensive Development Master Plan (CDMP) consistent with 
requirements of Chapter 163, Part 2, Florida Statutes; and

WHEREAS, the Community Councils may, at their option, make recommendations to the 
Planning Advisory Board and the Board of County Commissioners on proposed amendments to 
the CDMP that would directly impact the Council’s area; and

WHEREAS, the Section 2-116.1(3)(e) of the Code of Miami-Dade County provides that 
Community Council recommendations may address the decisions to be made by the Board of 
County Commissioners regarding transmittal of the application to the State Land Planning Agency 
and other reviewing agencies for review and comment; and regarding ultimate adoption, adoption 
with change, or denial of the application; and

WHEREAS, at its meeting of May 30, 2023, THE WESTCHESTER COMMUNITY
COUNCIL (CC-10) conducted a public hearing as authorized by Section 20-41 of the County
Code;

NOW, THEREFORE, BE IT RESOLVED THAT THE WESTCHESTER COMMUNITY 
COUNCIL (CC-10) recommends to NOT TRANSMIT AND DENY Application No. 
CDMP20220016. _____________________________________________________________ 

The foregoing resolution was offered by Vice Chair Anthony F. Petisco who moved its adoption 
and was seconded by Board Member Dariel Fernandez  and upon being put to a vote, the vote 
was as follows:

Anthony F. Petisco, Vice Chair Yes Dariel Fernandez  Yes

Anays B. Acuna Yes

Gerardo “Jerry” Rodriguez, Chair Yes

Chair “Jerry” Rodriguez hereupon declared the resolution duly passed and adopted this 30th day 
of May 2023. 

I hereby certify that the above information reflects the action of the Council. 

______________________________
Rosa Davis, Executive Secretary

________________________________________________________________________________________________________________________________________________ _____________________________________________________________ _____
vvvvvvisisisisisisisisisisisiisisisiiiiiiiiiiiiiiiiiiiiiiiiiiiiiii , Executive S
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MINUTES 
Westchester Community Council 10 

Public Hearing on October 2022 Cycle CDMP Application No. CDMP20220016 
To Amend the Comprehensive Development Master Plan 

In Person/Virtual Hearing 

May 30, 2023, 6:30 PM 

Department of Regulatory and Economic Resources (RER) Staff Present 

Planning Division – In Person 
Rosa Davis, Planning Section Supervisor, Metropolitan Planning 

Development Services Division – In Person 
Thomas Gomez,  Agenda Clerk 
Cleveland Thompson, Agenda Clerk 
Felix Acosta, Agenda Clerk 

Planning Division – Virtual 
Abby Diaz, Admnistrative Secretary, Metropolitan Planning 
Cindy Dwyer, Senior Planner, Metropolitan Planning 
Robert Hesler, Planning Section Supervisor, Planning Research 
Garett Rowe, Chief, Metropolitan Planning 
Noel Stillings, Principal Planner, Metropolitan Planning  
Rommel Vargas, Senior Planner, Metropolitan Planning 

I. CALL TO ORDER AND OPENING REMARKS

Chair Gerardo Rodriguez called the meeting to order and welcomed everyone. 

Roll Call 
Ms. Rosa Davis, Section Supervisor, conducted a roll call and determined there was quorum with 
the following four Community Council 10 members present as follows:   

Anthony F. Petisco, Vice Chair Present Dariel Fernandez Present 

Anays B. Acuna Present  

Gerardo Rodriguez, Chair, Present 

II. AGENDA ITEM

October 2022 Cycle Application No. CDMP20220016 (Fountainbleau Lakes, LLC) 

Mr. Garett Rowe, Chief of the Metropolitan Planning Section, presented an overview of the 
application, which addresses an  approximately 108-acre site located on the south side of the 
Dolphin Expressway (SR 836) between NW 87th and NW 97th Avenues, the site of the former 
Fountainbleau East Golf Course. He explained that the north side of the former golf course is 
currently developed with 720 residential units, and that the application site is designated as “Parks 
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and Recreation” and “Medium Density Residential” (13 to 25 dwelling units per acre) on the CDMP 
land use plan map. The application site is subject to a covenant  accepted by the BCC in 2005 
that limits the number of units to a maximum of 824 residential units within the northern portion of 
the property designated as “Medium Density Residential” and the remainder of the site, 
designated as “Parks and Recreation” on the land use plan map, is limited by the covenant to 
open space. The application includes the following three requests:   
 

 Amend the “Parks and Recreation” land use designation text to reduce the percentage of 
former golf course acreage (approximately 152 acres) land that must be retained as open 
space from 50% to 25%.   

 Modify the existing 2005 covenant to allow for a ±17.6 acre parcel located in the northeast 
section of the application site to be developed with residential uses. 

 Change the CDMP land use designation for the ±17.6 acre parcel to “Medium Density 
Residential with One Density Increase,” which would allow up to 60 dwelling units per acre on 
the parcel, or 1059 residential units  

 
Mr. Rowe explained that after the application was filed, the applicant made two revisions to the 
original requests.  One, pertaining to the “Parks and Recreation” land use designation text 
change.   The applicant’s change to the “Parks and Recreation” text as originally proposed had 
implications for all “Parks and Recreation” designated properties located along SMART Plan 
corridors.  The Strategic Miami Area Rapid Transit Plan or SMART plan identifies six Rapid Transit 
Corridors within the county, with SR 836 being one of them.  County policy orients increased 
intensity and density of mixed use development along these corridors.  The applicant’s proposed 
text change would apply not only to the application site, but to all “Parks and Recreation” 
designated properties located along rapid transit corridors.  The applicant has now limited the 
scope of that change to properties located along SR 836, the Palmetto Expressway and I-95.  
Preliminary analysis conducted by the Planning Division indicates that approximately 243 acres 
of land designated as “Parks and Recreation” would be impacted by the proposed change, 
including the subject site.  
 
The other change that the applicant seeks is to withdraw the One Density Increase that would 
allow over 1000 units on the northeast parcel and instead requests a change to “Medium Density 
Residential,” which is the same designation as the properties adjacent to the site and would allow 
up to 441 units.  The applicant has proffered a covenant limiting development of the parcel to 375 
units, which together with the previously approved 824 units would bring the total number of units 
to 1,199.  The covenant further requires traffic improvements to NW 97th Avenue and 
Fontainebleau Boulevard and addresses stormwater impacts.  It also requires compliance with 
the County’s tree removal requirements.   
 
Staff has several concerns with the application, as described below:   
 

 The text amendment reduces the land that must be retained as open space from 50% to 
25%, more than half of what is currently required. 

 The ±17.6-acre northeast parcel is required by plat to be open space and provide 
stormwater management and drainage for adjacent development.   

 The applicant has submitted an Area Drainage Study, however additional data and 
analysis are needed in order to assess impacts. 

 Approximately ±21 additional acres of open space within the former Fountainbleau East 
Golf Course could be developed if the proposed text change were to be approved. 

 A total of 243 additional acres, including the former golf course property and other affected 
areas, could potentially be developed if the proposed text change were to be approved. 
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Development of the parcel could impact the federally threatened wood stork and the
Florida Bonneted bat.

The Staff recommendation is to transmit the application to the State with the changes proposed 
by the applicant and with the proffered covenant limiting development to 375 units and the other 
conditions described above.  This would allow time for the applicants to address the additional 
data and analysis needed for the Area Drainage Study and for Staff to conclude review of the text 
amendment. Despite the noted concerns, Staff sees merit in the application due to its location 
within the Smart Plan corridor, where the County has adopted policies encouraging intensification 
of transit-oriented development.  In conclusion, Mr. Rowe stated that Staff would make a final 
recommendation once all of the data and analysis are received, should the application be 
transmitted for review to the State. 

Mr. Bill Riley introduced himself, on behalf of Fontainebleau Lakes LLC.  Mr. Riley reiterated the 
three application requests described in detail by Mr. Rowe.  Mr. Riley provided a brief history of 
land use changes on the Fountainbleau Lakes East Golf Course since its closure over 20 years 
ago, described the existing land uses and summarized the covenant modifications.  He explained 
that the original 2005 covenant allowed for development of 1,176 residential units, as well as an 
educational facility.  In 2009, the  covenant was modified to reduce the density to 824 residential 
units.  The proposed CDMP application proposes to allow 375 residential units, which including 
the 720 units already built on the site, would bring the total number of units to 1,199, or 23 more 
than originally allowed by the 2005 covenant.  Mr. Riley added that the subject site was designed 
as “Medium Density Residential” in a previous version of the CDMP Future Land Use Map, and 
is located within half a mile of a Smart Plan Corridor.  Mr. Riley then reviewed text in the Land 
Use Element that pertains to new development plans for private recreation or open space on 
privately owned land designated as Parks and Recreation, stating that the proposed text 
amendment would apply under certain circumstances and in limited areas.  Mr. Riley then 
discussed the proffered covenant, which includes a density ceiling of 375 units on the ±17.6-acre 
parcel, off-site roadway improvements, a workforce housing commitment of 12.5%, a commitment 
to not seek a variance to the minimum required vegetation requirements, and compliance with 
stormwater management standards.  Details were also provided pertaining to traffic impacts and 
drainage.   

Following the presentations, Chair Rodriguez opened the public hearing. Seventeen speakers 
addressed the board in person or virtually, some representing homeowner associations and all 
voicing opposition to the application. The major issues of concern were increased traffic 
congestion, flooding, impact of rental properties on the community, impact to the environment, 
loss of greenspace and reduced opportunities for leisure and exercise.  One individual stated that 
members of the Community Development District had not agreed in writing to the proposed 
changes and therefore the application could not go forward.   

Mr. Riley then addressed some of the issues raised, stating the applicants of the proposed CDMP 
application are local and have a positive track record that speaks to the quality of the development 
team.  He also noted that many of the speakers live in homes that were built on former parks and 
recreation land and have benefitted as a result.  Mr. Riley concluded by stating that the existing 
720 units already constructed on the site are rental units and the rental community has not 
diminished the community despite the negative connotations. 

Following the public comments, the Chair opened the Board discussion. Council Member Acuno 
inquired about community outreach efforts. Mr. Riley explained that efforts were made to contact 
that community members. Council Member Fernandez asked about flooding and traffic problems.  
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The applicant’s representatives responded and noted that they are working to address the 
drainage and traffic concerns. 

Vice-Chair Petisco clarified that the role of the Community Council is not to approve the 
application.  He explained that the application will be heard by the Planning Advisory Board, which 
will make a recommendation to the Board of County Commissioners (BCC), and the BCC will 
then either approve or deny the application.  He emphasized that the Community Council does 
not have decision making authority but provides a forum for community residents to express their 
views and then issues a recommendation to the BCC.  Ms. Davis then provided a timeline for the 
next steps in the application process and explained how the public can stay informed.

Chair Rodriguez asked whether a petition signed by 90 residents had been submitted to Planning 
Division staff and was informed by Mr. Rowe that a petition had not been received, but that the 
public is welcome to submit documents via email or other means.  

The Chair then opened the floor for a motion.  Vice-Chair Petisco made a motion to not transmit 
and deny Application No CDMP20220016.  The motion was seconded by Board Member 
Fernandez and, upon being put to a vote, the motion was passed unanimously by the members 
present.  

Anthony F. Petisco, Vice Chair Yes Dariel Fernandez Yes

Anays B. Acuna Yes  

Gerardo Rodriguez, Chair Yes

There being no further business, Chair Rodriguez adjourned the meeting at 9:32 p.m. 

        Respectfully submitted,

        ____________________
        Rosa Davis, Secretary 

_____________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________
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RESOLUTION NO. 23-3 

RESOLUTION OF THE MIAMI-DADE COUNTY PLANNING 
ADVISORY BOARD ACTING AS THE LOCAL PLANNING 
AGENCY ISSUING RECOMMENDATION TO THE BOARD OF 
COUNTY COMMISSIONERS REGARDING TRANSMITTAL 
OF OCTOBER 2022 CYCLE STANDARD APPLICATION NO. 
CDMP20220016 TO AMEND THE COMPREHENSIVE 
DEVELOPMENT MASTER PLAN

WHEREAS, pursuant to chapter 163, Part II, Florida Statutes, the Miami-Dade Board of 

County Commissioners (“Board”) adopted the Miami-Dade County Comprehensive Development 

Master Plan (“CDMP”) in 1988; and 

WHEREAS, the Board has provided procedures, codified as section 2-116.1 of the Code 

of Miami-Dade County, Florida, to amend, modify, add to, or change the CDMP; and 

WHEREAS, Miami-Dade County's procedures reflect and comply with the procedures for 

adopting or amending local comprehensive plans as set forth in chapter 163, Part II, Florida 

Statutes, including the process for adoption of small-scale comprehensive plan amendments 

(“small-scale amendments”) set forth in section 163.3187, Florida Statutes; and 

WHEREAS, applications to amend the CDMP may be filed with the Planning Division of 

the Department of Regulatory and Economic Resources (“Department”) by private parties or by 

the County; and 

WHEREAS, Miami-Dade County's procedures classify applications as either standard or 

small-scale amendment applications, set forth the processes for adoption of small scale and 

standard amendments, and require any application seeking adoption as a small-scale amendment 

to clearly state such request in the application; and  
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WHEREAS, Miami-Dade County's procedures provide that applications may be filed for 

processing in the January, May, or October CDMP amendment cycles or filed at any time for out-

of-cycle processing; and 

WHEREAS, Application No. CDMP20220016 to amend the CDMP Adopted 2030 and 

2040 Land Use Plan (LUP) map was filed by a private party on or before October 31, 2022 in the 

October 2022 Applications to amend the CDMP and is contained in the document titled “October 

2022 Application to Amend the Comprehensive Development Master Plan,” dated November 

2022, and kept on file with and available upon request from the Department; and 

WHEREAS, the Department has published its initial recommendation addressing the 

application in a report titled "Initial Recommendation to Amend the Comprehensive Development 

Master Plan" for Application No. CDMP20220016, dated May 2023; and  

WHEREAS, in accordance with the applicable County procedures, the affected 

Community Council has conducted an optional public hearing pursuant to section 2-116.1(3)€, 

Code of Miami-Dade County, Florida to address application No. CDMP20220016 that would 

directly impact its council area and issued recommendation on Application No. CDMP20220004 

to the Planning Advisory Board and the Commission; and  

WHEREAS, section 2-116.1(3)(h), requires the Board of County Commissioners to hold 

a public hearing within 180 calendar days after the Application filing period unless a greater time 

is deemed necessary by the Board of County Commissioners or the Department Director extends 

the time at the applicant’s request prior to the earliest deadline for the publication of required 

public hearing notices; and  

WHEREAS, by letters dated March 29, 2023, June 1, 2023, and August 3, 2023, the 

applicant requested deferral of the required the Board of County Commissioners' public hearing, 

and the Director approved the requested extension; and 
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WHEREAS, the Planning Advisory Board, acting as the Local Planning Agency, has acted 

in accord with the referenced State and County procedures, and has conducted a duly noticed 

public hearing to receive public comments and to address the referenced CDMP amendment 

application, the initial recommendation of the Department, and to address the final action to be 

taken on the CDMP amendment by the Commission; and 

NOW, THEREFORE, BE IT RESOLVED BY THE MIAMI-DADE COUNTY 

PLANNING ADVISORY BOARD ACTING AS THE LOCAL PLANNING AGENCY:  

This Agency hereby makes the following recommendation to the Commission regarding 

the transmittal to the reviewing agencies of standard application No. CDMP20220016, and 

recommendation regarding subsequent final action by the Commission.  
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Application  
Number 

Applicant/Representative 
Location (Size) 
Requested Amendments to the CDMP Land Use Plan 
Map or Text  

Transmittal
Recommendation

Recommendation as to 
Subsequent 

  Action   
CDMP 

20220016 
Fontainbleau Lakes LLC / Felix Lasarte, Esq., The 
Lasarte Law Firm, and William Riley Jr., Esq., The Riley 
Law Firm / Generally located between NW 87 Avenue 
and NW 97 Avenue and between SR-836 (Dolphin 
Expressway) and West Flagler Street. / ±107.7 gross acres 

Requested Amendment to the CDMP: 

1. Amend the interpretive text of the “Parks and
Recreation” land use category in the CDMP Land
Use Element.

2. Modify the Declaration of Restrictions recorded in
Official Records Book 23413 at Page 1134, as
previously modified by the Declarations of
Restrictions recorded in Official Records Book
26955 at Page 908 (First Modification) and Book
29816 at Page 3447 (Second Modification), of the
Public Records of Miami-Dade County, Florida.

3. Redesignate ±17.66 acres of the ±107.68-acre
application site on the LUP map:

From: “Parks and Recreation” 
To:   “Medium Density Residential with One 

Density Increase” (DI-1; 25 to 60 dwelling 
units per gross acre) 

Standard Amendment 

Transmit with Change 
and with acceptance of 
the proffered Amended 

and Restated Declaration
of Restrictions 

[with the following 
conditions: 1) that ±3.4 

acres of land be 
dedicated to the County 

for a public park and 
±4 acres to the adjacent 
charter school; 2) that 

the applicant be 
responsible for 
addressing any 

contamination found on 
the dedicated land; and 
3) that a second access

be provided on
Fontainbleau 

Boulevard to enter the 
±17.66-acre property. 

The change is to 
redesignate the 

property from “Parks 
and Recreation” to 
“Medium Density 

Residential” (13 to 25 
units per acre) and to 
revise the proposed 

amendment to the “Parks 
and Recreation” land use 

designation text.] 
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The motion to Transmit with Change and with acceptance of the proffered Amended and Restated 
Declaration of Restrictions [with the following conditions: 1) that ±3.4 acres of land be dedicated 
to the County for a public park and ±4 acres to the adjacent charter school; 2 )that the applicant 
be responsible for addressing any contamination found on the dedicated land; and 3) that a second 
access be provided on Fontainbleau Boulevard to enter the ±17.66-acre property. The change is 
to redesignate the property from “Parks and Recreation” to “Medium Density Residential” (13 to 25 
units per acre) and to revise the proposed amendment to the “Parks and Recreation” land use designation 
text], was moved by Board Member Rodriguez. Board Member Lago seconded the motion. The 
motion passed 5 to 1 as follows:

Lynette Cardoch Absent Michael Montiel Absent
Carlos Diaz-Padron Yes J. Wil Morris Absent
Eric Fresco Absent William Riley Absent
Seth Gadinsky No Mercedes Rodriguez Yes
Horacio C. Huembes Absent Daniel Rogers Absent
Frank Lago Yes Mikhaile Solomon Absent
William McRea Absent Jesus Vazquez Absent

Carla Ascencio-Savola, Vice Chair, Yes 
Max Losner, Chair, Yes 

The above actions were taken by the Planning Advisory Board, acting as the Local 
Planning Agency, at its public hearing on July 17, 2023, and are certified correct by Lourdes 
Gomez, Executive Secretary to the Planning Advisory Board. 

_______________________________ 
Lourdes Gomez, AICP, Director
Department of Regulatory and Economic 
Resources

______________
for
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MINUTES 
Miami-Dade County Planning Advisory Board 

Acting As the Local Planning Agency  
Public Hearing on October 2022 Cycle Application No. CDMP20220016 

To Amend the Comprehensive Development Master Plan 
In-Person Hearing 

July 17, 2023, 2:00 PM 

Planning Advisory Board Members 

Lynette Cardoch  Absent Michael Montiel Absent 
Carlos Diaz-Padron Present J. Wil Morris Absent 
Eric Fresco Absent William Riley Absent 
Seth Gadinsky  Present Mercedes Rodriguez Present 
Horacio C. Huembes Absent Daniel Rogers Absent 
Frank Lago Present Mikhaile Solomon Absent 
William McRea Absent Jesus Vazquez Absent 

Carla Ascencio-Savola, Vice Chair, Present 
Steven “Max” Losner, Chair, Present 

Nathaly Simon, Miami-Dade Public Schools (non-voting), Absent 
Larry Ventura, Homestead Air Reserve Base (non-voting), Absent 

Department of Regulatory and Economic Resources (RER) Staff Present 

Planning Division 
Garett Rowe, Chief, Metropolitan Planning Section, Planning Division  
Manny Armada, Chief, Planning Research Section, Planning Division 
Robert Hesler, Planning Section Supervisor, Planning Research Section, Planning 
   Division 
Rosa Davis, Planning Section Supervisor, Metropolitan Planning 
Glenn Amoruso, Planning Development Manager 
Noel Stillings, Principal Planner, Metropolitan Planning 
Mark Dorsey, Principal Planner, Metropolitan Planning 
Rommel Vargas, Senior Planner, Metropolitan Planning 
Cindy Dwyer, Senior Planner, Metropolitan Planning  
Abby Diaz, Administrative Secretary, Metropolitcan Planning 

Other County Staff Present 
Eddie Kirtley, Assistant County Attorney, County Attorney’s Office 
Christine Velazquez, Assistant Division Chief, Code Coordination & Environmental 
   Initiatives Division, Department of Environmental Resources Management  
Ninfa Rincon, Chief, Code Coordination & Environmental Initiatives Division, 
   Department of Environmental Resources Management  
Carlos Lopez, Park Planner II, Miami-Dade County Parks, Recreation and Open 
  Spaces Department 
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CALL TO ORDER AND OPENING STATEMENTS  
 
The Planning Advisory Board (PAB) public hearing was opened at 2:07 PM by PAB Chair Losner, 
who introduced himself and following the Pledge of Allegiance, asked Staff to conduct a roll call. 
Ms. Noel Stillings, Principal Planner, conducted a roll call and determined there was a quorum 
present. 
 

PAB Chair’s Introductory Remarks and Chair’s Report 
 
Following the Pledge of Allegiance, Chair Losner reviewed the procedures and purpose of the 
public hearing and welcomed the public to the hearing on the October 2022 Cycle Application No. 
CDMP20220016 to amend the Comprehensive Development Master Plan (CDMP). 
 
Opening Statement by County Staff 
 
Mr. Garett Rowe, Chief of Metropolitan Planning, introduced himself and noted there was one 
agenda item that was deferred at the last PAB hearing, and presented the application.  
 
OCTOBER 2022 CYCLE APPLICATIONS 
 
Application No. CDMP20220016  
Mr. Garett Rowe, Chief of the Metropolitan Planning Section, presented the application. He 
explained that the ±108-acre application site is  part of the former Fountainbleau East Golf Course 
and is located on the south side of the Dolphin Expressway (SR 836) between NW 87th and NW 
97th Avenues. He noted that the application site is designated “Parks and Recreation” and 
“Medium Density Residential” (13 to 25 dwelling units per acre) on the CDMP land use plan map. 
The application site is subject to a covenant accepted by the BCC in 2005 that limits residential 
density to a maximum of 824 residential units within the northern portion of the property 
designated “Medium Density Residential” and the remainder of the site, designated as “Parks and 
Recreation” on the land use plan map, is limited by the covenant to open space. Currently, the 
north side of the former golf course is developed with 720 residential units.  
 
Mr. Rowe stated that the original application sought to: 1) amend the “Parks and Recreation” land 
use designation text to reduce the percentage of former golf course acreage (approximately 152 
acres) land that must be retained as open space from 50% to 25%; 2) modify the existing 2005 
covenant to allow for a ±17.6 acre parcel located in the northeast section of the application site to 
be developed with residential uses; and 3) Change the CDMP land use designation for the ±17.6 
acre parcel to “Medium Density Residential with One Density Increase,” which would allow up to 
60 dwelling units per acre on the parcel, or 1059 residential units.  
 
However, Mr. Rowe explained that the applicant has revised the requests.  Rather than seeking 
to redesignate the property to “Medium Density Residential with One Density Increase,” the 
applicant changed the request to “Medium Density Residential,” which is the same designation 
as the properties adjacent to the site and would allow up to 441 units instead of 1,059 units, as 
would be allowed under the original request. In addition, the applicant revised the proposed “Parks 
and Recreation” text amendment to limit the scope of the proposed change.   The original 
proposed text change would apply not only to the application site, but to all “Parks and Recreation” 
designated properties located along the six Strategic Miami Area Rapid Transit Plan (SMART) 
plan rapid transit corridors.  The applicant has now limited the scope of the amendment to 
properties located along SR 836, the Palmetto Expressway and I-95.  Preliminary analysis 
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conducted by the Planning Division indicates that approximately 243 acres of land designated as 
“Parks and Recreation” would be impacted by the proposed amendment, as revised. This includes 
the subject site.  

In addition to the text amendment, Mr. Rowe noted that the applicant has proffered a covenant 
limiting development to 1,199 residential units. This includes the previously approved 824 units 
and a maximum of 375 units on the ±17.6-acre parcel. The covenant further requires traffic 
improvements to NW 97th Avenue and Fontainebleau Boulevard, commits to setting aside 12.5% 
of the residential units for workforce housing, and addresses stormwater impacts.  It also requires 
compliance with the County’s tree removal requirements.   

Staff sees merit in the application due to its location within the Smart Plan corridor, where the 
County has adopted policies encouraging intensification and transit-oriented development but has 
several concerns that need to be addressed. Staff’s concerns include the following issues: 1) the 
text amendment reduces the land that must be retained as open space from 50% to 25%, more 
than half of what is currently required for the development; 2) the ±17.6-acre parcel is required by 
plat to be open space and provide stormwater management and drainage for adjacent 
development, but the applicant’s Area Drainage Study did not have sufficient data and analysis 
to assess the impacts; 3) the proposed text change could result in approximately ±21 additional 
acres of open space to be developed within the former Fountainbleau East Golf Course, though 
the applicant is only developing ±17.6 acres; 4) a total of 243 additional acres, including other 
affected areas outside of the subject property, could potentially be developed if the proposed text 
change were to be approved; and 5) development of the parcel could impact the federally 
threatened wood stork and the Florida Bonneted bat. As such, the Staff recommendation is to 
transmit the application to the State with the changes proposed by the applicant and with the 
proffered covenant limiting development to the conditions described above.  This would allow time 
for the applicant to address the above issues with the application: Mr. Rowe stated that staff would 
make a final recommendation once all of the data and analysis are received, should the 
application be transmitted for review to the State. 

Mr. Bill Riley, the applicant’s representative, made a presentation on behalf of Fontainebleau 
Lakes LLC.  Mr. Riley provided an overview of the various land use changes on the Fountainbleau 
Lakes East Golf Course over the years. He described the existing land uses and summarized the 
covenant modifications, noting that the original 2005 covenant allowed for development of 1,176 
residential units, as well as an educational facility.  In 2009, the covenant was modified to reduce 
the density to 824 residential units.  He explained that the proposed CDMP application proposes 
375 additional residential units, which including the 720 units already built on the site, would bring 
the total number of units to 1,199, or 23 more than originally allowed by the 2005 covenant.  Mr. 
Riley added that the subject site is located within half a mile of a Smart Plan Corridor and that the 
scope of the proposed text amendment was reduced to apply to limited areas along SR 836, the 
Palmetto Expressway and I-95 that meet the criteria.  He emphasized that the applicant made 
voluntary commitments in the proffered covenant that are not required but that will benefit the 
community, including roadway improvements,  workforce housing, and a commitment to dedicate 
land for a public park.  The proposed linear park would be located adjacent to the ±17.6 acre 
parcel and would include property with the FPL power lines. He elaborated further on the park 
proffer, showing a bubble diagram that depicts a playground, a dog park, soccer fields, and other 
amenities. 

Following the presentations, the Chair opened the public hearing for comment. A total of nine 
people spoke against the application, three were in favor. Those that spoke against the 
application voiced concerns regarding additional traffic congestion and access to the 
community, existing  
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by the project, and the loss of open space used for the community. There were also concerns and 
questions regarding the proposed linear park and who would construct and maintain such a 
facility. Those that were in favor of the application noted that the applicant had addressed their 
concerns regarding traffic issues by committing to provide improvements to NW 97th Avenue and 
Fontainebleau Boulevard. They were also in favor of the proposed linear park. 

After the Chair closed the public hearing, the Board discussed the item. Those in support of the 
application noted that the proposed linear park and the roadway improvements would greatly 
benefit the community. However, other members were concerned about the scope of the text 
amendment and encouraged the applicant to make the text changes site-specific. They were also 
concerned regarding the impact of the development on the area’s drainage infrastructure and 
questioned who would construct and maintain the proposed park. There were also questions on 
whether FP&L agreed to the park. Staff noted that additional data was needed to determine the 
full impact on drainage. As for the proposed park, staff indicated that the land may have possible 
contamination and that the County may or may not accept the dedication of park land, depending 
on its assessment of the property. The applicant responded to these comments by stating that 
they will construct and manage the park should the County not accept the dedication and that 
they will work with FP&L on obtaining agreement to use the property with the power lines as part 
of the linear park. They also agreed to try to narrow the spoke of the proposed text amendment. 
After some discussion regarding a motion to transmit the application to the State for review and 
possible conditions to include in the motion, the Chair called for a vote. 

The motion to Transmit with Change and with acceptance of the proffered Declaration of 
Restrictions [with the following conditions: 1) that ±3.4 acres of land be dedicated to the County 
for a public park and ±4 acres to the adjacent charter school; 2 )that the applicant be responsible 
for addressing any contamination found on the dedicated land; and 3) that a second access be 
provided on Fontainbleau Boulevard to enter the ±17.66-acre property. The change is to 
redesignate the property from “Parks and Recreation” to “Medium Density Residential” (13 to 25 
units per acre) and to revise the proposed amendment to the “Parks and Recreation” land use 
designation text], was moved by Board Member Rodriguez. Board Member Lago seconded the 
motion. The motion passed 5 to 1 as follows: 

Lynette Cardoch  Absent Michael Montiel Absent 
Carlos Diaz-Padron Yes J. Wil Morris Absent 
Eric Fresco Absent William Riley Absent 
Seth Gadinsky  No Mercedes Rodriguez Yes 
Horacio C. Huembes Absent Daniel Rogers Absent 
Frank Lago Yes Mikhaile Solomon Absent 
William McRea Absent Jesus Vazquez Absent 

Carla Ascencio-Savola, Vice Chair, Yes 
Max Losner, Chair, Yes 

NEW/OLD BUSINESS 

Ms. Stillings reminded the PAB to file their required financial disclosure forms, and that that their 
next meeting is scheduled for September 18, 2023 at 10:00 AM.  
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ADJOURNMENT 

Being no further business before the PAB, Chair Losner adjourned the meeting at 4:39 pm. 

Respectfully submitted,

___________________
Lourdes Gomez, AICP, Director
Department of Regulatory and
  Economic Resources  

Respectfully sub

_____________
Lourdes Gomez

for
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March 9, 2023 

VIA ELECTONIC MAIL 

Garett A. Rowe 
Department of Regulatory and Economic Resources 
Planning Division 
Stephen P. Clark Center 
111 N.W. 1st Street, 12th Floor 
Miami, Florida 33128-1902 

RE: Application to Amend the Comprehensive Development Master Plan 
Application Cycle: October 2022 
Applicant: Fontainbleau Lakes, LLC 

Dear Mr. Rowe, 

Please accept this letter as a memorialization of the Applicant’s previous request to defer 
the hearing on the above-referenced application before the Planning Advisory Board to its April 
3, 2023 agenda.  

Thank you for your attention to this letter. It is appreciated. 

By:  /s/ William W. Riley___________________ 
William W. Riley Jr., Esq. 
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March 29, 2023 

VIA ELECTONIC MAIL 

Garett A. Rowe 
Department of Regulatory and Economic Resources 
Planning Division 
Stephen P. Clark Center 
111 N.W. 1st Street, 12th Floor 
Miami, Florida 33128-1902 

RE: Application to Amend the Comprehensive Development Master Plan 
Application Cycle: October 2022 
Applicant: Fontainbleau Lakes, LLC 

Dear Mr. Rowe, 

Thank you for speaking with me this morning regarding the above-referenced application. 
The purpose of this letter is to request that the upcoming hearing on the application before the 
Planning Advisory Board, which is currently schedule for April 3, 2023, be reschedule to the 
PAB’s May 2023 hearing agenda. Approval of the requested deferral will allow the applicant 
additional time to continue ongoing discussions with the county’s professional staff and local 
stakeholders.  

We submit this letter request with the understanding that, barring unforeseen 
circumstances, this deferral will not alter the tentative hearing schedule before the Board of County 
Commissioner’s (which is presently scheduled for May 2023).  

Thank you for your attention to this letter. It is appreciated. 

By:  /s/ William W. Riley___________________ 
William W. Riley Jr., Esq. 
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April 26, 2023 

VIA ELECTONIC MAIL 

Garett A. Rowe 
Department of Regulatory and Economic Resources 
Planning Division 
Stephen P. Clark Center 
111 N.W. 1st Street, 12th Floor 
Miami, Florida 33128-1902 

RE: Application to Amend the Comprehensive Development Master Plan 
Application Cycle: October 2022 
Applicant: Fontainbleau Lakes, LLC 

Dear Mr. Rowe, 

Please accept this letter as the Applicant’s request to defer the hearing on the above-
referenced application before the Planning Advisory Board to its June 5, 2023 agenda.  

Thank you for your attention to this letter. It is appreciated. 

By:  /s/ William W. Riley___________________ 
William W. Riley Jr., Esq. 
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June 1, 2023 

VIA ELECTONIC MAIL 

Garett A. Rowe 
Department of Regulatory and Economic Resources 
Planning Division 
Stephen P. Clark Center 
111 N.W. 1st Street, 12th Floor 
Miami, Florida 33128-1902 

RE: Application to Amend the Comprehensive Development Master Plan 
Application Cycle: October 2022 
Applicant: Fontainbleau Lakes, LLC 

Dear Mr. Rowe, 

As you are aware, Section 2-116.1(3)(h), requires the Board of County Commissioners to 
hold a public hearing within 180 calendar days after the Application filing period unless the 
Department Director extends the time at the Applicant’s request. By and through this letter, dated 
June 1, 2022, we are requesting that the Director approve a deferral of the Board of County 
Commissioners' public hearing through July 27, 2023, to enable us to continue work with County 
agencies and neighborhood stakeholders concerning the Application. 

Thank you for your attention to this letter. It is appreciated. 

By:  /s/ William W. Riley___________________ 
William W. Riley Jr., Esq. 
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, 2023 

VIA ELECTONIC MAIL 

Garett A. Rowe 
Department of Regulatory and Economic Resources 
Planning Division 
Stephen P. Clark Center 
111 N.W. 1st Street, 12th Floor 
Miami, Florida 33128-1902 

RE: Application to Amend the Comprehensive Development Master Plan 
Application Cycle: October 2022 
Applicant: Fontainbleau Lakes, LLC 

Dear Mr. Rowe, 

As you are aware, Section 2-116.1(3)(h), requires the Board of County Commissioners to 
hold a public hearing within 180 calendar days after the Application filing period unless the 
Department Director extends the time at the Applicant’s request. By and through this letter, dated 
June 26, 2023, we are requesting that the Director approve a second deferral of the Board of County 
Commissioners' public hearing through October 1, 2023, to enable us to continue work with 
County agencies and neighborhood stakeholders concerning the Application. 

Thank you for your attention to this letter. It is appreciated. 

By:  /s/ William W. Riley___________________ 
William W. Riley Jr., Esq. 
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From: Phyllis Winnick <winnick8400@gmail.com>  
Sent: Friday, February 17, 2023 6:08 PM 
To: Donderiz, Alain (RER) <Alain.donderiz@miamidade.gov> 
Subject: Application # COMP20220016 

EMAIL RECEIVED FROM EXTERNAL SOURCE 

Dear Mr. Donderiz, 

Re the notice that was sent out regarding the application referenced above, I would like to know exactly 
what the application means for the residence of the area described in the letter.  In plain language, what 
is being proposed, what does it mean for the residents in that area, and, especially, will it create more 
traffic if adopted?   

I would greatly appreciate a timely response to these questions.    Thank you. 

 Phyllis Winnick 

 840 NW 87th 
Ave., #102 
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From: Yy Xx <senky47@gmail.com>  
Sent: Thursday, February 23, 2023 9:19 AM 
To: Mayor <mayor@miamidade.gov> 
Subject: Application No. CDMP20220016 (Fountainblue Lakes LLC) 

EMAIL RECEIVED FROM EXTERNAL SOURCE 
Honorable Mayor de Miami-Dade County, 

Le escribo para que haga llegar esta opinión sobre la propuesta de CDMP Standard Amendment que 
desea convertir un área 147 Acres de Parks and Recreation en un área de Medium Density Residential 
with One Density Increase. 
Esto conlleva a la destrucción de una zona de hermosa área verde. Asimismo se  duplicaría el 
movimiento vehicular de la zona, incluyendo Flagler St, 87 Ave, y otras vías que  ya tienen tiempos de 
espera de más de 25 minutos en las horas picos.  
Además debe recordarse que estas áreas verdes son ocupadas mayormente por lagos que disminuyen 
los efectos de inundación para lluvias de 5% de probabilidad (son las lluvias de más ocurrencia, no 
eventos extremos). 
No es responsable proponer estos cambios de zonificación sin un serio estudio de impacto de 
inundacion y trafico vehicular.  
Y QUE SE HAGA LA PROPUESTA SIN NECESIDAD DE UN PUBLIC HEARING.   

Respetuosamente, 

Armando Jo Chao P. E. 
8001 SW 5 St 
Miami, FL 33144 
305 763 5961 

PD Sigo buscando como escribirle mis preocupaciones a nuestro Comisionado Kevin Cabrera. 
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From: M A Sarno
To: Pelaez, Juan C. (RER)
Subject: Fwd: Fontainebleau application concerns
Date: Monday, March 13, 2023 3:20:33 PM

EMAIL RECEIVED FROM EXTERNAL
SOURCE

Dear Mr. Pelaez,
In addition, I found this article (see link below) where it is stated that the Group owns that 17
acres piece of land. I would like to know, please, to whom the totality of the land belongs.

Thank you again for your attention.

Terra, Shoma Group Propose Apartment Project in Fontainebleau (therealdeal.com)

Maria A. Sarno

---------- Forwarded message ---------
De: M A Sarno <masarno2016@gmail.com>
Date: seg., 13 de mar. de 2023 às 15:00
Subject: Fontainebleau application concerns
To: Pelaez, Juan C. (RER) <Juan.Pelaez@miamidade.gov>

Dear Mr. Pelaez,

The reason for my email today is to express our concerns and kindly ask you for some
clarifications regarding the application CDMP20220016, as I understand, you are the Project
Manager assigned to it.

Many of us, homeowners and residents in the Fontainebleau area, are very concerned about
the recent zoning modification application submitted by Fontainebleau Lakes, LLC. We are
very disappointed in the fact that this proposal is being considered at all, since, back in 2005, it
had been promised to our community that, after the disastrous construction approval of a
Walmart / L.A. Fitness shopping mall behind our condominiums, all the remaining green areas
adjacent to our apartments were going to stay untouched.  This area is cherished by hundreds
of families and individuals, who utilize it daily as a source of recreational and fitness
activities, which as we all know, greatly benefit our physical and mental health.  In addition,
the presence of wildlife in the (remaining) area adds to its natural beauty, and allows adults
and children to see and learn firsthand about wild animals and wild habitats  Some of us
regularly remove trash from the area ourselves, to keep it nice and enjoyable for all, and
preventing debris to end up in nearby bodies of water.  Most importantly, there is also a social
implication. Miami-Dade County, like many communities around the country, struggles with
enormous social issues, such as crime rate and drug and alcohol addiction, which are
extremely connected to mental health.  Parks, Recreation, and Open Spaces provide an
immense contribution to the mental health of our residents, and we, the public, the taxpayers,
want this contribution to increase, and not the opposite.

That being said, and you being the application Project Manager, I'd like to ask you for a
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couple of clarifications, hoping that you'll have a few minutes to spare. My apologies for
asking very basic questions; I have no prior knowledge of the subject, and I am not
familiarized with the application terminology.
1- As I understand, all areas marked by an interrupted line on the notification map (attached),
except by the Walmart/LA Fitness mall, are part of PROS, is that correct? Or does Shoma
Development, LLC owns those 17 acres they are planning to develop? In this case, it is Shoma
trying to just change its designation to build on it?

2- Besides building on these 17 acres, this application also asks for a countywide change/
reduction on restricted areas bordering rapid transitways (in our case, I believe is the SR 836).
Is that correct? If that gets approved, and I read the map correctly, Shoma Development (I
believe that's the company in charge) would be filling the largest and most gorgeous lake in
this portion of land, which is surrounded by a beautiful green area, where families regularly
gather for free outdoor recreational and relaxing fun gatherings, as well as sports activities
with their children. A lawyer for Shoma told one of my neighbors on one occasion, that all this
land surrounding the lakes, and the lakes, is private property.

Thank you so much in advance for your attention, and again I hope you find a couple of
minutes to help me with these questions,

Maria A. Sarno
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From: Lisett Fernandez-Montero
To: Davis, Rosa (RER); Diaz, Abby (RER); senky47@gmail.com; winnick8400@gmail.com; masarno2016@gmail.com;

gc@cuadralaw.net; aparicioquero@gmail.com; edwardaparicio@gmail.com; my7power;
edwardaparicio@gmail.com; lemusarno@gmail.com; natasha.casanova@anixter.com; nima_nekoie@yahoo.com;
treasurerlassevillas@gmail.com; De Torres, Mayra [GMAIL]; uspureenergy@gmail.com; taboreli@bellsouth.net;
abanais@aol.com; cloydelvalle@icloud.com; lojeda1@hotmail.com; walterarnao@hotmail.com;
carlos202@hotmail.com; William W. Riley; carlf.muller@aol.com; Alexander Zust; nottati@hotmail.com;
miamivonne@gmail.com; bibitamayo@gmail.com; orlan300@hotmail.com; taboreli@bellsouth.net;
nima@tauyeng.com; Nima Nekoie; masarab2016@gmail.com; lairave@gmail.com; Felix Murillo;
carlos23uu@gmail.com; gmusasao@gmail.com; fred.garciacarjaya@hotmail.com; z-uny@hotmail.com;
laura_bia@hotmail.com; Anune027@gmail.com; hjovanovic@gmail.com; paocalero@yahoo.com;
bcastellanos16@gmail.com; Jochy07@yahoo.com; edithr16@hotmail.com; valeria.maluff@gmail.com;
vallejorene@gmail.com; rci121302@yahoo.com; MIGUELIGS@YAHOO.COM; Djmansuarez@hotmail.com;
clei33154@gmail.com; Edwardaparicio@gmail.com; ana.quero@yahoo.com; ginamvasquez@icloud.com;
my7power; Luis Ernesto Ojeda

Cc: District10
Subject: RE: NOTICE: Fontainebleau Lakes LLC hearing June 5, 2023
Date: Monday, June 5, 2023 8:38:34 AM
Attachments: image002.png

image003.png
image004.jpg
Statement Opposing to Application No CDMP20220016 from Fontainbleau Lakes LLc with signatures.pdf
Public Survey-Signatures_compressed.pdf
Las Sevilla"s signatures.pdf

Importance: High

EMAIL RECEIVED FROM EXTERNAL
SOURCE

Dear County Representatives,

I am reaching out on behalf of several residents in our community who have expressed their
concerns regarding the inconvenient timing and location of the scheduled meetings (during work
hours and requiring in-person attendance). They have requested that I share their signed petitions
to convey their opposition to Shoma's request.

These signatures are just a fraction of the many homeowners who are actively gathering more
signatures. Additionally, we would like to provide you with a link that demonstrates the community's
strong and unwavering opposition to Shoma's request.

It is uncertain whether you will receive the other signatures via email or if you will hear about them
through the news and other channels. However, one thing is certain: the residents are determined
to make their voices heard. They have placed their trust in the current politicians to represent their
interests rather than simply catering to the demands of a vendor.

https://we.tl/t-BCBZvSDWkd 
https://we.tl/t-BCBZvSDWkd

On behalf of our communities!

Kind Regards,

Lisett Fernandez Montero, LCAM, BK
Senior Property Manager 
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