
Miami-Dade County Department of Regulatory and Economic Resources
staff Report to the Board of county commissioners

PH: 215-012 n5-6-CC-2) June 18,2015
Item No.2

Recommendation Summary
Gommission District 10

The SEED School of Miami Foundation. lnc.
Summary of
Requests

The applicant seeks approval of a Special Exception request in order
to permit a charter school with dormitories for 400 students in grades
6th - 12th. Additionally, the applicant seeks to permit a building setback
less than required and higher than permitted, to permit a higher lot
coverage and fewer number of trees, to permit parking within 25' of the
right-o!-way and to permit a fence with more height than permitted.

Location 11025 SW 84 Street, Miami-Dade County, Florida.
Property Size 8.9 acres

Existihg Zoning GU, Interim District
Existing Land Use Educational facility
2020:-2030 GDIr'tP
Land UCe
Designation

lnstitutions, Utilities and Communication
(see attached Zoning Recommendation Addendum)

Gomprehensive
Plan Gonsistency

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

Applicable Zoning
Code Section(s)

Section 33-31 1(AX3), Special Exception, Unusual use and New Uses,
Section 33-31 1(AX4Xb) Non-Use Variances From Other Than Airport
Regulations,
(see attached Zoning Recommendation Addendum)

Recommendation Approval with conditions of requests #1, #3, #4, #6 and #7, and
withdrawal without preiudice of requests #2 and #5.

REQUESTS:

(1) SPECIAL EXCEPTION to permit a charter school with dormitories.

(2) NON-USE VARIANCE to permit a Gymnasium/Student Dining building setback 35.4" (50'
required) from the interior side (east) property line.

(3) NON-USE VARIANCE to permit a building with 3 stories (2 stories permitted) and with a
height of 51' (35' permitted).

(4) NON-USE VARIANCE to permit a lot coverage of 22o/o (15o/o permitted).

(5) NON-USE VARIANCE to permit 229 lot trees (251 required).

(6) NON-USE VARIANCE to permit parking within 25' of the right-of-way (not permitted).

(7) NON-USE VARIANCE to permit an 8' high vinyl chain link fence (6' high maximum permitted)
along the north, south, east and west property lines and to permit the 8' high vinyl chain link
fence within 10' of the edge of a driveway leading to a public right-of-way (2.5' maximum
height permitted).
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Plans are on file and may be examined in the Department of Regulatory and Economic Resources
entitled "The Seed School of Miami-Zoning" as prepared by Marks, Thomas Architects, consisting
of 22 sheets and landscape plans entitled "Seed School of Miami" as prepared by James Santiago
Landscape Architect, consisting of 12 sheets, all sheets dated stamped received 514115 for a total
of 34 sheets. Plans may be modified at public hearing.

PROJEGT DESGRIPTION AND PROJEGT HISTORY AND:

The subject property is a part of a larger 164-acre tract of land that received several approvals in
1970s and 1980s. Specifically, in 1974, pursuant to Resolution #R-1454-74,the subject property
was approved by the Board of County Commissioners (BCC) for the establishment of proposed
human service related facilities. In 1982, the participating agencies and departments requested
additional allocation of acreage based on the future needs to accommodate their activities for
additional educational facility building uses, which included adult daycare, after school and youth
development, school for children with disabilities, among others, pursuant to Resolution #R-541-
82. Said resolution identified then-existing educational facilities on the Kendall Home Area
property such as the Haven School, the Kendall Children's Home and the Board of Public
Instruction Site, two of which included student dormitories.

The applicant seeks to permit a unique charter school with dormitories, which will require the
students to reside on the property during the school week. The submitted plans depict the
proposed 6th - 12tfi grade charter school on the 8.9-acre subject property abutting SW 84 Street
located to the south. Said plans indicate the proposed school comprised of five (5) buildings;
Building lwill be utilized foradministration/classrooms and will be located centrally; Building llwill
house the middle school which will include classrooms and dormitories and will be located
towards the north of the subject site; Building lll will house the High School which will include
classrooms and dormitories and will be located towards the south facing SW 84 Street; Building
lV will be the Gymnasium/student dinning and will be located towards the east property line; and
finally, Building V will house staff and will be located on the northeast corner of the subject
property. A large parking area is shown along the south, west and north portions of the site.
Adequate landscaping is provided along the perimeter of the site with the exception of ingress
and egress areas and it is also provided throughout the site.

N EIGH BORHOOD C HARACTERISTICS

Zoning and Existing Use Land Use Designation

Subiect Property GU; educational facility Institutions, Utilities and
Communication

North GU; educational facility Institutions, Utilities and
Communication

South RU-4L; apartments Medium Density Residential
13 to 25 dua

East GU; educational facility Institutions, Utilities and
Communication

West GU; educational facility Institutions, Utilities and
Communication
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NEIGH BORHOOD GOMPATIBILITY:

The 8.9-acre subject property is located at 1 1025 SW 84 Street and is abutting educationalfacility
uses to the north, east and west. Apartments exist to the south.

SUMMARY OF THE IMPAGTS:

The approval of this application will allow the applicant to provide the community with additional
education services for up to 400 students. However, the proposal could have visual, aural and
traffic impacts on the sunounding residential area.

COMPREHENSIVE DEVELOPMENT MASTER PLAN ANALYSIS:

The subject property is designated as Institutions, Utilities and Gommunication on the
Comprehensive Development Master Plan (CDMP) Land Use Plan (LUP) map. Staff notes that
the applicant is requesting approval of a charter school with dormitories for 400 students in grades
6th - 12th, along with ancillary non-use variances. Staff opines that approval of the requested
Special Exception request to permit a charter school with dormitories, along with ancillary non-
use variances as discussed in the zoning analysis below, would be consistent with the CDMP
Land Use Plan map lnstitutions, Utilities and Communication designation of the subject
property, which permits schools.

ZONING ANALYSIS:

When analyzing request#1, to permit a charter school with dormitories for 400 students in grades
6tn - 12s underSection 33-311(AX3) Special Exceptions, Unusual Uses and New Uses, based
on the foregoing analysis, staff is of the opinion that the approval of the request with conditions
would be compatible with the sunounding area. Further, staff opines that based on the
memoranda submitted by the departments reviewing the application, approval of the request
would not have an unfavorable effect on the economy of Miami-Dade County, will not tend to
create a fire or other equally or greater dangerous hazard. The Division of Environmental
Resources Management of the Department of Regulatory and Economic Resources
memorandum indicates that approvalwill not result in a reduction in the LOS standards for potable
water service, wastewater disposal, or storm water management. Additionally the memorandum
from the Miami-Dade Fire Rescue Department does not indicate that this request will have a
negative impact on fire rescue services in the area. Staff notes that the memoranda submitted by
the Departments of Park, Recreation and Open Spaces, Water and Sewer, and Transit indicate
no objection to the application. Based on the aforementioned department memoranda and on the
further analysis below, staff opines that the request will not result in, among other things,
excessive noise or provoke excessive overcrowding of people or cause undue or excessive
burden on public facilities.

As part of this application, the applicant submitted a Traffic lmpact Study, Site plans and a School
Traffic Operations Plan to the Traffic Engineering Division (TED) of the Public Works and Waste
Management (P!AA|/M) to review. The P\ AruM has indicated in its memorandum dated April 13,
2015, that the application will generate 66 PM Peak Hour trips based on the Institute of Traffic
Engineering (lTE) standards, which will not exceed the Level of Service (LOS) on the surrounding
roadways. Therefore, its memorandum indicated that the application meets the Traffic
Concurrency criteria. Staff notes that to mitigate any potential traffic impact the charter school
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will be required to comply with the Traffic Operations Plan submitted to the Traffic Engineering
Division (TED) of the Public Works and Waste Management (PW\ru$. For example, the Traffic
Operations Plan indicates that the school may be allowed to operate with a minimum of one arrival
and dismissal shift, that the existing school speed zone is required to be improved along the
school's frontage road (SW 84 Street) and that the school shall construct all off-site improvements
prior to the school opening, among others. As such, staff opines that there is ample space to
accommodate traffic queuing on site. Based on the aforementioned analysis, staff opines that
approval with conditions of the application would not have a negative impact on traffic on the
abutting roadways and would be compatible with the sunounding area.

Staff further opines that the proposed charter school use with dormitories for 400 students in
grades 6tn - 12h is compatible with the area given that the bulk and scale of the structures are
similar to the abutting residential developments and educational and institutional uses; the
proposed school provides adequate access to the property, and exceeds the minimum parking
requirements, which the applicant has provided 3 more parking spaces than the required 150
parking spaces for the 400 students and staff of the proposed charter school. Therefore, when
considering the necessity for and reasonableness of the applied for use in relation to the present
and future development of the area and the compatibility of the applied for use with the area and
its development, staff opines that the proposed charter school is compatible with the same based
on the reasons stated above. As such, staff recommends approvalwith conditions of request
#1 under Section 33-311(AX3) Special Exceptions, Unusual Uses and New Uses.

Staff notes that the submitted revised site plans illustrate the Gymnasium/Student Dining building
in compliance with the required 50' setback distance from the interior side (east) property line
(request #2). Additionally, said revised plans also show compliance with the required number of
lot trees (request #5). Therefore, staff recommends withdrawal without prejudice of requests #2
and #5.

When requests #3,H, #6 and #7 are analyzed underthe Non-UseVariance (NUV) From Other
Than Airport Regulations Standards, Section 33-31 1(AX4Xb), staff is of the opinion that approval
of same would be compatible with the sunounding area and would not be detrimental to the
neighborhood.

Staff supports request #3, to permit a building with 3 stories (2 stories permitted) and with a height
of 51' (35' permitted). Staff notes that there are two buildings with said height; one building
housing the Middle School located along the north property line and another building housing the
High School located along the south property line. Staff opines that the proposed height is
compatible with the existing 3-story high residential development to the south and the existing 3-
story high school educational facility located to the north. Further, staff opines that the height of
the proposed buildings will be transitional to the residential apartments to the south. Additionally,
staff opines that the increase in lot coverage (request #4) is minor and would not create any visual
impact on the surrounding properties. Further, staff opines that any visual impact of the proposed
buildings and increased lot coverage would be further mitigated by the proposed landscaping and
the overall design of the proposed buildings intemal to the site.

Staff notes that the requested parking within 25' of the right-of-way (request #6) is located along
the front (south) property line. In staffs opinion, this also will be mitigated by the aforementioned
proposed landscaping along said property line. Additionally, staff opines that request #7, to permit
an 8' high vinyl chain link fence (6' high maximum permitted) along the north, south, east and
west property lines and to permit the 8' high vinyl chain link fence within 10' of the edge of a
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driveway leading to a public right-of-way (2.5'maximum height permitted), is minor and would not
create any impact on the vehicles entering or leaving the property or vehicular traffic along this
section of SW 84 Street, and also adds curb appeal to the subject property. Additionally, staff
notes that the Platting and Traffic Review Section of RER does not object to these requests.

Staff further opines that the overall design of the proposed buildings and location provide for a
cohesive campus for the proposed charter school because the fagade and scale are designed to
match that of the existing surrounding educational and institutional community to the west, north
and east, as well as the 3-story apartments to the south. Therefore, staff recommends
withdrawal without prejudice of requests #2 and #5, and approval with conditions of
requests #3 and #4,and #6 and #7 underSection 33-311(AX4Xb), Non-Use Variance (NUV)
From Other Than Airport Regulations Standards.

ACCESS. GIRCULATION AND PARKING: The submitted plans indicate two (2) ingress/egress
drives along the western property line and along the southem property line abutting SW 84 Street.
The applicant has provided 3 more parking spaces than the required 150 parking spaces for the
400 students and staff of the proposed charter school.

NEIGHBORHOOD SERVICES PROVIDER REVIEW: See attached.

OTHER: Not applicable.

RECOMMENDATION:

Approval with conditions of requests #{, #3, ffi, #5 and #7, and withdrawal without
prejudice of requests #2 and #5.

CONDITIONS FOR APPROVAL:

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

2. That in the approval of the plan, the same be substantially in accordance with that submitted
for the hearing entitled "The Seed School of Miami-Zoning" as prepared by Marks, Thomas
Architects, consisting of 22 sheets and landscape plans entitled "Seed School of Miami" as
prepared by James Santiago Landscape Architect, consisting of 12 sheets, all sheets dated
stamped received 514115 for a total of 34 sheets, except as herein modified to provide 251
lot trees.

3. That the use be established and maintained in accordance with the approved plan.

4. That the applicant submits to the Department of Regulatory and Economic Resources for
its review and approval a landscaping plan which indicates the type and size of plant
material prior to the issuance of a building permit and to be installed prior to the issuance of
a Certificate of Occupancy.
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8.

5.

6.

7.

9.

10.

11.

12.

13.

That the applicant shall comply with all of the applicable conditions, requirements,
recommendations, requests and other provisions of the Public Works and Waste
Management Department as may be contained in its memorandum dated April 13,2015.

That in the event the use of the dormitories ceases, the applicant shall be required to re-
evaluate the existing Traffic Operation Plan (TOP) and seek approval of same by the Public
Works and Waste Management Department.

That the applicant comply with all the applicable conditions, requirements,
recommendations, requests and other provisions of the Division of Environmental
Resources of the Department of Regulatory and Economic Resources as contained in its
memorandum dated May 21,2015.

That the applicant preserve specimen trees labeled 3,4,5, 46 and 61 in their current location
and preserve and relocate specimen trees labeled 20, 38 and 65 within the subject property
as depicted in revised landscape plan entitled "SEED School of Miami", prepared by James
Santiago, dated May 4, 2015, stamped received on May 4,2015 pursuant to Section 24-
49.2(llx2) of the Code of Miami Dade County. The applicant shall modify construction
building permit plans, if necessary, to prevent any improper cutting or pruning and to prevent
any damage to the specimen trees.

That the applicant execute a specimen tree covenant to preserve these specimen trees
being preserved in their present locations.

That the applicant obtain a Miami-Dade County Tree Removal/Relocation permit prior to the
removal and/or relocation of any trees on the subject site.

That in addition to the landscaping indicated in the plans, the applicant shall install a hedge,
18" high at the time of planting, which shall grow to and be maintained at a maximum height
of 4' along the exterior of the fence abutting the roadway to the south.

That the applicant submit a DERM approved endangered species survey and as a condition
of any demolition/development permits for this project because of the potential presence of
protected bat species in the structures on-site.

That the applicant obtain a Certificate of Use from and promptly renew the same annually
with the Department of Regulatory and Economic Resources, upon compliance with all
terms and conditions, the same subject to cancellation upon violation of any of the
conditions.

That the school gates be opened at least 45 minutes prior to the arrival and dismissal times.
That at the time of Certificate of Use renewal and each subsequent renewal, the owner shall
submit to the Department of Regulatory and Economic Resources a letter from the principal
of the school detailing the number of students and the grade levels that are currently enrolled
in said facility.

That the charter schoot use be limited to grades 6th - 12th and be limlted to a maximum of
400 students.

14.
15.

16.
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17. That the owner shall have trained personnel on site to manage the traffic operations during
the anival and dismissal period.

18. That at the time of Certificate of Use renewal and with each subsequent renewal, the owner
shall submit to the Department of Regulatory and Economic Resources a letter or approved
form from the Public Works and Waste Management Department showing that the school
facility is in compliance with the traffic impact study and the TOP that was submitted as part
of the hearing application.

19. That no outside speakers other than in connection with emergency systems shall be
permitted on the property.

20. That the waste pick-up for the charter school shall be performed by a private commercial ,

entity and shall be limited to pick-up between the hours of g:00 a.m. and 4:00 p.m., Monday
through Friday, except during anival and dismissal times.

21. That night activities and/or special events shall be limited to twelve (12) events per year and
shall end no laterthan 10:00 PM.

22. That the outside lighting shall be permitted with the proper shielding according to Miami-
Dade County Code.

23. That if the charter school fails after establishment, the owner, within thirty-six months of the
charter school's closure shall:

a) Cause the charter school to be in full compliance with all zoning regulations applicable
to the Property allowing a use other than the charter school.

b) Transfer the operation of the charter school to another charter school operator or to the
Miami-Dade County School Board after securing the necessary approvals from the
Miami-Dade School Board; or

c) Convert the charter school to a permitted use within the zoning district applicable to the
property, provided said use has first been authorized through the issuance of the
appropriate permits from the Department; or

d) Secure necessary public hearing approvals to convert the charter school to a use not
otherwise permitted within the zoning district applicable to the property.

NK:MW:NN:CH:JV

Miami-Dade County Department of
Regulatory and Economic Resources
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GoMPREHENSTVE DEVELOPMENT MASTER PLAN (CDMP) OBJECTTVES,
POLICIES AND INTERPRETATIVE TEXT

NEIGHBORHOOD SERVICES PROVIDER COMMENTS*
Division of Environmental Resources Management
(RER)

No objection

Plattinq and Traffic Review Section (RER) No obiection
Parks. Recreation & Open Spaces No obiection
Fire Rescue No obiection
Police No obiection
Schools No obiection
*Subiect to conditions in their memorandum.

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

The Plan map illustntes for information purposes, only the location of major instifutiona/ uses,
communication facilities and utilities of major significance. Depicted are such uses as major
hospda/g medicalcomplexes, colleges, universities, rcgionalwatersupply, antennafrelds, rcdio
and television broadcast fowers, wastewater and so/id waste utility facilities such as fhe
resourues recovery plant, major govemment office centerc and military installations. The full
range of instifutions, communications and utilities may be allowed underthis land use category.
Offices are also allowed in this map category. lntemally integrated business areas smaller than
5 acres in size or up to 10 percent of the floor area of an insfitutional, public facility or offtce use
may also be approved in this map category. lf the owner of land designated as lnstitutions,
Utilities and Communications chooses to develop the land for a different use and no public
agency intends fo use the site for a public facility, the land may be developed for a use or a
denstty comparable to and compatible with sunounding development prcviding that such
developmenf is cong.sfenf with the goalg objectives and policies of the CDMP especially Policies
LU-4A and LU-48,

PERTINENT ZONING REQUIREMENTS/STANDARDS
33-311(A)(3)
Special
er.ceptions,
unusual and
new uses

Specia/ exceptions (for all applications otherthan public chafter schools), unusual and new uses.
Hear application for and gnnt or deny special exceptions, except applicafions for public chafter
schoo/s; that is, fhose excepfbns permitted by the regulqtions only upon apprcval after public
heaing, new uses and unusual uses which by the rcgulations are only permitted upon approval
after public hearing; provided the applied for exception or use, including exception for site or plot
plan apprcval, in the opinion of the Community Zoning Appeals Board, would not have an
unfavorable effect on the economy of Miami-Dade County, Florida, would not genercte or rcsult in
excessiye noise or traffic, cause undue or excessive burden on public facilities, including waten
sewer; solid wasfe disposal, rccreation, transportation, sfreefs, roads, highways or other such
facilities which have been construc:ted or which arc planned and budgeted for construction, are
accesslble by private or public roads, sfreefs or highways, tend to create a fire or other equally or
greater dangercus hazatds, or prcvoke excessiye overcrowding or concentrction of people or
population, when considering the necessify for and rcasonableness of such applied for exception
or use in relation to the prcsent and futurc development of the area concemed and the compatibility
of the applied for exception or use with such arca and its development. For puryoses of public
heaing, a sife plan shall he considered one (1) specialexception, and upon approval of a site plan
by the Community Zoning Appeals Boad and/orthe Boad of County Commissioners, all non-use
variances incorponted within and reflected upon the site plan shall be considered a paft thereof,
and official approval of the site plan shall constitute apprcval of all such non-use vaiances, unless
otherwise so moved bv the anprcvino boafi.

33-311(A)(4)(b)
Alon-Use
Variances From
Other Than
Airport
Requlations

LJpon appeal or dircct application in specific cases, the Boad shall hear and gnnt applications for
non-use vaiances frcm the ferms of the zoning and subdivision rcgulations and may grant a non'
use vaiance upon a showing by the applicantthatthe non-use variance maintains the basic intent
and putpose of the zoning, subdivision and other land use rcgulations, which is to prctect the
general welfare of the public, particularly as it affects the stability and appearance of the community
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