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Zoning History 
Pre-2002 incorporation: 

 
• 1946:   Land is zoned 

 
• 1983:     1485 units granted by the courts as dev. cap

   
• 1985: Approved for Burger King headquarters and 

  designated as commercial with small  
  residential component 
 
 Post Incorporation: 

 
• 2005:  Charrette commissioned by Dover Kohl  

 
• 2008:   Density capped at (only in area shaded  

    blue): 
 

        1)    100 townhomes  
        2)    240 age restricted units 
                          3)    60 multi-family units   
          4)    315,000 square feet of commercial uses 

 
 

• 2009: Resolution to purchase land with match  
  from Miami-Dade county EEL program 
 

• 2014: Resolution to approve 41 homes submitted 
  but deferred 
 

• 2016:  Area modified to remove development rights 
  from orange shaded area, reduce density 
  and traffic 

        denotes area zoned VMU 
 
        denotes area zoned interim  



Charette 2005 results: 
• Commissioned to Dover Kohl and Partners for a 

community that had the following: 
 

• Senior living facilities above garage 8 stories total, 
300 units 
 

• Private School 84,000 square feet for 600 students 
 

• Boutique hotel 61,990 square feet which is 
equivalent to 300 rooms 
 

• Retail for 15,819 square feet 
 

• Residential for 393,811 of approx. 191 units 
 

• Public facilities 33,811 square feet for government 
purpose 
 

• 16,000 square feet at Old Cutler Road in protected 
areas for fire station 
 
 
 
 
 
 

 



VMU Zoning District 
Created in 2008 

O r d i n a n c e  0 8 - 0 9 ,  J u n e  8 ,  2 0 0 8  

• C r e a t i n g  V i l l a g e  M i x e d  U s e  ( V M U )  D i s t r i c t  

• P e r m i t t e d  U s e s :  

• U p  t o 1 0 0  m u l t i f a mi ly  r e s i d e n t i a l  
r o w h o u s e / t o w n ho us e  u n i t s  

• U p  t o  3 0 0  s e n i o r  m u l t i f a mi l y  h o u s i n g  u n i t s  
(complying with Sec. 760.29 FS) 

• 3 1 5 , 0 0 0  s q u a r e  f e e t  o f  h o r i z o n t a l  o r  v e r t i c a l  
m i x e d  u s e  b u s i n e s s  a n d  o f f i c e ,  w i t h :  

• 2 0  e n u m e r a t ed  u s e s  i n c l u d i n g  h o t e l  

• O t h e r  b u s i n e s s / o f f ic e  u s e s  b y  V i l l a g e  
C o u n c i l  A p p r o v a l  

 

        denotes area zoned VMU 
 
        denotes area zoned interim  



2008 area zoned interim 
• M i a m i - D a d e  C o u n t y  h a d  a  

g r a n t e d  r i g h t  t o  1 4 0  u n i t s  i n  
t h i s  s a m e  a r e a  b a c k  i n  1 9 8 5  

• O r a n g e  a r e a  h a d  a  a p p l i c a t i o n  
s p o n s o r e d  b y  S h e l l y  S t a n c z y k  
a l l o w i n g  4 1  r e s i d e n t i a l  u n i t s  t o  
b e  b u i l t .  T h e  l a n d  w a s  z o n e d  f o r  
2 2 0  u n i t s ,  t h i s  i t e m  w a s  
d e f e r r e d .  

• O r a n g e  a r e a  w a s  d e t e r m i n e d  b y  
t h e  V i l l a g e  o f  P a l m e t t o  B a y ’ s  
P l a n n i n g  D e p a r t m e n t  a n a l y s i s  t o  
h a v e  r i g h t s  t o  8 5  u n i t s  i n  e a r l y  
2 0 1 6  

• T h e  l a n d  i s  h o m e  t o  P i n e  
R o c k l a n d  w h i c h  l e s s  t h a n  2 %  
r e m a i n  o f  t h i s  v i t a l l y  i m p o r t a n t  
s e n s i t i v e  e n v i r o n m e n t  

Light Blue 
area Zoned 
for 400 units 

        denotes area zoned VMU 
 
        denotes area zoned interim  



2009 Resolution requesting 
purchase of land 

• I n  2 0 0 9  u n d e r  R e s o l u t i o n  0 9 - 1 1  
s p o n s o r e d  b y  E u g e n e  F l i n n ,   
p r o p o s e d  p u r c h a s i n g  t h e  o r a n g e  
a r e a  f o r  e n v i r o n m e n t a l  p u r p o s e s  
w i t h  M i a m i - D a d e  C o u n t y  E E L  
p r o g r a m .  T h e  R e s o l u t i o n  p a s s e d  
b u t  w a s  n e v e r  f o l l o w e d  u p  o n  b y  
f u t u r e  a d m i n i s t r a t i o n s .  

Light Blue 
area Zoned 
for 400 units 

        denotes area zoned VMU 
 
        denotes area zoned interim  



2014 ordinance for approval of 
units in orange area 

• I n  2 0 1 4 ,  t h e n  M a y o r  S h e l l y  S t a n c z y k  
p r o p o s e d  a l l o w i n g  c o n s t r u c t i o n  o f  
4 1  h o m e s  i n  t h i s  e n v i r o n m e n t a l l y  
p r o t e c t e d  a r e a  a n d  r a i s i n g  t h e  
d e n s i t y  c a p  t o  2 2 0  u n i t s  s e e  m a p s  
b e l o w :  Light Blue 

area Zoned 
for 400 units 

        denotes area zoned VMU 
 
        denotes area zoned interim  



VMU Zoning District 2016 
 

 V i l l a g e  r e d u c e d  d e v e l o p m e n t  r i g h t s  
i n  t h e  o r a n g e  s h a d e d  a r e a  t o  8 5  
u n i t s  a n d  t r a n s f e r r e d  t h e s e  r i g h t s  t o  
t h e  V M U  d i s t r i c t  

 V i l l a g e  r e m o v e d  a l l  a g e  r e s t r i c t i o n s  
i n  t h e  l i g h t  b l u e  a r e a  a l l o w i n g  f o r  
a n y  t y p e  o f  m u l t i f a m i l y  u n i t  

 R e s t r i c t e d  t r a f f i c  t o  n o t  e x c e e d  
t r a f f i c  l e v e l s  e s t a b l i s h e d  i n  2 0 0 8  
r e s o l u t i o n  

 A d d e d  a d d i t i o n a l  r e q u i r e m e n t s  t o  
e n s u r e  t h a t  t r a f f i c  w a s  m i t i g a t e d  a n d  
m i n i m i z e d  f r o m  O l d  C u t l e r  R o a d  

 R e s t r i c t e d  t h e  p o t e n t i a l  o f  a  h o t e l  
b e i n g  b u i l t  b y  m a k i n g  e a c h  h o t e l  
r o o m  c o u n t  a s  a  r e s i d e n t i a l  u n i t s  a n d  
c a p p i n g  t h e  t o t a l  a t  3 8 9  

        denotes area zoned VMU 
 
        denotes area zoned interim  



• Safeguards environmentally sensitive pine 
Rocklands for our future by removing zoning 
rights 
 

 
• Maintains buffer to single family residents to the 

west 
 

 
• Restricted traffic increases on Old Cutler Road 
 

 
• Obtained the land for the Village at no cost to 

the residents as a passive park 
 
 

Why modify previously approved zoning 
requirements? 



Graphical comparisons of zoning rights 



What about Traffic? 
Miami-Dade County has overall 
jurisdiction of all roadways in the 
County and designated all areas 
east of S.W. 77th Ave as being within 
the Urban Infill area. 
 
Traffic was exempted from review on 
this site since the court ordered 1485 
multi-family units was approved prior 
to our incorporation. 





2018 clarifying ordinance approved at first 
reading October 15, 2018 

 Reduced density to a maximum of 389 units matching the traffic study and 
reducing the maximum units from 485  designated in the 2016 ordinance. 
 

 This is lower than the 2008 ordinance which also allowed for a hotel in the 
site without accounting for the traffic load the hotel created. 
 

  This is also significantly less traffic allowed than the approved charette, the 
OPD district and the court ordered 1485 units of 1985. 
 

 Reduction is based on traffic load caused by 100 townhomes and 300 age 
restricted units which equates to 304 multi-family units. 
 

 Provides that if a hotel is desired that each hotel room removes one multi-
family unit. 
 

 To obtain the rights to the 85 units designated by Planning the areas in 
orange in previous maps must be deeded to the VILLAGE FOR PARK USE 
ONLY. 
 

 Further restricts traffic on Old Cutler Road requiring developer to mitigate 
these traffic loads. 
 



Traffic Load Analysis in 2008 
Traffic loads from ITE Land Use 

designation ITE code Units AM Peak PM Peak Daily 

Multi-family(mid-
rise) 

221 100 36 44 544 

Age restricted 
Housing 

252 300 60 78 1,110 

Total 400 96 122 1,654 

2008 established a load of 1654 daily trips for the multi-family and townhome components of 
the zoning code 
 
The 22 acres along Old Cutler Road shaded orange in previous maps was omitted from traffic 
counts. 
 
The hotel within the blue shaded area was omitted from traffic counts. 



Traffic Load Analysis in 2016 
Traffic loads from ITE Land Use 

designation ITE code Units AM Peak PM Peak Daily 

Multi-family(mid-
rise) 

221 304 109 133 1654 

Total 1,654 

2008 established a load of 1654 daily trips for the multi-family and townhome 
components of the zoning code. 
 
The equivalent load is 304 units. 
 
If a hotel is built, for every hotel room; a multi-family unit must be removed from 
the total. 



What if this ordinance was voted down? 
The developer would have the 
development rights to the following: 
 
• 100 townhome units 

 
• 240 age restricted multi-family 

units 
 

• 60 multi-family units 
 

• Rights to a hotel 
 

• Trend of development which 
could range from our Planners 
recommended 85 to the court 
ordered 140 or to the proposed 
designation sponsored by Shelly 
Stanczyk of 220 units 
 

• Rights to 315,000 of commercial 
space 
 



AL Sunshine will now discuss the importance of this 
threatened natural resource 
 
 
This simply is an attempt to move density around and 
reduce it, restrict traffic and protect the environment 
at no cost to you the residents! 
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