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e. Redevelopment NeedsIInitiatives 

There are several areas of the City of Aventura that demonstrate unique development and 
redevelopment needs, andlor that have been the focus of specific area planning efforts. In 
2001, consultants for the City evaluated the potential for the creation of a new Town Center 
in the City. The subject area for this Study is bounded by: NE 191 Street and the William 
Lehman Causeway to the north; Biscayne Boulevard to the west; NE 187 Street, NE 185 
Street, and a finger canal to the south, and; County Club Drive and Dumfounding Bay to 
the east. Existing development in this area includes: the Loehmann's Plaza shopping mall; 
the former concentration of boat construction and repair operations along NE 188 Street 
that is transitioning into residential uses, and; other commercial and office uses (Figure 
II.A.4.). The Town Center Study evaluated several alternative development and 
redevelopment proposals for the area with the goal of recommending a plan that includes: 
an appropriate mix of residential, retail, office and commercial uses in close proximity; a 
well-developed system for multi-modal transportation access and circulation (pedestrian, 
bicycle, automobile and transit); civic buildings and spaces, and; a cohesive design.'' The 
City has designated a significant portion of the Study Area "Town Center" on the Future 
Land Use Plan Map, and has created the TC-1 and TC-2 zoning districts to implement this 
land use. 

The Comprehensive Plan's interpretive text for Town Centers states that they are "intended 
to be moderate- to high-intensity design-unified areas which will contain a mixture of 
different urban functions integrated both horizontally and vertically. Town Centers shall be 
characterized by physical cohesiveness, direct accessibility by mass transit service, and a 
high quality urban design. The development of each Town Center will be managed 
through the creation of a thematic plan, which shall outline its major characteristics and 
specify the design and regulatory tools necessary to achieve those characteristics."" 

Although the City of Aventura has made significant progress in implementing its Town 
Center designation through the designation of the Study Area 'Town Center" on the Future 
Land Use Plan Map, creation and implementation of the Town Center zoning districts, 
establishment of the internal shuttle bus transit system, and other initiatives, the area's 
redevelopment into a true town center is in the preliminary stages, and the ultimate form it 
will take remains subject to debate. For example, questions remain about whether the 
Town Center should serve as a regional activity center, or should cater primarily to 
residents of the City through a concentration of neighborhood-oriented retail or services. 
Due to the location of several already established regional activity centers within (Aventura 
Mall) or proximate (Gulfstream Park) to the City of Aventura, the Town Center's 
development as a downtown that primarily serves City residents might be more 
appropriate. 

The Hospital District comprises the area around Aventura Hospital and bounded by the 
FEC Corridor to the west, Biscayne Boulevard to the east, and the Broward County 
IineICity Limits to the north (Figure II.A.5). The area currently consists of Aventura 

l o  Aventura Town Center Study Drafi Plan, Wallace Roberts & Todd LLC, January 22,2001 
I '  City of Aventzrra Adopted Comprehensive Plan 
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Hospital and medical office developments of differing sizes and intensities, fragmented 
single family development that demonstrates some blighted conditions both north and south 
of the Hospital, and commercial out parcels with Biscayne Boulevard frontage. On April 
21, 2003, consultants for the City submitted a conceptual urban development framework 
for the District. The report submitted by the consultant identifies a number of 
underutilized parcels in the district, and identifies potential improvements, including: 
streetscape improvements; potential new streets, street expansions, and street closures, and; 
redevelopment opportunities. The report recommends that design guidelines be 
considered for the Hospital District in order to enhance the area's function as a cohesive 
district of medical offices and other compatible uses.I2 

The City has made progress in the implementation of the Hospital District through 
designation of the entire area Business and Office on the Future Land Use Plan Map, the 
development of both site development and urban design standards for the southern portion 
of the District and zoning the area MO (Medical Office). As noted in the April 21, 2003 
Conceptual Urban Development Framework - Aventura Medical Ofice District, however, 
several factors have impeded the redevelopment of the area, particularly in the single 
family areas. The Medical Ofice zoning district requires a minimum lot sue of 1.5 acres, 
and the fragmented parcel and ownership characteristics of the single family area has made 
assembling the land necessary to implement the designation difficult. Changes to the 
development and lot sue requirements in the MO District specific to the subject area, and 
the provision of other incentives to foster the area's redevelopment, may be required in 
order to implement the redevelopment goals. 

Biscayne Boulevard is the City of Aventura's main north-south thoroughfare. The 
Biscayne Boulevard corridor in the City is characterized by intensive commercial and 
ofice development that largely predates the City's incorporation, including regional 
activity centers such as the Aventura Mall. Loehmann's Plaza fionts Biscayne Boulevard 
as well. Opportunities to further the achievement of cohesive design and development 
patterns and economic development goals along the Biscayne Boulevard corridor may exist 
through the redevelopment and other initiatives. 

A review of Figures II.A.l. and II.A.2. indicates that the City's Biscayne Boulevard 
frontage is designated Town Center or Business and Office on the Future Land Use Plan 
Map, and zoned B-2, B-3, RMF-3, OP, or MO. Many of the afore-mentioned shopping 
centers have B-2 zoning, which would allow their redevelopment at a higher intensity than 
currently exists. Such redevelopment, however, might not be appropriate for all areas of 
the corridor, which experiences significant traffic congestion and is primarily characterized 
by lower-rise commercial establishments. Moreover, the Boulevard serves as a primary 
gateway into the City, and links the Town Center, Aventura Mall, and the Hospital District. 

l2 Conceptual Urban Development Framework, Aventura Medical 0 8 c e  District, Wallace Roberts & Todd 
LLC, April 21,2003 
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Development and Redevelopment in Adjacent Areas 

As noted in Chapter I, the city of Aventura is bounded by: Broward County and the City of 
Hallandale Beach to the north; Golden Beach and Sunny Isles across Dumfounding Bay 
and the Intracoastal Waterway to the east; North Miami Beach to the south, and; 
unincorporated Miami-Dade County to the west (Figure I. 1 .). Development and 
redevelopment that is occurring in adjacent areas invariably impacts the quality of life in 
Aventura, and vice versa. Impacts of development in adjacent cities on traffic congestion 
and hurricane times evacuation are particular areas of concern, and are addressed in 
Chapters 1I.C. and 1I.D. 

Gulfstream Park is an existing 250-acre racetrack located in the City of Hallandale Beach 
in Broward County, abutting the City of Aventura's northern boundary. Gulfstream Park is 
currently the subject of a Development of Regional Impact (DRI) application for the 
proposed development of a large-scale, mixed-use project on 85.7 acres currently used for 
parking. The racetrack facility would be retained.. The proposed flexible development 
program for this site includes 1.2 million s.f. of retail, 1,500 residential units, a 5,500 seat 
movie theater, and 300,000 s.f. of office space.13 This Application for Development 
Approval for the DRI is still in process. The City of Aventura has been diligent in 
providing comments and input in the DRI process due to the potential impacts of this 
proposed development. 

The City of Sunny Isles Beach, located across the Intracoastal Waterway and Dumfounding 
Bay to the east ofthe City, has experienced significant redevelopment in the past few years, 
with low-rise beachfiont motels being replaced by high-rise condominium and hotel 
projects. This redevelopment has rapidly changed the complexion of Sunny Isles Beach, 
and had implications for northeast Miami-Dade County as a whole, particularly in terms of 
trafic and hurricane evacuation. William Lehman Causeway, one of the two the main 
linkages between Sunny Isles Beach and the mainland, traverses the City of Aventura. 
Efforts to continue to ensure coordinated planning with the City of Sunny Isles Beach, 
particularly in terms of transportation and emergency management, are key to hture 
development and redevelopment of both cities. 

The Ojus area of unincorporated Miami-Dade County is located west of the City of 
Aventura. The area is currently characterized by low density residential neighborhoods 
and commercial strip development along West Dixie Highway and Miami Gardens Drive. 
The Ojus area demonstrates some redevelopment needs, particularly in the commercial 
areas, and was the subject of a 2001 charrette conducted by the Miami-Dade Department of 
Planning and Zoning. Charrette recommendations included multi-modal transportation 
improvements, the development of urban design standards, increased code enforcement, 
environmental restoration/protection, historic preservation, land use and zoning strategies, 
and the provision of incentives for redeve~o~ment.'~ 

l 3  Village of Gulfsfream Park Development of Regional Impact, Application for Development Approval, April 
28,2004 
l4 A Vision for the Ojus Area, Ojus Charrette Report, Miami-Dade County Department o f  Planning and 
Zoning, May 2001 
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2. Social, Economic and Environmental Impacts 

Section 163.3191(2)(e), F.S., requires that the potential social, economic, and 
environmental impacts of the identified major issues be addressed in the EAR. The 
previous section of this report described specific impacts of the development and 
redevelopment issue in detail. 

In summary, major positive social impacts of development and redevelopment include: the 
creation of stronger neighborhoods, which in turn strengthens the sense of community and 
social fabric; opportunities to enhance the quality of life for existing and future residents 
and visitors by providing increased opportunities for social interaction, reducing 
automobile dependence, and providing better public space, and; the provision of additional 
economic opportunities. Potential negative impacts include: reduced service levels and 
congestion that might result fiom increasing density without expanding service capacity; 
the encroachment of incompatible uses on existing communities that are essential to 
healthy development, and; increased school overcrowding. 

From an economic standpoint, the development and redevelopment issue has a number of 
implications. Development and redevelopment increases the tax base, and therefore 
increases the City's ability to provide services to existing and future residents. Moreover, 
development and redevelopment attracts new residents and businesses to neighborhoods, 
creating new jobs for existing residents. Nonetheless, increased development and 
redevelopment requires the provision of additional and expanded public services and 
infrastructure, with added public costs. Impact fees, concurrency requirements, and other 
mechanisms should be in place to ensure that development assumes its fair share of these 
costs. 

From an environmental standpoint, redevelopment and infill development result in more 
sustainable development patterns than suburban sprawl, and play an important role in 
protecting the region's many environmental resources, including the Everglades and other 
environmentally sensitive lands. Within the City, however, development and 
redevelopment can diminish the level of open space, disrupt vistas and view corridors, and 
have negative impacts on natural resources, including natural and man-made water bodies. 
It is important to ensure that adequate open spaces are maintained and public spaces 
provided in conjunction with development and redevelopment in the City, and that 
potential negative impacts of such development and redevelopment are mitigated through 
the use of best management practices and other strategies. 
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3. Comprehensive Plan Impacts and Recommendations 

Section 163.3191 (2)(g), F.S., requires that the EAR evaluate the plan objectives within 
each element as they relate to the major issues and identitjl, where appropriate, unforeseen 
or unanticipated changes in circumstances which have resulted in problems or opportunities 
with respect to the major issues. Because of its broad nature, Issue I.A., "Development 
and Redevelopment", impacts the Comprehensive Plan in its entirety. Specific 
recommendations to amend the Comprehensive Plan to address the issue of development 
and redevelopment are as follows. 

a. Future Land Use Element 

The following objectives and policies in the Future Land Use Element should be amended 
as noted or added to address this issue: 

Recommendation II.A.1. A number of the major issues facing the City, including 
building heights, concerns over the intensity of development, and ensuring compatibility 
between existing neighborhoods and new development and redevelopment, must be 
addressed through the City's land development regulations, It is therefore recommended 
that a new Objective and policies be added to the Future Land Use Element to state that by 
2007, the City shall review and amend its land development regulations in order to provide 
a cohesive blueprint for development and redevelopment in the City. The revised land 
development regulations shall address strategies to: 

accommodate growth while maintaining neighborhood integrity; 
ensure appropriate height and site development requirements and design guidelines; 
ensure appropriate transitions and linkages between different neighborhoods and 
uses; 
encourage more walkable neighborhoods; 
buffer neighborhoods and existing development fiom the encroachment of 
incompatible uses; 
limit the intensity of future development and redevelopment in a manner that is 
consistent with current development patterns, and that minimizes further negative 
impacts to the City's infrastructure, traffic congestion, hurricane evacuation 
clearance times, and quality of life, and; 
prevent redevelopment of a parcel in a manner that would significantly increase its 
existing intensity or density, unless redevelopment of said parcel will implement 
specific development and redevelopment goals that are or that might be established 
for particular areas. 

Recommendation II.A.2. Policy 1.1 defines the City's residential land categories. It is 
recommended that Policy 1.1 be amended to the following: 

under the Medium Density land use category delete "authorizes apartment 
buildings ranging" and replace with "allows a range in density". Also, add the 
following to the end of the second sentence ", but may also include single family 
detached, duplexes, triplexes and quadruplexes" 
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under the Medium-High Density category delete "authorizes apartment buildings 
ranging eom" and replace with "allows a range in density". Add the following new 
sentences: 'The type of housing structure typically permitted in this category 
includes low, medium and high-rise apartments, but may also include single family 
detached, duplexes, triplexes, quadruplexes and townhouses. Additionally, the 
height of buildings and attainment of densities approaching the maximum shall 
also be contingent on the ability of the developer to ensure appropriate transitions 
and buffers with the surrounding neighborhood, and to alleviate impacts that will 
adversely impact service levels and quality of life." 

Recommendation II.A.3. Policy 1.2 defines the City's non-residential land use 
categories. It is recommended that Policy 1.2 be amended to: 

Add text to the Business and Office Category to state that the maximum intensity 
allowable on a given site shall also be contingent on the ability of the developer to 
ensure appropriate transitions and buffers with the surrounding neighborhood, and 
to alleviate impacts that will adversely impact service levels of service and quality 
of life; 

Add text to the Town Center Category to clarifj that such centers are not intended 
to be Regional Activity Centers, but are instead intended to primarily serve the 
City's existing and future residents and businesses, and; 

Add a Water Category which specifies that areas designated Water provide 
numerous benefits to the City of Aventura and are an important component of the 
City's multi-modal transportation network, stormwater drainage infrastructure, and 
natural and built environments. It should specify that the use of these areas shall be 
limited to recreational and commercial boating facilities (including water taxis and 
ferries), the provision of open space and urban relief, recreation, waterways, 
wetlands, flood control, stormwater drainage and storage, and natural resource 
protection and enhancement, and comply with the requirements of Chapter 24, 
"Environmental Protection.. .", of the Miami-Dade County Code of Ordinances. It 
should further state that development in or above such areas in a manner that will 
diminish these functions shall be prohibited, and that development and 
redevelopment adjacent to these areas shall include provisions to enhance these 
functions where appropriate. 

Recommendation II.A.4. Policy 2.1 states that in planning and designing development 
and redevelopment, the City shall enforce the guidelines contained in the Comprehensive 
Plan's Urban Design Element. It is recommended that this Policy be revised to replace the 
reference to "Urban Design Element" with "redevelopment plans, the Redevelopment 
Element, and land development regulations". 

Recommendation II.A.5. Policy 2.4 addresses the designation of sites and use of 
landscaping materials in public projects, an important consideration in development and 
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redevelopment. It is recommended that this Policy be amended to call for the use of native 
landscaping materials where feasible and appropriate in public projects. 

Recommendation II.A.6. Objective 3 states that decisions regarding the location, 
extent, and intensity of future land use in Aventura will be based on environmental 
conditions and the financial feasibility of providing services at levels that meet or exceed 
adopted levels of service by 2005. It is recommended that this Policy be amended to 
update the date to 2015, and to expand the text to also state that decisions regarding the 
location, extent and future land use in Aventura will be based on compatibility with and the 
minimization of adverse impacts on existing neighborhoods. 

Recommendation II.A.7. Objective 5 states that by 2005 Aventura shall reduce the 
number of existing uses that are inconsistent with the uses designated in the Future Land 
Use Plan Map. It is recommended that this Policy be amended to update the date to 2015, 
and to state that the City shall continue to reduce the number of land uses inconsistent with 
the uses designated on the LUP Map. 

Recommendation II.A.8. Policy 5.1 identifies a number of factors that the City will 
consider in evaluating compatibility among proximate land uses. It is recommended that 
this Policy be amended to include the existing character and function of the surrounding 
neighborhood, consistency with the goals and objectives of the Comprehensive Plan, and 
specific neighborhood development and redevelopment plans in the list of factors to be 
considered in compatibility evaluations. 

Recommendation II.A.9. Policy 5.2 states that residential neighborhoods shall be 
protected fiom the intrusion of uses that will disrupt the neighborhood. It is recommended 
that this Policy be amended to remove the word residential, as all neighborhoods should be 
provided with this protection, regardless of function. 

Recommendation II.A.lO. Objective 6 states that upon adoption of the Comprehensive 
Plan, all public and private activities regarding the use, development and redevelopment of 
land shall be consistent with the Comprehensive Plan's goals, objectives, and policies. It is 
recommended that this Policy be amended to reflect the fact that the Comprehensive Plan 
has been adopted. 

Recommendation II.A.ll. Policy 8.1 calls for the City to establish opportunities to 
amend the Comprehensive Plan. It is recommended that this Policy be amended to reflect 
the City's established procedures for Comprehensive Plan amendments. 

Recommendation II.A.12. Policy 9.1 states that the City shall maintain and enhance 
regulations governing the use and development of land. It is recommended that this Policy 
be amended to include protecting and minimizing negative impacts to the character and 
function of the surrounding neighborhoods to the list of items that are regulated by the land 
development regulations. 
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Recommendation II.A.13. Policy 9.3 states that the City shall enact land development 
regulations within one year of adopting its Comprehensive Plan. It is recommended that 
this Policy be updated to reflect the fact that the Comprehensive Plan and land 
development regulations have been adopted, but may be amended fkom time to time. 

Recommendation II.A.14. Objective I1 states that upon adoption of the Plan, the 
location, design and management of development and redevelopment shall ensure the 
protection of natural resources and systems. It is recommended that this Objective be 
amended to reflect the fact that the Comprehensive Plan has been adopted. 

b. Intergovernmental Coordination Element 

Recommendation II.A.15. Objectives 1 and 3 of the Intergovernmental Coordination 
Element, and policies thereunder, address joint land use planning with other jurisdictions. 
It is recommended that new policies be added under Objective 1 and Objective 3 to call for 
increased coordination with adjacent jurisdictions to ensure compatible development and 
redevelopment, and address the unique challenges and opportunities that fhce northeast 
Miami-Dade and southeast Broward counties 

c. Conservation & Coastal Management Element 

The following objectives and policies in the Conservation & Coastal Management Element 
should be amended as noted to address this issue. 

Recommendation II.A.16. Objective 12 of the Conservation & Coastal Management 
Element, and policies 12.1 through 12.7, address protection of the City's shorelines and 
water dependent uses. It is recommended that a new Policy be added under Objective 12 to 
state that the use of areas designated Water on the Future Land Use Plan Map shall be 
limited to recreational and commercial boating facilities (including water taxis and ferries), 
the provision of open space and urban relief, recreation, waterways, wetlands, flood 
control, stormwater drainage and storage, and natural resource protection and enhancement, 
and comply with the requirements of Chapter 24, "Environmental Protection...", of the 
Miami-Dade County Code of Ordinances. It should further state that development in or 
above such areas in a manner that will diminish these hnctions shall be prohibited. 

d. Redevelopment Element 

The City of Aventura's Comprehensive Plan currently contains two optional elements: the 
Economic Development Element and the Urban Design Element. The Economic 
Development Element addresses strategies for improving and streamlining the development 
approval process to hrther economic development goals, development of a unified 
approach for marketing the City to businesses, and the establishment of Community 
Redevelopment Area that includes Thunder Alley, the Hospital District, and the Biscayne 
Boulevard corridor. The Urban Design Element contains the original concept plans for the 
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Town Center and Hospital ~istrict," and calls for the City to enact land development 
regulations to implement these conceptual plans. 

Recommendation lI.A.17. Due to the number of development and redevelopment issues 
that the City is facing, and the fact that the concept plans for the Town Center and Hospital 
District have changed, it is recommended that the Economic Development and Urban 
Design elements be consolidated and expanded into a new Redevelopment Element that 
addresses the following issues and initiatives: 

By 2007, the City shall review and amend its land development regulations in order to 
provide a cohesive blueprint for development and redevelopment in the City. The revised 
land development regulations shall address strategies to: 

accommodate growth while maintaining neighborhood integrity; 
ensure appropriate height and site development requirements and design guidelines; 
ensure appropriate transitions and linkages between different neighborhoods and 
uses; 
encourage more walkable neighborhoods; 
buffer neighborhoods and existing development fiom the encroachment of 
incompat ible uses; 
limit the intensity of future development and redevelopment in a manner that is 
consistent with current development patterns, and that minimizes further negative 
impacts to the City's infrastructure, traffic congestion, hurricane evacuation 
clearance times, and quality of life, and; 
prevent redevelopment of a parcel in a manner that would significantly increase its 
existing intensity or density, unless redevelopment of said parcel will implement 
specific development and redevelopment goals that are or that might be established 
for particular areas. 

The City shall coordinate with the private sector and other agencies as appropriate, to 
implement strategies to market the City of Aventura as a location for new businesses, 
promote the retention and expansion of existing businesses, ensure an adequate supply 
of non-residential land uses to address economic development goals, provide services 
and employment opportunities to existing and future residents, and coordinate 
economic development, development, and redevelopment goals; 

By 2007, the City shall refine development/design guidelines through the land 
development regulations for the Town Center that provides for its redevelopment as a 
design-unified downtown that primarily serves City residents. The Town Center shall 
be characterized by a mixture of different urban hnctions integrated horizontally and 
vertically, multi-modal transportation access and circulation, and high quality urban 
design; 

I S  City ofAventura Adopted Comprehensive Plan, Urban Design Element, Figure 1 and Figure 2, p. 74 and 
76 
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By 2007, the City shall-review and amend its land development regulations in order to 
reduce potential development/redevelopment intensities on the Biscayne Boulevard 
corridor. The City should also evaluate strategies to improve the Biscayne Boulevard 
corridor through cohesive design and development patterns, and appropriate 
redevelopment. 



City of Aventura 2005 Evaluation and Appraisal Report 

11. B. HOUSING 

1. Issue Description and Analysis 

As noted in Chapter I., in 2004 the highest real estate appreciation in the southeastern 
United States occurred in zip code 33180, which includes the City of Aventura. 
Specifically, the median home sales price in the City in 2004 was $445,500, an increase of 
23.6 percent fiom 2003 and 112.5 percent fiom 1999.'~ While these increases are 
reflective ofthe City's high quality of life and have positive implications for the City's tax 
base and fiscal health, they are also making housing in the City prohibitive to many 
households, including middle income households. The availability of housing that is 
affordable and appropriate for existing and future households of all income levels is 
therefore a major issue. Specific concerns include the availability of housing to 
accommodate employees of existing and fiture businesses, the diminishing rental housing 
stock that is resulting fkom condominium conversions, and barriers to homeownership. 

"Housing cost burden", defined as the percent of a household's income that is used to pay 
for housing costs, is frequently used as a measure for determining whether or not housing is 
affordable. According to federal housing program guidelines and the University of 
Florida's Shimberg Center for Affordable Housing (Shimberg Center), housing costs 
should not exceed 30 percent of a household's income in order to be considered 
affordableI7. For example, a fhmily of four with a combined household income of $57,840 
should pay no more than $17,352 in annual combined housing costs. 

Federal guidelines define a very low income household as a household whose income is at 
or below 50 percent ofthe median household income for the area, a low income household 
as a household whose income is between 50 and 80 percent of the median for the area, and 
a moderate income household as a household whose income is between 80 and 120 percent 
of the median for the areal8. The median income varies in accordance with household size. 
Table II.B.1 identifies median household incomes by household size for Miami-Dade 
County. 

'' Miami Netv Times, May 12 - 18,2005, Volume 20, Number 6 
The State of Florida's Housing, 2000, Page 33, University of Florida Shimberg Center for Affordable 

Housing, William O'Dell and Mark T. Smith, 
l 8  Affordable Housing Guidelines, Miami-Dade Housing Agency, April 21,2003 
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Table II.B.l. Median Household Income by Household Size, Miami-Dade ~ o u n t ~ ' ~  

The University of Florida's Shimberg Center for Affordable Housing, under contract with 
the State of Florida Department of Community Affairs, prepares an Affordable Housing 
Needs Assessment (AHNA) for each municipality in the State in order to assist in the 
development and evaluation of comprehensive plan housing elements. The AHNA 
provides information about household size, income (as measured against the median), 
ownership status, and other indicators. Table II.B.2 below summarizes the AHNA 
information for the City of Aventura for the years 2002, 2005, 2010, 2015, and 2025. 
Analysis of this data provides an indication of the current and projected demand for 
housing. It should be noted, however, that these estimates are based on historic and 
current population figures and growth trends, and do not reflect local conditions. The City 
is rapidly approaching build-out, and its future development potential and population 
growth is limited by the scarcity of vacant and developable land. For these reasons, the 
City estimates that its population will cap out at around 32,925, the year 2010 population 
estimate. Nonetheless, the City finds that the Shimberg Center analysis to be the most 
accurate and best available data indicating affordable housing need in the City, with the 
caveat that year 20 10 informat ion provides the best indication of affordable housing need 
through the short and long-term planning horizons. 

Household Size 

1 

2 

3 

4 

5 

6 

7 

8 

19 Affordable Housing Guidelines, Miami-Dade Housing Agency, April 2 1,2003, Page 17 

SO % of Median 
(Very Low) 

$16,850 

$19,300 

$2 1,700 

$24,100 

$26,050 

$27,950 

$29,900 

$3 1,800 

80 % of Median 
(Low) 

$27,000 

$30,850 

$34,700 

$38,550 

$41,650 

$44,750 

$47,800 

$50,900 

Median 

$33,700 

$38,600 

$43,400 

$48,200 

$52,100 

$55,900 

$59,800 

$63,600 

120 % of 
Median 
(Moderate) 

- 

$40,440 

$46,320 

$52,080 

$57,840 

$62,520 

$67,080 

$7 1,760 

$76,320 
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Table II.B.2. Affordable Housing Demand ~ a t a "  

As can be seen on Table IIB.2., in 2005 there were a total of 15,317 households in 
Aventura. A total of 4,566 (30%) of these households rented their homes, while 10,751 
(70%) owned their homes. Among the households who rented their homes, 1,728 (37%) 
were very low income, 850 (19%) were low income, and 853 (19%) were moderate 
income. In total, 3,431 (75%) of the City's renter households were low and moderate 
income in 2005. Among the households who owned their homes, 2,211 (21%) were very 
low income, 1,531 (14%) were low income, and 1,825 (17%) were moderate income. In 
total, 5,567 (52%) of the City's homeowner households were low and moderate income in 
2005. 

Total Number of Households 

Renter Households/% of Total 

Owner Households/% of Total 

Very Low Income Renter 
Households/% of Total 

Low Income Renter Households/% of 
Total 

Moderate Income Renter 
Households/% of Total 

Total Low and Moderate Income 
Renter Households/% of Total 

Very Low Income Owner 
Households/% of Total 

Low Income Owner Households/% of 
Total 

Moderate Income Owner 
Households/% of Total 

Total Low and Moderate Income 
Owner Households/% of Total 

The Shimberg Center also projects the Affordable Housing Needs Assessment data for 
2010, 201 5, and 2025. As can be seen on Table II.B.2., in 2010 it is projected that there 
will be a total of 17,089 households in Aventura. A total of 5,338 (31%) are projected to 
rent their homes, while 11,752 (69%) are projected to own their homes. Among the 

20 Affordable Housing Needs Assessment, Shimberg Center for Affordable Housing, 2005 

Year 2005 

15,317 

4366130% 

10,75 1170% 

1,728/37% 

850119% 

853119% 

3,43 1175% 

2,211121% 

1,53 1114% 

1,825117% 

5,567/52% 

Year 2010 

17,089 

5,338/31% 

1 1,752/69% 

1,953137% 

1,002/19% 

1,02311 9% 

3,978/75% 

2,238/19% 

1,620/14% 

1,991/17% 

5,849149% 

Year 2015 

18,86 1 

6,109132% 

12,752168% 

2,177136% 

1,15311 9% 

1,192120% 

4,522/74% 

2,26411 8% 

1,709113% 

2,157/17% 

6,130148% 

Year 2025 

22,952 

7,704134% 

15,248/66% 

2,680/35% 

1,452/20% 

1,523/20% 

2,054173% 

2,838/19% 

1,72311 1% 

2,589117% 

7,150/47% 
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households projected to rent their homes, it is estimated that 1,953 (37%) will be very low 
income, 1,002 (19%) will be low income, and 1,023 (19%) will be moderate income. In 
total, it is projected that 3,978 (75%) of the City's renter households will be low and 
moderate income in 2015. Among the households projected to own their homes, it is 
estimated that 2,238 (19%) will be very low income, 1,620 (14%) will be low income, and 
1,991 (17%) will be moderate income. In total, it is projected that 5,849 (49%) of the 
City's homeowner households will be low and moderate income in 2010. 

In 2015 it is projected that there will be a total of 18,861 households in Aventura. A total 
of 6,109 (32%) are projected to rent their homes, while 12,752 (68%) are projected to own 
their homes. Among the households projected to rent their homes, it is estimated that 2,177 
(36%) will be very low income, 1,153 (19%) will be low income, and 1,192 (20%) will be 
moderate income. In total, it is projected that 4,522 (74%) of the City's renter households 
will be low and moderate income in 2015. Among the households projected to own their 
homes, it is estimated that 2,264 (18%) will be very low income, 1,709 (13%) will be low 
income, and 2,157 (17%) will be moderate income. In total, it is projected that 6,130 
(48%) of the City's homeowner households will be low and moderate income in 201 5. 

In 2025, the Shimberg Center projects that there will be a total of 22,952 households in 
Aventura. A total of 7,704 (34%) are projected to rent their homes, while 15,248 (66%) are 
projected to own their homes. Among the households projected to rent their homes, it is 
estimated that 2,680 (35%) will be very low income, 1,452 (20%) will be low income, and 
1,523 (20%) will be moderate income. In total, it is projected that 2,054 (73%) of the 
City's renter households will be low and moderate income in 2025. Among the households 
projected to own their homes, it is estimated that 2,838 (19%) will be very low income, 
1,723 (1 1%) will be low income, and 2,589 (17%) will be moderate income. In total, it is 
projected that 7,150 (47%) of the City's homeowner households will be low and moderate 
income in 2005. 

Based on the Shimberg Center's projected population figures and tenure characteristics, in 
order to hlly address housing demand in 2010, the City's housing inventory should 
include: 1,953 rental units and 2,238 ownership units affordable to very low income 
households; 1,002 rental units and 1,620 ownership units affordable to low income 
households, and; 1,023 rental units and 1,991 ownership units affordable to moderate 
income households. By 2015, the City's housing inventory should include: 2,177 rental 
units and 2,264 ownership units affordable to very low income households; 1,153 rental 
units and 1,709 ownership units affordable to low income households; 1,192 rental units 
and 2,157 ownership units affordable to moderate income households; and 1,587 rental 
units and 6,622 ownership units affordable to households who are of middle or upper 
income levels. In order to hlly address housing demand in 2025, the City's housing 
inventory should include: 2,680 rental units and 2,838 ownership units affordable to very 
low income households; 1,452 rental units and 1,723 ownership units affordable to low 
income households; 1,523 rental units and 2,589 ownership units affordable to moderate 
income households; and 2,049 rental units and 8,098 ownership units affordable to 
households who are of middle or upper income levels. 
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As noted earlier, however, the Shimberg Center's estimates are based on historic and 
current population figures and growth trends, and do not reflect local conditions. The City 
is rapidly approaching build-out, and its future development potential and population 
growth is limited by the scarcity of vacant and developable land. For these reasons, the 
City estimates that its population will cap out at around 32,925, the year 2010 population 
estimate. The City's demand for housing units in 2015 and 2025 is therefore estimated to 
be closer to the 2010 figures than the 2015 and 2025 figures as reported on Table II.B.2. 

The condition of the existing housing stock is another component of the goal of providing 
decent, safe, sanitary and affordable housing to the City's existing and fiture residents. 
The Shimberg Center for Affordable Housing defines substandard units as those that have 
one or more of the following characteristics: no heating fuel; incomplete kitchen andlor 
plumbing, andlor overcrowded units. In addition, substandard units may have code 
violations andlor structural issues. Addressing these conditions is an important component 
of housing programs. According to the Shimberg Center, in 2000, 530 units (3.8 %) used 
no heating hel; 585 units (4%) lacked complete kitchen facilities, and 83 units (.4%) 
lacked complete plumbing facilities. An overcrowded unit is one in which there is more 
than one person per room. In 2000, 66 (.3%) of the City's household resided in 
overcrowded units. These figures do not necessarily reflect units with one or more code 
violations andlor substandard conditions. A May 19, 2005 windshield survey of the City's 
neighborhoods indicates that a concentration of units needing repair exists in the single 
family residential neighborhoods located west of Biscayne Boulevard in the Hospital 
District. As noted in Chapter II.A., these areas are targeted for redevelopment with 
medical offices. 

'' Housing Prices Sqzieeze Buyers, Natalie P. McNeal and Amy Sherman, The Miami Herald, July 21,2004 
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2. Social, Economic and Environmental Impacts 

Section 163.3 191 (2)(e), F.S., requires that the potential social, economic, and 
environmental impacts of the identified major issues be addressed in the EAR. The social, 
economic and environmental impacts of Issue II.B., "Housing", are addressed as follows. 

The provision of housing that is decent, safe, sanitary and affordable to all households has 
numerous social, economic, and environmental benefits. The scarcity of housing 
contributes to many social problems, including poverty, homelessness, displacement, and 
foreclosures. Moreover, substandard and dilapidated housing negatively impacts the 
quality of life of occupants and neighborhoods. Affordable housing reduces such problems 
with the added social benefit of increased economic diversity. 

From an economic standpoint, the availability of quality housing increases household 
disposable income, which positively impacts local businesses and firthers job creation and 
other economic development goals. Moreover, the availability of housing makes an area 
more attractive for workers and employers, and can be a key factor in attracting new 
business to the area. From an environmental standpoint, slum and blight conditions and a 
scarcity of affordable housing negatively impacts public health and safety, and degrades the 
quality and aesthetic beauty of the built and natural environment. 
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3. Comprehensive Plan Impacts and Recommendations 

Section 163.3191 (2)(g), F.S., requires that the EAR evaluate the plan objectives within 
each element as they relate to the major issues and identify, where appropriate, unforeseen 
or unanticipated changes in circumstances which have resulted in problems or opportunities 
with respect to the major issues. Issue I.B., "Housing", impacts: 

Objectives 1, 2, 3, 5, 6, 8, and 9 of the Future Land Use Element, and policies 
thereunder, as they address residential land use categories, the protection of 
residential neighborhoods, strategies to address existing and future residential 
demand, and/or strategies to accommodate existing and hture residents; 
The Housing Element in its entirety; 
Objective 1 of the Intergovernmental Coordination Element, and policies 1.7 and 
1.8 thereunder, as they address coordination with other local governments to 
identifjl opportunities for affordable housing, and the need to coordinate funding 
cycles for affordable housing programs. 

Specific recommendations to amend the Comprehensive Plan to address the issue of 
development and redevelopment are as follows. 

a. Housing Element 

Recommendation II.B.l. Objective I and its policies address strategies to create and 
preserve affordable housing for all existing and future City residents. It is recommended 
that a new Policy be added under Objective 1 to state that the City shall support public and 
private sector efforts to provide an adequate supply of housing units that are affordable to 
households of all incomes in proportions that are reflective of the housing demand and 
needs. It should hrther state that developers are encouraged to provide a variety of 
housing types, including housing affordable to City residents of all income levels, in 
residential projects and communities. 

Recommendation II.B.2. Objective 3 addresses the availability of sites for affordable 
housing, and states that due to the scarcity of land and high land values, affordable housing 
units will be distributed. It is recommended that this Objective be amended to state that 
"due to high and increasing property values and the scarcity of developable land, the City 
will coordinate with the private sector in order to encourage the provision of a variety of 
housing types, including housing affordable to City residents of all income levels, in 
residential and Town Center communities throughout the City". 

Recommendation II.B.3. Policy 3.1 states that the land development regulations will 
include appropriate criteria to allow diverse housing types. It is recommended that this 
Policy be amended to add "including housing affordable to City residents of all income 
levels" after b'type". 



City of Aventura 2005 Evaluation and Appraisal Report 

b. 1nte~ernmenta1'~oordination Element 

Recommendation II.B.4. Objective 1 addresses coordination with other local 
governments to identify opportunities for affordable housing. It is recommended that a 
new Policy stating that the City shall incorporate the recommendations of the joint Florida 
Department of Community AffairsISouth Florida Regional Planning Council "Regional 
Affordable Housing Strategy" in its Comprehensive Plan, as appropriate, after the final 
recommendations are issued. 
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1I.C. EMERGENCY MANAGEMENT 

1. Issue Description and Analysis 

a. Existing Conditions 

As a substantially developed coastal community, emergency management and hurricane 
preparedness are on-going concerns in the City of Aventura. Figure II.C.1. identifies the 
2003 hurricane evacuation zones in Miami-Dade Zone A, the Coastal High 
Hazard Area, encompasses the County's Atlantic beaches and barrier islands, including the 
cities of Miami Beach, Surfside, Sunny Isles Beach, and Golden Beach. The City of 
Aventura is not located within the Coastal High Hazard Area, with the exception of the 
Island Estates area located adjacent to Williams Island on two islands extending into the 
Intracoastal Waterway (see the portions of the City located in Zone A on Figure II.C.1). 
The westernmost island is currently developed with 22 single family estate homes. The 
easternmost island is currently vacant, but has vested rights for 17 units per gross acre. 
Both islands are designated Medium High Density Residential on the Comprehensive 
Plan's Future Land Use Plan Map, and are zoned RS-2 (Residential Single Family). The 
City shall not approve any development applications that would serve to increase density of 
this development beyond what exists or is allowed by current zoning andlor vested rights. 
The coastal high hazard area must be evacuated in the event of any hurricane, regardless of 
storm category. The portions of Aventura (excepting Island Estates) that are east of US-I 
(Biscayne Boulevard) are located in the Hurricane Vulnerability Zone (Zone B), which 
must be evacuated in the event of hurricane of Category 2 strength or higher. This area 
does not require evacuation in the event of a Category 1 storm, although evacuation is 
always recommended when a hurricane threatens South Florida. 

As noted earlier, the City of Aventura's location in the Hurricane Vulnerability Zone 
requires residents to evacuate in the event of a category 2 or stronger storm, except for the 
residents of the Costal High Hazard Area who must evacuate in a Category 1 event, 
although evacuation is encouraged during any major storm event. The ability of the City's 
roadway system to allow evacuation in a safe and timely manner is integral to the function 
of the emergency management system, and the health and safety of City residents. As the 
City and its neighboring jurisdictions continue to develop and redevelop, increased 
permanent, seasonal, and temporary populations must be evacuated. As is further 
described in Chapter II.D., the City already faces significant traffic congestion, which 
inhibits the ability of residents and visitors to evacuate safely and efficiently. Moreover, it 
must be noted that many residents of the Coastal High Hazard Area, and other surrounding 
jurisdictions, may evacuate through the City of Aventura, which potentially increases 
evacuation times for City residents. For example, the William Lehman Causeway, which 
traverses the City of Aventura, is a major evacuation route for the City of Sunny Isles 
Beach, which is currently undergoing significant development and redevelopment. For 
these reasons, emergency management was cited as a key concern in the recently enacted 
moratorium ordinance. 

** Miami-Dade Counfy Comprehensive Development Master Plan Evaluation and Appraisal Report, Miami- 
Dade County Department of Planning and Zoning, 2003 
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There are three major evacuation routes out of the City of Aventura: Biscayne Blvd, aka 
US 1 (North); Ives Dairy Road - N 203'~ St. (West), and; Miami Gardens Drive - N 185'~ 
St. (West). These evacuation routes are shown on Figure II.C.2. In addition, the City has 
established traffic control points in order to facilitate evacuation. Established traffic 
control points include: Biscayne Blvd. and 207 St.; Biscayne Blvd. and Aventura Blvd.; 
Biscayne Blvd. and 191"' St; Biscayne Blvd. and 1 83rd St.; 29th Ave and 190th St.; 34th Ave 
and Country Club Drive; Biscayne Blvd. and 203'~ St; Biscayne Blvd. and Lehman 
Causeway; Biscayne Blvd. and 1871h St.; Dixie Highway and 215'~ St; 29'h Place and 
Aventura Blvd.; and 34'h Ave and 207'~ St. 

Clearance time is the time required to clear the roadway of all vehicles evacuating in 
response to a hurricane situation. Clearance time begins when the frst evacuating vehicle 
enters the road network. Clearance time includes the time required by evacuees to enter the 
road network (referred to as mobilization time) and the time spent by evacuees to enter the 
road network due to traffic congestion (referred to as queuing delay time). Clearance time 
does not relate to the time any one vehicle spends traveling on the road network and does 
not include time needed for local officials to assemble and make a decision to evacuate. 

Evacuation time is the combination of the clearance time and the pre-landfall hazards time. 
In most cases, if not all, evacuations are called to a stop as soon as tropical storm force 
winds (one of the many pre-landfall hazards) begin to make landfall. This decision is made 
to not only protect the safety of those trying to evacuate but also because many of the 
evacuation routes begin to close due to bridge closures or roadway flooding. Therefore, 
clearance time is the amount of time necessary f?om the issuance of the evacuation order 
until the last person gets to a place of safety. Evacuation time is the total time fiom when 
the evacuation order is issued until the eye of the tropical system makes landfiill. Table 
III.C.l. below gives approximated clearance times for the City of Aventura based on the 
most recently available data from the South Florida Regional Planning Council. 
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Table III.C.l. Populations and Clearance Times (based on 1998 Projectiol 
City I Population I Evacuation I Evacuation I Evacuation I Citywide 

I I Zones I Routes I RouteTimes I ~lehance 

Aventura 

Sunny Isles 

Golden Beach 

26,882 

North Miami 
Beach 
Hallandale 
Beach 

Miami-Dade 

If the comprehensive plan amendments approved by the City since 1998 are taken into 
account the City's evacuation time, according to the South Florida Regional Planning 
Council's model, is currently at 11.54 hours. 

15,327 

924 

County 
Broward 
County 

Policy 12.2 of the Comprehensive Plan's Future Land Use Element and Objective 9 of the 
Coastal Management Element require that the City maintain hurricane evacuation clearance 
times of 12 hours or less. As noted on Table III.C.1. above, the City is currently meeting 
the 12 hour clearance time for all storms. The November calculations are higher due to the 
number of seasonal residents living in these areas. As development and redevelopment 
continues in the City and surrounding areas, clearance times will lengthen without 
increased roadway capacity to address evacuation needs. The impacts of proposed 
development and redevelopment on the City's hurricane evacuation clearance times are 
monitored by the City in conjunction with the South Florida Regional Planning Council on 
an on-going basis. 

1 

40,345 

35,369 

2,363,600 

As noted in Chapter II.A.l., development and redevelopment that is occurring in adjacent 
areas invariably impacts the quality of life in Aventura, and vice versa. Impacts of 
development in adjacent cities on hurricane evacuation times is a particular concern. A 
complicating factor is that the hurricane evacuation clearance standards for many 
surrounding jurisdictions, including those in the Coastal High Hazard Area, is up to 24 
hours, which is inconsistent with Aventura's adopted 12 hour standard. This differential 
provides these cities with greater development and redevelopment capacities than the City 

1 & 2  

1 

Source: South Florida Regional Hurricane Evacuation Study - April 19% 

1,754,893 

Biscayne Blvd 

Lehman Cswy 

2 

8 & 9  

NIA 

Lehman Cswy 

Sunny Isles 
cswy 

Lehman Cswy 

NIA 

N Miami 
Beach Blvd 
Hollywood 

Blvd 
Hallandale 
Beach Blvd 

NIA 

Time 
10.67 hrs Jul 

8.49 
Jul 
1.03 
Jul 
1.03 

Jul 
3.79 

Jul 

NIA 

Nov 
10.67 
Nov 

1.03 
Jul 

7.06 
Jul 

7.14 
Jul 

4.66 
Jul 

1.32 
Nov 
1.32 

Nov 
4.79 

Nov 

15.8 
Jul 

6.88 

4.79 hrs 

1.32 hrs 
1.32 
Nov 
8.85 
Nov 
9.17 
Nov 
5.97 
Nov 

8.85 hrs 

9.17 hrs 

20.1 hrs 
20.1 
Nov 
8.82 

8.82 hrs 
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of Aventura, and inhibits-the City's ability to achieve its clearance standards due to 
increased congestion on evacuation routes. Because hurricane evacuation and emergency 
management planning is, by necessity, conducted on a regional basis, it is evident that the 
City must utilize intergovernmental coordination and regional planning forums to address 
these concerns, and to reevaluate the hurricane evacuation formulas. 
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