
M E M O R A N D U M 
To: Honorable Mayor and Town Council 

From: Rafael G. Casals, Town Manager  

Date: June 17, 2015 

Re: Conditional Use Permit – Pinnacle Investment Properties Inc. 
(Application No.: CUSE-2015-002) 

REQUEST 

A RESOLUTION OF THE MAYOR AND TOWN COUNCIL OF THE TOWN OF 
CUTLER BAY, FLORIDA, APPROVING A CONDITIONAL USE APPLICATION 
TO PERMIT THE CONVERSION OF 58,428 SQUARE FEET OF OFFICE SPACE 
IN AN EXISTING 4 STORY BUILDING LOCATED AT 10750 CARIBBEAN 
BOULEVARD FROM BUSINESS USE TO A CHARTER SCHOOL, AS LEGALLY 
DESCRIBED IN EXHIBIT “A”, CONSISTING OF APPROXIMATELY 2.16 NET 
ACRES; AND PROVIDING FOR AN EFFECTIVE DATE.  

BACKGROUND AND ANALYSIS 

The intent of this request is to seek approval of a conditional use application by Pinnacle 
Investment Properties to convert an existing office building at 10750 Caribbean Boulevard in the 
Town Center District to a charter school.  The property consists of 58,428 total square feet of 
office space in a four story building on a 2.16 acre site.  Alliance Development has entered into a 
contract with Pinnacle Investment Properties to buy and renovate the property and operate it as 
Virtus Academy K-10 Public Charter School. A copy of the Conditional Use Application is 
provided in Attachment “A” and the aerial photograph in Attachment “B” shows the property 
location.   

If this conditional use application is approved by the Council, the applicant will also be required 
to obtain administrative site plan approval in order to implement the proposal. The Application 
for Conditional Use was reviewed under the requirements of Sections 3-39(B), 211 and 212(F).     

Property Background and Description.  The 4 story office building at 10750 Caribbean Boulevard 
(Folio 36-6007-024-0010) currently named South Dade 1 was built in 1960 as part of the Cutler 
Ridge Office Park. The South Dade 2 building currently houses Cutler Bay Town Hall and other 
office uses.   The subject building includes four floors of 14,607 square feet each for a total of 
58,428 square feet.   After its construction in 1960, the building was operated as office space and 
underwent various upgrades over the years.   
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After acquiring the property from Pinnacle Investment Properties, Alliance Development plans a 
complete renovation of the entire building to upgrade all fire protection, life safety, mechanical, 
electrical, and plumbing systems so that the building complies with the Florida Building Code for 
Educational Facilities.  Other planned improvements include roof replacement, elevator 
modernization, reconfiguration of the southern parking area, and replacement of the northern 
parking area with recreational facilities.  The building will include 33 classrooms, a music lab, a 
computer lab, an art lab, and a cafeteria.  The existing parking area on the north side of the 
building will be converted into recreational space including a basketball/volleyball court, a mini 
soccer field, a walking track, and a pre-K to 2 play area.  Upon completion, the school will total 
902 students and 55 staff members.   
 
CONDITIONAL USE EVALUATION CRITERIA  
 
In evaluating an approval of a conditional use application under the Town’s Land Development 
Regulations, the following evaluation criteria apply.   
 

1. Compliance with the Town’s Growth Management Plan. Yes with conditions. The 
Town’s 2020 Future Land Use Map (see Attachment “C”) shows the subject parcel 
designated in the “Town Center” land use category. This category allows a mix of retail, 
services, hotels, entertainment, residential, institutional and offices. A private school is 
typically considered an Institutional Use. There are a number of Growth Management 
Plan objectives and policies that support development and redevelopment within the 
Town Center area including the proposed redevelopment of an aging office building as an 
active school.   However, there are a number of policies, listed below, in the Growth 
Management Plan which this application needs to address. 

 
Policy FLU-2A: Development and redevelopment in Town Center shall provide for a well-
designed and compatible area that provides attractive places to live, work and shop and is 
accessible via the full range of transportation options, including transit, automobiles, 
bicycles and pedestrians. 
 
Policy FLU-7C:  The Town, through its Land Development Regulations, shall require 
developers to provide necessary on-site infrastructure including parking; safe and convenient 
traffic circulation; sidewalks and multi-modal transportation facilities, as appropriate; open 
space; water and wastewater connections of facilities, and drainage and stormwater 
management.  
 
Policy FLU-2E: The Town shall implement unified high quality urban design in the Town 
Center in accordance with the adopted regulating plan for the area, as it is periodically 
amended.   
 
Policy FLU-5F:  The Town shall require aesthetically pleasing and environmentally sensitive 
landscaping as an important component of development and redevelopment proposals. 
 
Policy T1-3J: The Town shall coordinate with Miami-Dade County Schools, and the 
Metropolitan Planning Organization to develop safe routes to and from schools.  
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Policy C-2N: The Town will encourage the use of Florida Friendly Landscapes guidelines 
and principles; gutter downspouts, roof runoff, and rain harvesting through the use of rain 
barrels and directing runoff to landscaped areas; drip irrigation or micro-sprinklers; and the 
use of porous surface materials (bricks, gravel, turf block, mulch, pervious concrete, etc) on 
walkways, driveways and patios. 
 
Policy C-12I: The Land Development Regulations will include site plan review standards 
that all stormwater collected on rooftops will be directed to drain into landscape planter beds 
or otherwise be utilized on-site before running into a storm drain catch-basin. 
 
Policy I5-2A: The Town will continue to enforce the on-site water retention standards for 
new development and redevelopment projects. 
 
Policy C-12H: The Land Development Regulations will include site plan review criteria that 
will require the developer to submit statements and all necessary information to describe the 
green developments standards they are utilizing within their developments 
 
Policy EDU-3F: When considering a site for possible use as an educational facility Miami 
Dade County Public Schools should consider whether the present and projected surrounding 
land uses are compatible with the operation of an educational facility. 
 
Staff recommends these issues be addressed as part of this approval in order to ensure full 
compliance with the Growth Management Plan.   

 
Staff finds that a Charter School use located within the Town Center would be consistent 
with the Goals, Objectives and Policies with the Town’s Growth Management Plan.   

 
 

2. Consistent with the “character and purpose” of the zoning district.  Yes with conditions. 
The subject property is zoned ‘Town Center District’ on the official Zoning Map (see Attachment 
D) and the district allows a wide mix of uses including educational. The District “is provided to 
encourage the expansion and redevelopment of Southland Mall and adjoining areas.” The project 
will provide a more active use of a previously marginally utilized office building.    
 

The Town Center District also specifies that the mix of uses should be “in a compact, 
pedestrian-oriented environment.”  The project’s setting within the Town Center District is 
not oriented to foot traffic and is considered by many to be unsafe for pedestrians.  It is 
recommended that additional pedestrian improvements be considered as part of this 
approval.  
 

3. The size, shape and character of the property are suited for the proposed use. Yes. While 
most public school buildings are typically one to two stories on larger properties, many charter 
schools have been developed in repurposed commercial structures.  There is some concern about 
the proposed recreational use adjacent to a heavily used roadway.  Additional attention should be 
given to this issue to ensure that this is addressed.  
 
4.  Is compatible with the existing uses near the property. Yes. Abutting and adjacent 
properties to the west and south are occupied by commercial, office and civic uses. The change of 
use to educational is compatible with nearby existing uses including the South Dade Cultural 
Center and Library to the south. 5. Will not adversely affect the development of the general 
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neighborhood or district. Yes. The educational use is not expected to have any negative external 
impacts.  Consideration should be given to ensure that traffic during morning and afternoon drop-
off times is mitigated. 
 
6. Will not generate vehicular traffic or create vehicular circulation problems or parking 
demands that have an unfavorable impact on surrounding properties when compared with 
uses permitted by right in the same district. Yes with conditions.  The project will have an 
unfavorable impact due to the congestion created during drop-off and pick-up times. This impact 
will be successfully mitigated by the applicant meeting the conditions noted in the traffic 
analysis. 
 
7.  Potential for fire and/or other equally or greater dangerous hazards. No. The proposed 
use will not create hazards. 
 
8. Create an unfavorable environmental impact on surrounding uses (e.g. noise, glare, 
smoke, dust, odor, fumes, water pollution, or general nuisance). No. The proposed use  
will create no unfavorable environmental impacts on surrounding uses. 
 
9.  Is consistent with existing and planned pedestrian and vehicular circulation adjacent to 
and near the property.  Yes with conditions. As noted previously, the Town’s Growth 
Management Plan contains a number of policies addressing safe and convenient traffic 
circulation, full range of transportation options, including transit, automobiles, bicycles and 
pedestrians, and aesthetically pleasing landscaping in the “Town Center” area.   In addition to 
meeting the traffic study conditions, the project should address Policy FLU-7C. 
 
10. Site is adequately served by essential public services and facilities not requiring 
additional public expense in infrastructure improvements.  Yes. The proposed public 
educational use should have no additional impact on essential public services and facilities. 
Level-of-service standards adopted in the Growth Management Plan for roads, drainage, water, 
wastewater and solid waste will be maintained if the conditional use is approved. 
 
11. Will not adversely affect any site or feature of historical, cultural, natural or scenic 
importance. Yes. The proposed use will not adversely affect any site or feature of historical, 
cultural, natural or scenic importance. 
 
12.  Will not be contrary to the public health, safety, and welfare, provided that a denial 
based exclusively on this language shall include explicitly findings regarding the way in 
which granting the special exception would be contrary to the public health, safety and 
welfare. Yes with conditions.  The approval of this conditional use application with appropriate 
conditions as discussed above and noted in the Recommendation section will not be contrary to 
the public health, safety and welfare of the residents of the Town of Cutler Bay. It will provide an 
additional educational resource for Cutler Bay and unincorporated County residents to increase 
their skills and employment potential.  
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ADDITIONAL EDUCATIONAL USE STANDARDS 
 
Town Code Section 3-212(F) provides additional standards which must be considered when a 
conditional use application for an educational facility or school, public or private, is filed. These 
standards are presented and discussed below. 
 
1. When determining impacts on surrounding uses, neighborhood compatibility, traffic and 
on-site stacking and circulation shall be considered. The applicant will be required to 
submit a traffic management plan prior to conditional use approval. The plan must be 
prepared by a qualified traffic engineer and indicate methods to resolve internal/external 
traffic conflicts due to ingress, egress, stacking, drop-off, pick-up, and other parking issues 
related to the site and adjoining properties. The plan should be supported by a traffic study 
which demonstrates that vehicular access and circulation standards are being met and that 
pedestrian and vehicular circulation can be provided in an efficient and safe manner.  Yes 
with the condition that all of the issues and conditions in the traffic analysis are satisfactorily 
addressed. 
 
2. All traffic calming, signage and any proposed changes to traffic lanes on any roadways 
associated with the school must obtain prior approval from the Miami-Dade County Public 
Works Department.  Yes with the condition that all of the issues and conditions in the traffic 
analysis are satisfactorily addressed. 
 
3. All outdoor play areas shall be buffered from any residential uses for the purpose of 
mitigating noise.  Not applicable.  
 
4. No off-site parking or queuing is permitted at any time of the day.  Yes with the condition 
for additional stacking in the mall parking lot and pedestrian access to it as detailed in the traffic 
analysis met.  
 
5. An accumulation assessment is required to meet all Miami-Dade County standards.  Yes 
the accumulation assessment was completed and conditions set as detailed in the traffic analysis. 

 
 
RECOMMENDATION 

 
It is recommended the Town Council Approve the attached Resolution subject to the following 
conditions: 
 

1. Virtus Academy shall only be operated at 10750 Caribbean Boulevard, as indicated in the 
Plan of Survey, dated October 2, 2014, prepared by Ricardo Rodriguez, P.S.M.  
Operating this school from another location will require conditional use approval from 
the Town and applicable regulatory agencies.  
 

2. Must maintain all storm water runoff on site. 
 

3. A storm water management plan that meets the Town’s sustainability requirements for 
on-site retention, surface bioswale treatment, and pervious surface standards should be 
developed and provided at site plan approval. 
 

4. This approval shall only apply to grades Pre-K through 10th Grade.   
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5. Applicant must secure administrative site plan approval for the site prior to operation of 
the Charter School.  Site plan must show substantial landscape, pavement marking, traffic 
circulation and pedestrian safety improvements to the parking field.  Lighting must also 
be analyzed for compliance with Code standards and improved if necessary. 
 

6. The Applicant shall reimburse the Town for professional fees incurred (cost recovery) as 
part of the conditional use application approval process.  The cost-recovery 
reimbursement shall be paid to the Town prior to the issuance of the Certificate of Use.    
 

7. The Applicant shall provide the Town of Cutler Bay Department of Community 
Development a certified copy of the enrollment on November 1st of each school year.   
 

8. Traffic operations shall not create internal site queues that would potentially back-up 
through the driveway and thus impede traffic flow.  If this occurs, the Applicant has 72 
hours to provide an alternative internal traffic circulation plan to the Town with specific 
actions to mitigate the queues problem. 
 

9. The school must comply with PWWM’s approved Traffic Evaluation, Traffic Operations 
Plan and Site Plan.   
 

10. The proposed school total population shall not exceed a maximum of 902 students.  
 

11. The proposed school will operate from Monday through Friday, between the 
hours of 7:00 AM to 5:00 PM.  Special events will be subject to Town of Cutler 
Bay permit and code requirements. 

 
12. The Applicant shall not use the adjacent property without written permission from 

the property owner.  A copy of the authorization letter shall be provided to the 
Town Department of Community Development. 
 

13. The Applicant understands and acknowledges that it must comply with all other 
applicable requirements of the Town Code of Ordinances, and this Resolution may be 
revoked by the Town Council at any time upon a determination that the Applicant is not 
in compliance with the Town Code or the conditions of this Resolution. 
 

14. All state and local permits shall be obtained by the Applicant prior to the issuance 
of the Certificate of Use.  
 

15. Issuance of this development permit by the Town of Cutler Bay does not in any 
way create any right on the part of an Applicant to obtain a permit from a state or 
federal agency and does not create any liability on the part of the Town of Cutler 
Bay for issuance of the permit if the applicant fails to obtain requisite approvals or 
fulfill the obligations imposed by a state or federal agency or undertakes actions 
that result in a violation of state or federal law.  
 

16. All applicable local, state and federal permits must be obtained before 
commencement of the development. 
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ATTACHMENTS 
 
A:  Letter of Intent and Conditional Use Application 
 
B:  Aerial Photograph 
 
C:  Future Land Use Map 
 
D:  Zoning Map 
 
E:  Advertisement / Courtesy Notice / Property Postings 
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Application No.: CU-2015-002 
 

 
 

Attachment “A” 

Letter of Intent and 

Application for Conditional Use  

 
Pinnacle Investment Properties Conditional Use  

Conditional Use approval to permit conversion of 58,428 
square feet of office use to educational use within an 
existing 4- story office building. 
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Attachment “B” 

Aerial Photograph 

 
Pinnacle Investment Properties Conditional Use  

Conditional Use approval to permit conversion of 58,428 
square feet of office use to educational use within an 
existing 4- story office building. 
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Attachment “C” 

Future Land Use Map 

 
Pinnacle Investment Properties Conditional Use  

Conditional Use approval to permit conversion of 58,428 
square feet of office use to educational use within an 
existing 4- story office building. 
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Attachment “D” 

Zoning Map 

 
Pinnacle Investment Properties Conditional Use  

Conditional Use approval to permit conversion of 58,428 
square feet of office use to educational use within an 
existing 4- story office building. 
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Application No.: CU-2015-002 

Attachment “E” 

Advertisement / Courtesy Notice / 
Property Postings 

Pinnacle Investment Properties Conditional Use 

Conditional Use approval to permit conversion of 58,428 
square feet of office use to educational use within an 
existing 4- story office building. 
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Free Eye Exams & Glasses to Eligible
Children The Florida Optometry Eye
Health Fund, in coordination with the
Miami Lighthouse for the Blind and
Visually Impaired, promotes access
to comprehensive eye care to help
the less fortunate reach their full
potential. The Miami Lighthouse for
the Blind and Visually Impaired will
be providing free eye examinations
and glasses to eligible children
through the end of 2015. June 7-June
14 Free Miami Lighthouse for the
Blind and Visually Impaired 601 SW
8th Ave., Miami.
In Deep With Diatoms This is an
exhibition of original watercolors by

the Tropical Botanic Artists collective
featuring portraits of diatoms found
in the Florida Coastal Everglades
Research Area. The paintings are the
result of collaboration between the
Miami artists and Dr. Evelyn Gaiser,
Professor, Department of Biological
Science & Southeast Environmental
Researchorida International Uni-
versity. Dr. Gaiser is principal in-
vestigator for the local Long Term
Ecological Research (LTER). June
7-June 14 7 a.m.-5:30 p.m. Free
Biscayne National Park 9700 S.W.
328 St., Homestead.
Jose Paez del Nogal: Three Ele-
ments “Three Elements” is the
summary of a successful career by
the talented drawer and painter,
Venezuelan artist José Páez del

Nogal. The exhibition will showcase
15 of his most recent artworks.
Another 15 will be available through
the center’s website. June 7-June 14
Free Canale Diaz Art Center 146
Madeira Ave., Coral Gables.
Jose Regalado: My World Under-
water Passionate about the envi-
ronment and seduced by its natural
beauty, photographer Jose Regalado
finds muses in the colors, shapes
and uniqueness of underwater
ecosystems. A consummate world
traveler, visiting over fifty counties,
Regalado has been able to capture
exotic and incredibly rare under-
water photos which he prints on
stainless steel. This printing method 
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TOWN OF CUTLER BAY 
PUBLIC HEARING COURTESY NOTICE  

 
   Hearing Number:  CU-2015-002 
 
   Applicant:             Pinnacle Investment Properties 
   
   Location:            10750 Caribbean Blvd 
 
   Folio Number:   36-6007-024-0010 
                                 
   Request:      Conditional Use approval to permit conversion of 58,428 square feet of office use to 

educational use within an existing 4- story office building.  
 
                
               
    

Hearing Location: Town Hall Council Chambers, 10720 Caribbean Blvd. 
                                          Cutler Bay, FL 33189 
                                                                                                             
Hearing Date:           Wednesday, June 17, 2015  
Hearing Time:           7:00 PM 

  
 
Note: 
Documents are on file and may be examined at Town Hall, 10720 Caribbean Blvd., Suite 105, 
Cutler Bay, FL 33189 or viewed on the Town’s website at www.cutlerbay-fl.gov one week 
prior to the Town Council Meeting.  Community Development Department staff is available via 
phone at 305-234-4262 or to meet with you in-person during regular business hours (Monday – 
Friday, 8:30 AM – 5:30 PM) to respond to any questions or concerns regarding the proposed 
project that you may have. These documents may be modified at the public hearing. 

 

Department of 
Community Development 

http://www.cutlerbay-fl.com/
http://www.cutlerbay-fl.gov/

























	M E M O R A N D U M
	From: Rafael G. Casals, Town Manager



