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Vanessa Madrid 
305.789.7453 

         vanessa.madrid@hklaw.com  
June 25, 2024 

 
VIA ELECTRONIC DELIVERY 
 
Ms. Michelle Lopez 
Director, Community Development & 
Planning and Zoning Department 
City of Doral 
8401 NW 53 Terrace, 2nd Floor 
Doral, Florida 33166 
 
 

RE:  Harborgenix, LLC – Amended and Restated Letter of Intent 
 Text Amendment to City of Doral Land Development Code  
  

Dear Mr. Perez: 
 
  On behalf of Harborgenix, LLC (the “Applicant”), please accept this letter in support of 
its request for a text amendment to the City of Doral (the “City”) Land Development Code (the 
“LDC”) Sections 53-128, 68-786, and 68-820 (the “Application”).  The Application seeks approval 
of proposed modifications to the Use Compatibility Table, Industrial Commercial District (IC) 
Permitted Uses with Special Development Requirements, and Industrial District (I) Prohibited 
Uses.   
 
 Specifically, the proposed text amendment introduces “academies” as a use category to be 
permitted with special requirements in the IC district, and expressly prohibited in the I district, as 
follows: 
 
Sec. 53-128. Use compatibility table. 

 
(a) Category definitions. The following words, terms and phrases, when used 
in this article, shall have the meanings ascribed to them in this section, except where 
the context clearly indicates a different meaning:  
 
Academies. Education and instruction facilities engaged in the offering or providing 
instruction of dance, fine arts, martial arts, music, painting, photography, or theater. 
Academies shall not include early childhood or adult care facilities, public schools, 
private schools, charter schools, exceptional learning centers or trade schools. 

  *   *   * 

puglias
Revised



Harborgenix, LLC – LDC Text Amendment Amended and Restated Letter of Intent  
June 25, 2024 

 2 
 

(b)   The uses for each district are as stated in the following table:  
(1) P means permitted use;  
(2) S means permitted with special regulations;  
(3) E means special exception use;  
(4) (-) means not permitted.  

Category  Description  O-1  O-2  O-3  NC  CC  IC  I  I-R  
Educational/Training Public schools P P P P P — — — 
 Schools S S S S P — — — 
 University   S S S S P P P P 
 Tutoring/instructions (up to 

five students) 
S S S S P P P P 

 Trade Schools S S S S P P P P 
 Academies —  —  —  P P S —  —  
Retail Services          
 Fitness/Sports         
  Fitness center (gyms)  P  P  P  P  P  —  —  —  
  Sports membership  Pc  Pc  Pc  P  P  —  —  —  
  Sports rental  Pc  Pc  Pc  P  P  —  —  —  
  Indoor sports club  Pc  Pc  Pc  P  P  —  —  —  
  Health/exercise centers 

(karate, dancing, 
aerobics, gymnastics, 
etc.)  

—  —  —  P  P  —  —  —  

 
Sec. 68-786. Same—With special development requirements. 

*   *   *   * 
(12)   Academies with a maximum of 30 students at any given time and operations 
between the hours of 9:00 a.m. and 9:00 p.m. 
 

Sec. 68-820. Permitted uses—Generally. 
*   *   *   * 

(b) Prohibited uses. Refer to chapter 53, article II, division 5 for a detailed list of various types 
of uses and development standards. In no instance shall the following commercial uses be 
permitted in the industrial district (I):  
(1) Amusement centers.  
(2) Entertainment centers.  
(3) Health/exercise centers.  
(4) Sport facilities.  
(5) Schools.  
(6)   Academies. 
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Pursuant to LDC Section 53-213(c), Criteria for review of amendments, the City Council, 
planning agency, and construction regulation board, when considering an amendment to the 
comprehensive plan or the LDC shall consider the following criteria: 

(1) Consistency with the comprehensive plan, or in the case of a plan amendment, consistency 
with the remainder of the plan and its goals, objectives, and policies.     
 
The proposed text amendment is consistent with the following Comprehensive Plan, Future 
Land Use Element Goals, Objectives, and Policies: 
 
Policy 2.1.1: Doral’s future development goal is to be a premier place to live, work and 
play, and to accomplish that the City is dedicated to maintaining and developing 
extraordinary community features and facilities associated with “#1 Great Cities” around 
the world including outstanding place and building design, plentiful parks, excellent 
schools and community education opportunities, beautiful streets, interesting cultural and 
artistic venues, smart technology, environmental conservation, efficient government 
services, and easily-accessible vehicular and personal mobility. All land use amendments 
shall contribute to the enhancement of these ‘#1 Great City’ features and facilities. 
 
Policy 2.1.12: By 2018, develop a Cultural Resources Development Plan which lays out a 
strategy and implementation program to encourage private developers, non-profit groups, 
and/or governmental agencies, in partnership with the City where feasible, to build a range 
of cultural facilities in Doral such as museums, public gardens, art galleries/festivals, 
amphitheater, indoor theater and cultural center. Consider the creation of an “Arts” 
District. 
 
Policy 2.1.18: Code enforcement and other available regulatory measures shall be used to 
prevent incompatible land uses from locating adjacent to or near otherwise stable and 
viable uses, especially residential neighborhoods. The rezoning process may be used to 
discourage residential development in close proximity to industrial zoned areas and areas 
with unacceptable noise and/or odor levels. Incompatible non-residential land uses within 
established residential neighborhoods may be given incentives to adaptively reuse or 
replace structures to uses that are compatible with the residential area. Where it is 
physically not feasible to separate incompatible land uses such as residential and non-
residential, buffering shall be required to promote a smooth land use transition. Buffering 
shall be specified in the Land Development Code and may include the following: 
 
a) Physical barriers, including berms, hedges or other landscaping, as well as walls or 
fences aesthetically designed for screening purposes. Physical barriers may also include 
densely vegetated open space; and/or 
 
b) The development of a transitional use between the incompatible uses. For example, a 
low intensity office development could be used to buffer a retail commercial center and a 
residential area. 
 
The proposed text amendment is intended to increase the supply of focused creative spaces 
in the City for performing (including martial), music, or visual arts in strategic areas where 
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commercial uses are suitable.  This amendment will help diversify the small-scale 
businesses serving the growing number of families in the City. 

 
(2) Consistency with applicable sections of the Land Development Code. 

 
Notably, educational facilities (i.e., universities, tutoring/instruction schools) and trade 
schools are already permitted uses in the Industrial Commercial zoning districts; therefore, 
the proposed amendments to allow “academies” will complement the intent of the City’s 
Comprehensive Plan and Code, while placing necessary safeguards to ensure minimal 
impacts related to traffic, parking, noise, and safety.  
 
As noted above, the introduction of “academies” in the IC district will facilitate serving the 
needs of the residential community and increasing the supply of focused creative spaces in 
the City for dance, fine arts, martial arts, music, painting, photography, and theater. The 
size, operation, number of clientele and sound levels for the proposed use are no different 
from a neighborhood spa, beauty salon or barbershop—with limited hours of operation 
(Monday through Friday 2 p.m. to 7 p.m.), and maximum number of 30 students at any 
given time. 
 

(3) Additionally, as to rezoning amendments: 

a. Whether justified by changed or changing conditions. 

b. Whether adequate sites already exist for the proposed district uses. 

c. Whether specific requirements of this Land Development Code are adequate to ensure 
compatibility with adjoining properties as required by the comprehensive plan. 

Not Applicable. The request specifically contemplated herein pertains to a text amendment 
rather than a rezoning.  

Based on the foregoing, we ask for your favorable review of this Application.  Should you 
have any questions or require additional information, please contact me directly. 

 
Respectfully submitted, 
 
HOLLAND & KNIGHT LLP  
 
 
 
Vanessa Madrid, Esq. 
 
 

Enclosures  
Cc: Erica Adams, Esq. 
 



Sec. 53-128. Use compatibility table. 

(a) Category definitions. The following words, terms and phrases, when used in this article, shall have the 
meanings ascribed to them in this section, except where the context clearly indicates a different meaning:  

Academies. Education and instruction facilities engaged in the offering or providing instruction of dance, fine 
arts, martial arts, music, painting, photography, or theater. Academies shall not include early childhood or adult 
care facilities, public schools, private schools, exceptional learning centers or trade schools. 

Auto, truck, and van sales. The term "auto, truck and van sales" means the sale or lease of new or used 
automobile, trucks or vans to the general public or private entity.  

Carwash. The use of a site for washing and cleaning of passenger vehicles, recreational vehicles, or other 
light duty equipment.  

Commercial vehicle storage. The parking and storage for a fee of operable, non-disabled, licensed 
commercial motor vehicles as defined in F.S. § 320.01, construction equipment, agricultural equipment, and 
incidental temporary parking of operable, non-disabled, licensed passenger automobiles to serve such allowable 
uses on the same parcel (but not to include stand-alone automobile parking and storage uses such as car rental 
facilities).  

Educational facility. An institution devoted solely to tutoring and test preparation, vocational or professional 
education or training, an institution of higher education, a community college, junior college and a four-year 
college or university.  

Hotels. The term "hotel" means a building in which lodging, or boarding and lodging, are provided as the 
more or less temporary residence of individuals who are lodged therein and in which ingress and egress to and 
from all rooms are made through an inside lobby supervised by a person in charge at all times. As such, it is open 
to the public in contradistinction to a boardinghouse, lodginghouse or an apartment building. Keys to the rooms 
and mail for the occupant of the hotel are received and generally kept by the attendant at the desk in the lobby. 
Daily linen service and other normal and customary hotel services shall be offered to the individuals lodged 
therein. No more than five percent of the individual hotel units shall be occupied for more than six months. 
Kitchen facilities in individual units may be offered.  

Manufacturing. The transformation of materials or substances into new products, including the assembly of 
component parts, and the production or refining of goods, materials, or substances into new products, including 
the assembly of component parts, but not including research and technology production uses.  

Medical marijuana treatment center dispensing facilities. Refers to the building or structure where low-THC 
cannabis or medical cannabis, as well as cannabis delivery devices, are dispensed at retail.  

Medical use. Those uses concerned with the diagnosis, treatment, and care of human beings. These include 
hospitals; dental services; medical services or clinics; nursing, convalescent homes; orphan's homes; rest homes; 
sanitariums.  

Manufacturing, heavy. The term "heavy manufacturing" means the manufacture or compounding process of 
raw materials. These activities or processes would necessitate the storage of large volumes of highly flammable, 
toxic matter or explosive materials needed for the manufacturing process. These activities may involve outdoor 
operations as part of their manufacturing process.  

Manufacturing, light. The term "light manufacturing" means the manufacture, predominately from 
previously prepared materials, of finished products or parts, including processing, fabrication, assembly, treatment 
and packaging of such products, and incidental storage, sales and distribution of such products, but excluding basic 
industrial processing and custom manufacturing.  

Manufacturing, medium. The term "medium manufacturing" means the processing and manufacturing of 
materials or products predominately from extracted or raw materials. These activities may include outdoor 
assembly and storage of products. Outdoor manufacturing of raw materials into compost, primarily for commercial 



resale, is a medium manufacturing activity. These activities do not necessitate the storage of large volumes of 
highly flammable, toxic matter or explosive materials needed for the manufacturing process.  

Professional offices. Office means a use involving a business, profession, service or government activity 
including laboratories which do not involve retail activities on site.  

Religious institution. The term religious institution means a church or house of worship with related facilities 
such as the following in any combination; rectory or convent, private school, meeting hall, offices for 
administration of the institution, licensed child or adult daycare, playground, cemetery.  

School. An elementary, middle, or high school, and exceptional learning center.  

Warehouse. A use engaged in storage, wholesale, and distribution of manufactured products, supplies, and 
equipment,  

(b) The uses for each district are as stated in the following table:  

(1) P means permitted use;  

(2) S means permitted with special regulations;  

(3) E means special exception use;  

(4) (-) means not permitted.  

Category  Description  O-1  O-2  O-3  NC  CC  IC  I  I-R  
Educational/Training Public schools P P P P P — — — 
 Schools S S S S P — — — 
 University   S S S S P P P P 
 Tutoring/instructions (up to 

five students) 
S S S S P P P P 

 Trade Schools S S S S P P P P 
 Academies —  —  —  P P S —  —  
Retail Services          
 Fitness/Sports         
  Fitness center (gyms)  P  P  P  P  P  —  —  —  
  Sports membership  Pc  Pc  Pc  P  P  —  —  —  
  Sports rental  Pc  Pc  Pc  P  P  —  —  —  
  Indoor sports club  Pc  Pc  Pc  P  P  —  —  —  
  Health/exercise centers 

(karate, dancing, 
aerobics, gymnastics, 
etc.)  

—  —  —  P  P  —  —  —  

Notes: (Pertaining to percentage of retail uses for industrial and industrial commercial zoning. a. pertains to the 
Industrial District and b. pertains to the Industrial Commercial District.)  

a. Only 15 percent of the entire development is permitted as an ancillary use to principal use. For parcels 
within the Doral Décor Overlay District, see section 68-862.  

b. Only 15 percent of the entire development is permitted. For parcels located within the Doral Décor 
Overlay District, see section 68-862.  

c. Only five percent of the total floor area is permitted. If the property's future land use designation is 
office and residential, up to ten percent of the floor area may be permitted.  



(Ord. No. 2007-12, exh. A(ch. II, § 2), 8-22-2007; Ord. No. 2008-01, exh. A(amds. 1, 8), 2-27-2008; Ord. No. 2012-26 
, § 2, 10-30-2012; Ord. No. 2015-45 , § 2, 11-18-2015; Ord. No. 2017-04 , § 2, 3-22-2017; Ord. No. 2019-13 , § 2, 4-
24-2019; Ord. No. 2020-01 , § 2, 5-13-2020; Ord. No. 2021-17 , § 2, 6-23-2021; Ord. No. 2021-40 , § 2, 3-23-2022) 

DIVISION 2. INDUSTRIAL COMMERCIAL DISTRICT (IC) 

Sec. 68-785. Permitted uses—Generally. 

(a) Permitted uses. Refer to chapter 53, article II, division 5 for a detailed list of various types of uses and 
development standards. Refer to chapter 74 for special development requirements for the following uses 
permitted in the industrial commercial district (IC).  

(1) Residential uses as a watchman's or caretaker's quarters in connection with an existing industrial use 
located on the premises concerned.  

(2) Residential uses, subject to the provisions of section 68-862(a).  

(3) Professional offices.  

(4) Medical office.  

(5) Restaurants.  

(6) Hotels and motels with a maximum density of 75 units per acre.  

(7) Hotels and motels with retail uses integrated into the project, in an amount no less than ten percent of 
the total project floor area ratio, as calculated in section 74-157, with a maximum density of 95 units 
per acre.  

(8) Retail and services, only 15 percent of the entire development and could be independent from the 
principal use.  

(9) Retail and services, subject to the provisions of 68-862(b) up to 100 percent of the parcel if located 
within the district core of the Doral Design District Plan. The district core shall contain no more than 
ten percent retail and service uses.  

(10) Educational facilities.  

(11) Trade schools.  

(12) Religious facilities.  

(13) Day care facilities.  

(14) Warehouses.  

(15) Showrooms.  

(16) Manufacturing, light (see section 52-5 for definitions).  

(17) Places of assembly (banquet halls, private clubs, convention and auditoriums).  

(18) Recreation facilities.  

(19) Automotive rental.  

(20) Mini warehouses or self-storage facility.  

(21) Motion picture production studios.  

(22) Parking lots.  



(23) Bars.  

(24) Nightclubs.  

(25) Wine cafes.  

(26) Kennels.  

(27) Banks.  

(28) Brewpubs.  

(29) Vertical indoor farms.  

(b) Prohibited uses. Refer to chapter 53, article II, division 5 for a detailed list of various types of uses and 
development standards. In no instance shall the following commercial uses be permitted in the industrial 
commercial district (IC):  

(1) Amusement centers.  

(2) Entertainment centers.  

(3) Health/exercise centers.  

(4) Sport facilities.  

(5) Schools.  

(Ord. No. 2007-12, exh. A(ch. V, § 17(b)), 8-22-2007; Ord. No. 2012-26 , § 2, 10-30-2012; Ord. No. 2016-19 , § 2, 6-
8-2016; Ord. No. 2017-04 , § 2, 3-22-2017; Ord. No. 2021-17 , § 2, 6-23-2021; Ord. No. 2021-40 , § 2, 3-23-2022) 

Sec. 68-786. Same—With special development requirements. 

Refer to chapter 53, article II, division 5 for a detailed list of various types of uses and development 
standards. Refer to chapter 74 for special development requirements for the following uses permitted in the 
industrial commercial district (IC):  

(1) Auto dealerships and truck sales for new and/or used vehicles, including ancillary uses such as auto and 
truck rentals, wholesale distribution and auto repair; only 40 percent of total gross building area is 
allowed for repair/service bays.  

(2) Auto repair, painting, top and body works pursuant to section 74-148.  

(3) Hotels and motels pursuant to section 74-157.  

(4) Manufacturing, medium (see section 52-5 for definition) pursuant to section 74-158.  

(5) Pharmaceutical storage pursuant to section 74-159.  

(6) Sales rooms and show rooms pursuant to section 74-161.  

(7) Telecommunications hubs pursuant to section 74-162.  

(8) Membership warehouses pursuant to section 74-163.  

(9) Retailing of secondhand items and pawnshops pursuant to section 74-164.  

(10) Micro-brewery pursuant to section 74-168.  

(11) Assisted living facilities pursuant to section 74-147.  

(12)   Academies with a maximum of 30 students at any given time and operations between the hours of 9:00 
a.m. and 9:00 p.m. 



(Ord. No. 2007-12, exh. A(ch. V, § 17(c)), 8-22-2007; Ord. No. 2008-01, exh. A(amd. 8), 2-27-2008; Ord. No. 2019-
13 , § 2, 4-24-2019) 

DIVISION 3. INDUSTRIAL DISTRICT (I) 

Sec. 68-819. Intent and purpose. 

The intent and purpose of the industrial district (I) is to allow for industrial uses in the city, which shall 
increase the economic activity as being in close proximity to Miami International Airport and to retain and 
continue allowing industrial uses in the city.  

(Ord. No. 2007-12, exh. A(ch. V, § 18(a)), 8-22-2007) 

Sec. 68-820. Permitted uses—Generally. 

(a) Permitted uses. Refer to chapter 53, article II, division 5 for a detailed list of various types of uses and 
development standards. Refer to chapter 74 for special development requirements for the following uses 
permitted in the industrial district (I).  

(1) Residential uses as a watchman's or caretaker's quarters in connection with an existing industrial use 
located on the premises concerned.  

(1a) Residential uses, subject to the provisions of section 68-862(a).  

(2) Professional offices.  

(3) Medical offices.  

(4) Restaurants.  

(5) Hotels and motels with a maximum density of 75 units per acre.  

(6) Retail and services, permitted only as an ancillary use with only 15 percent of the entire development 
in conjunction with principle uses.  

(6a) Retail and services, subject to the provisions of section 68-86(b).  

(7) Educational facilities.  

(8) Trade schools.  

(9) Religious facilities.  

(10) Day care facilities.  

(11) Warehouses.  

(12) Showrooms.  

(13) Manufacturing, light.  

(14) Places of assembly (banquet halls, private clubs, convention and auditoriums).  

(15) Recreation facilities.  

(16) Automotive rental.  

(17) Mini warehouses or self-storage facility.  

(18) Motion picture production studios.  



(19) Parking lots.  

(20) Kennels.  

(21) Banks.  

(22) Brewpubs.  

(23) Vertical indoor farms.  

(b) Prohibited uses. Refer to chapter 53, article II, division 5 for a detailed list of various types of uses and 
development standards. In no instance shall the following commercial uses be permitted in the industrial 
district (I):  

(1) Amusement centers.  

(2) Entertainment centers.  

(3) Health/exercise centers.  

(4) Sport facilities.  

(5) Schools.  

(6)     Academies. 

(Ord. No. 2007-12, exh. A(ch. V, § 18(b)), 8-22-2007; Ord. No. 2012-26 , § 2, 10-30-2012; Ord. No. 2017-04 , § 2, 3-
22-2017; Ord. No. 2021-17 , § 2, 6-23-2021; Ord. No. 2021-40 , § 2, 3-23-2022) 

Sec. 68-821. Same—With special development requirements. 

The following uses are permitted in the industrial (I) district, under the special development requirements 
and/or specified herein. Refer to chapter 53, article II, division 5 for a detailed list of various types of uses and 
development standards. Refer to chapter 74 for special development regulations for these uses permitted in the 
industrial district (I).  

(1) Hotels and motels with retail uses integrated into the project, in an amount no less than ten percent of 
the total project floor area ratio, as calculated in section 74-157, with a maximum density of 95 units 
per acre.  

(2) Bars pursuant to chapter 74, article IV.  

(3) Nightclubs pursuant to chapter 74, article IV.  

(4) Auto dealerships and truck sales pursuant to section 74-152.  

(5) Auto repair, painting, top and body works pursuant to section 74-148.  

(6) Manufacturing, heavy pursuant to section 74-158.  

(7) Manufacturing, medium pursuant to section 74-158.  

(8) Membership warehouses pursuant to section 74-163.  

(9) Micro-brewery pursuant to section 74-168.  

(10) Noncommercial parking lots pursuant to section 74-169.  

(11) Assisted living facilities pursuant to section 74-147.  

(Ord. No. 2007-12, exh. A(ch. V, § 18(c)), 8-22-2007; Ord. No. 2016-19 , § 2, 6-8-2016; Ord. No. 2019-13 , § 2, 4-24-
2019) 



Sec. 68-822. Special exception uses. 

Refer to chapter 53, article II, division 5 for a detailed list of various types of uses and development 
standards. Refer to chapter 74, article VIII, division 6, for special development regulations for adult uses in the 
industrial district (I).  

(Ord. No. 2007-12, exh. A(ch. V, § 18(d)), 8-22-2007) 
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