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INTERNAL CONTROLS 
 
Our overall evaluation of internal controls for the District’s facility leasing function 
audited is summarized in the table below.  
 

INTERNAL CONTROLS RATING 
CRITERIA SATISFACTORY NEEDS 

IMPROVEMENT 
INADEQUATE 

Process Controls  X  
Policy & 
Procedures 
Compliance 

 X  

Effect  X  
Information Risk  X  
External Risk 
(Image) 

 X  

 
INTERNAL CONTROLS LEGEND 

CRITERIA SATISFACTORY NEEDS 
IMPROVEMENT 

INADEQUATE 

Process Controls Effective Opportunities 
exist to improve 
effectiveness. 

Do not exist or are not 
reliable. 

Policy & 
Procedures 
Compliance 

In compliance  Non-Compliance 
issues exist.  

Non-compliance issues 
are pervasive, 
significant, or have 
severe consequences.  

Effect Not likely to 
impact 
operations or 
program 
outcomes  

Impact on 
outcomes 
contained 

Negative impact on 
outcomes 

Information Risk Information 
systems are 
reliable. 

Data systems are 
mostly accurate 
but can be 
improved. 

Systems produce 
incomplete or 
inaccurate data which 
may cause 
inappropriate financial 
and operational 
decisions.  

External Risk 
(Image) 

None or low Potential for 
damage 

Severe risk of damage  
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BACKGROUND  
   
The Facilities Planning division within the Office of School Facilities is responsible for 
managing the District’s centralized facilities leasing function and ensuring that the 
District’s space needs are met. This unit is also responsible for leasing District-owned 
property to other agencies and entities under certain conditions as allowed by State law 
and School Board rule. These duties are only part of the unit’s responsibilities, which 
principally include advance planning, site selection and acquisition, and developmental 
impact fee monitoring. Facilities Planning currently has eight (8) administrative positions 
(seven filled) involved in the District’s leasing activities. The partial organizational chart 
below shows the lines of reporting during the audit period, with the exception of the 
Temporary Chief Facilities Officer, who was appointed to the position subsequent to the 
end of our fieldwork. 
 

 
 

OFFICE OF SCHOOL FACILITIES
Temporary Chief Facilities Officer 

J. Torrens 

FACILITIES PLANNING 
Planning Officer 
A. Rijo-Conde 

Administrative Director 
F. Albuerne

Executive Director 
M. Levine

Site Acquisition & Leasing 
Supervisor II 

Open 

Coordinator II 
O. Maestre 

Coordinator II 
A. Betancourt 

Coordinator II 
M. Cil-Alvarado 

Real Property 
Specialist II 

I. Barba 
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Currently, M-DCPS leases 35 properties through operating leases and joint use 
agreements with other agencies. The composition of these leases is summarized in the 
following table. 
 

SUMMARY OF FACILITIES LEASED BY M-DCPS AS LESSEE  

Category 

Number 
of 

Contracts 

Annual 
Contracted 

Lease 
Expense 

Gross 
Square 
Feet or 
Space1 

Cost per 
Square 
Feet or 
Space2 

Schools  4 $1,935,926 123,104 $15.73
Administrative Offices  3 536,368 30,721  $17.46
Parking Lots 12     323,592 882  $366.88
Joint Use - Parks 7     474,265 -  -
Joint Use - Other Agencies 8 229,135 25,723 $8.90
Telecommunications Tower    1          3,154 - -
     Totals 35 $3,502,440  

 
The District also leases, as lessor, 31 of its properties to other agencies and entities. 
These rented properties include office and classroom spaces that are temporarily not 
needed for educational programs, parking lots, and antenna space at some locations. 
Except for rented antenna space, rented use of these properties is normally during 
hours when educational instruction is not in progress at the facilities. The composition of 
these leases is summarized in the following table. 
 

SUMMARY OF FACILITIES LEASED BY M-DCPS AS LESSOR  

Category 
Number of 
Contracts 

Annual 
Contracted 

Lease 
Revenues 

Gross 
Square 
Feet or 
Space 

Revenue 
per Square 

Feet or 
Space 

Parking Lots3  5  $202,281 503 $402
Telecommunication Towers 6   77,811     -     - 
Office or Classrooms  4     4     -     - 
Joint Use with Other Agencies    16              14     -     - 
     Totals  31 $280,110   
Source: Approved School Board agenda item. 
Note: Information on the amount of square feet or space leased is not presented for all 

categories above because the information was not included in the School Board agenda 
item or lease file. 

                                                 
1 The unit of measure used for parking lots is the total number of spaces provided. All other 
units shown are in gross square foot. 
2 The unit cost shown for parking lots is the cost per parking space provided. All other unit costs 
shown are in cost per square foot. 
3 Includes one lot of 66 spaces that is rented at $1 per annum. 
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The District’s facilities leasing function is centralized. The following diagram charts the 
facilities leasing process as it occurs in Facilities Planning. (See management’s 
response at page 25.) 
 
Facilities Leasing Function Flow Diagram 

Control Point 1    Form 
filled out by requestor 
and approved by senior 
staff over the location 

Lease 
Authorization 

Form 

Facilities Planning 
staff meet with the 
requestor to 
document the user’s 
needs and search 
area. 

User's needs 
and search area 

document 

Facilities Planning 
performs search of 
available properties 
in the search area

Spreadsheet of 
available 
properties 

Spreadsheet 
Facilities Planning and 
Requestor rank facilities. 
A site selection memo is 
sent to senior staff 
overseeing the location 
to approve site selected. 

Control Point Weakness 
Independent sources 
such as Multiple Listing 
Service (MLS) lists and 
broker lists are not 
always obtained to 
document all available 
facilities in search area.   

Site selection is 
approved, and the 
lease terms are 
summarized in a “deal 
memo” prepared for 
School Board agenda. 

School Board 
agenda item 

Are any 
improvements 

needed? 

Facilities Planning 
obtains estimates for 
improvements to list of 
available properties. 

Yes

No 

Site Selection 
Memo 

Control Point 
Weakness 
Rent versus purchase 
cost analysis is not 
required for long-term 
leases 

Within budget 
and meet 

requestor’s 
needs

Yes

No 

Control Point Weakness 
Agenda items do not 
always have a not-to-
exceed limit for 
improvement costs.   

Control Point 2   
Approved if within rent 
budget and if it meets 
the requestor’s needs. 

Prepares list 
of available 
properties 

School Board 
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Regarding the above leased facility, we were informed that the original estimate of $5 to 
$5.5 million was based on the typical or conventional classroom space. However, the 
excessive costs were caused by non-
standard and complex design features and 
project delivery methods that made the 
work much more elaborate and costly, such 
as angled and curved walls, wall niches, 
and angled suspended ceilings as depicted.  
In addition, management stated that 
inflationary pressures on the construction 
industry, in general, added to the cost of the 
project.  
 
Other features added to the building that 
contributed to the increased cost include free-formed (most with curved shapes) artistic 
soffits in the hallways and a new roof. Additionally, all of the teachers interviewed stated 
that the open ceilings and walls allow for too much noise from surrounding classrooms 
and may need to be corrected.  In fact, one 
teacher stated that her classroom is so 

noisy due to the open ceilings and walls 
that the school is “not an environment for teaching”.  Also contributing to the cost of this 
project was $235,000 for roof replacement made to the facility. Although the executed 
lease agreement states that the landlord is responsible for the maintenance, repair, and 
upkeep of the roof, a separate agreement was signed by Facility Planning staff to 
obligate the School District to pay for 
$235,000 of the $385,000 total quoted 
cost to replacement the existing roof. 
Facility Planning staff indicated that this 
was a negotiated amount agreed to by 
the former Chief Facilities Officer. 
Neither this subsequent agreement nor 
the associated payments were 
individually submitted to the School 
Board for approval. 

Curved walls 
& store front 

glass  

Angled 
suspended 

ceilings & open 
walls to next 
classrooms 

Offset 
angled 
walls 

Numerous 
decorative 
wall niches
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Although School Facilities disclosed the more than $6 million increase to the School 
Board and obtained the Board’s approval over a series of meetings, these increases 
were folded into agenda items containing many other capital projects as budget 
transfers, and may have obscured the fact that these funds were being spent on a five-
year leased facility. The Board was presented these increases in four different items (F-
20 on April 6, 2006 for $1,890,359; F-20 on June 14, 2006 for $1,731,000; F-20 on 
September 13, 2006 for $2,700,000; and F-20 on January 17, 2007 for $133,830) to 
amend capital construction budgets for a number of projects, including the one in 
question. (See the figure below.) We believe that the nature of the facility and the 
amount of the increases involved warranted that the increases be explicitly disclosed. 
Furthermore, the nature of the project funding appears to have been somewhat 
unconventional, in that it was funded through a series of individual Job Order 
Contracting (JOC)6 and Construction Manager at-Risk (CM) work orders ranging from 
approximately $571,000 to $4.7 million with two different contractors. The following 
figure presents an example of the format in which information regarding the increases to 
the project budget was presented to the Board. The excerpt is from School Board 
agenda item F-20, which adjusted 17 different project budgets and was presented to the 
Board on September 13, 2006. 
 

Program 
Description 

Project 
No. Amount Fund Object Location Program Function Description 

Authorize staff to 
transfer project 
budgets as 
follows: 

 

      

 

FROM:         
0001 $  5,084,203 0370 5969 9128 0001 9700 Undistributed 

Contingency 0001 $       16,850 0397 5969 9128 0001 9700 
East Impact Fee 
Reserve 

2801 

$     900,000 0301 5630 9217 2801 7400 

Contingencies, 
central reserves, 
other DIC projects 
and other 
accounts 
necessary to 
balance these 
transfers 

SW Impact Fee 
Reserve 

2801 
$  8,755,834 0303 5630 9217 2801 7400 

 

Total  $14,756,887       
TO:         
         

Palmetto MS A0100802 $         4,060 0370 5680 6701 2514 7400 

Preconstruction for 
restroom facility at 
park 

Highland Oaks 
Middle Interim 
Relief/K-Mart 
Conversion 00170300 $  2,700,000 0370 5630 7023 1567 7400 

On-site and Off-
site improvements 
traffic signalization 
& drop-off 

Miami Norland SH A0816 $       16,850 0397 5630 7381 2663 7400 Network Wiring 
         
Total  $14,756,887       
 
                                                 
6 JOC work orders that are less than $5 million do not have to be presented to the School Board 
for approval. 
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Appendix A – Detailed Schedule of Leases (M-DCPS As Lessee) 

LANDLORD DESCRIPTION LEASE TERMS 
2006-07  

BUDGET 
4141 Design Corporation DASH School – Physical Education & Gallery Space 5/1/96-4/30/11 $   258,192
A.A. Holdings, LLC  School for Applied Technology 9/23/06-9/22/07         259,538
Biscayne Management School Board Administration Building – Parking 11/20/06-11/19/07        50,400
Chamber Center, Inc.  Region VI – Office Space 6/28/05-6/27/10      254,011 
City of Miami  Six City Parks 10/1/05-9/30/10       392,416
City of Miami Beach  Flamingo Park for Miami Beach Senior High School 7/18/05-7/17/10 15,600 
City of Miami Beach  North Beach Elementary – Parking 7/23/06-7/22/11 4,320 
City of North Miami   North Miami Middle School – Parking 7/1/97-8/25/07 3,260
City of North Miami  North Miami Middle School – Use of Cagni Park 4/1/94-3/31/09 41,516
City of North Miami  City of North Miami (Elementary Middle School Ground 

Lease) 
1/25/99-1/24/2039 1 

City of North Miami  J.W. Bryan Elementary PLC – Land Lease 8/29/96-8/28/2036 3 
City of North Miami  North Miami Middle School – Land 11/22/60-unlimited 1 
City of South Miami  South Miami Middle School – Park Use 10/1/55-9/30/2009 17,733
Community Partnership for 
Homeless 

Homeless Assistance Center 1 - Downtown Miami (Joint 
Use Cost Sharing Agreement) 

11/29/95-
11/28/2035 

71,479

Community Partnership for 
Homeless  

Homeless Assistance Center 2 - Homestead (Joint Use 
Cost Sharing Agreement) 

7/15/99-7/14/2039 97,606

Catholic Charities of the 
Archdiocese of Miami, Dove 
Real Estate  

Dorsey Adult Educational Center - 130 NE 62 St., Miami 10/1/06-9/30/11 42,336

Dolphins Gate, LLC Temporary parking for Central West Transportation 5/01/06 – 4/30/07 25,680
Everglades Community 
Associations, Inc.  

Migrant Education Program 2/6/06-2/5/09 15,308

FEC Railway Company  DASH - Parking 12/18/90-12/17/06 7,175
First Baptist Church of 
Hialeah  

South Hialeah Elementary – Parking  1/19/06-1/18/08 9,000 

Golden Glades Office Park  Region II – Office Space 8/20/05-4/30/11 185,232 
Hialeah Church of Nazarene South Hialeah Elementary – Parking  6/11/94-5/31/08            3,600 
Jack Thomas Inc., Realtors 
as agent for Omni 
Partnership 

School Board Administration Building - Parking 4/26/04-4/25/07          36,000 

McCrory Design Associates, 
Ltd.  

DASH School – Parking  5/10/96-5/9/2007             7,500

Miami Baptist Association  Morningside Elementary - Parking 10/1/93-9/30/08 5,304 
Miami-Dade Board of 
County Commissioners  

Rooftop Space for Telecommunication Equipment 4/1/06-3/31/08 3,154 

Miami-Dade Board of 
County Commissioners  

Miami-Dade Special Park Assessments 10/1/91-9/30/21 2,000 

Miami-Dade Board of 
County Commissioners 

Land-lease agreement for the Homeless Assistance 
Center in Homestead 

7/1/99-6/30/2039 1

Miami-Dade/City of Miami 
Gardens  

Miami-Dade/City of Miami Gardens (Norland) 4/1/98-3/31/2008 5,000 

Picasso Tower, Inc.  School Choice & Parental Options Office 1/12/07-1/11/08 97,125
R.K. Associates  Highland Oaks Middle Interim School at California Club 

Mall 
11/1/05-10/31/10 704,196

State of Florida  Land Administration Fee – 8 Locations Various 2,400 
1150 Associates, LTD  Young Woman's Preparatory Academy 8/14/06 - 8/31/56 714,000 
U.S. Parking & Associates  School Board Administration Building – Parking  10/1/06-9/30/07 79,695
Village of Pine Crest  Palmetto Senior High School – Parking  1/7/06-1/6/11 91,658

  Total: $3,502,440

Source: Facilities Planning 
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Appendix B – Detailed Schedule of Leases (M-DCPS As Lessor) 

LESSEE (Tenant) Description Lease Terms 
Total       

Revenues
Cingular Wireless (Formally 
AT&T Wireless)  

Telecommunication satellite space at Bent Tree 
Elementary  

12/11/98-12/10/08 $17,280

Cingular Wireless (Formally 
AT&T Wireless)  

Telecommunication satellite space at Christina M. 
Elementary  

7/1/98-6/30/08 17,280

Cingular Wireless Telecommunication satellite space at Miami Killian Sr. 
High School 

5/15/01-5/14/11 15,625

City of Hialeah Joint use of Cotson Park 12/9/75-12/8/22 1
City of Miami Springs Joint use of East Drive park Lease  10/13/81-10/12/16 1
Community Partnership for 
the Homeless 

Land-lease agreement for the Homeless Assistance 
Center in Downtown Miami 

5/5/94-5/4/34 1

Department of Juvenile 
Justice  

Youth Residential Treatment Facility 3/6/93-3/5/33 1

Florida Memorial College, 
Inc.  

Ball field 8/1/97-7/31/07 0

Glades Baseball and Softball 
League, Inc. 

Ball field 7/1/06-6/30/11 1

Hosanna Community Baptist 
Church 

use of parking lot at Olinda Elementary by Hosanna 
Community Baptist Church 

2/13/02-2/12/07 1

Ives Estates Optimist Club Use of vacant Board-owned land for youth sports 
programs 

12/19/95-5/31/07 1

Jewish Community Services 
of South Florida  

Fienberg-Fisher Educational Center 3/25/01-3/24/11 1

Key Parking Services Lease of parking lot at Fienberg-Fisher Elementary By 
Key Parking Services  

1/13/06-1/12/08 107,100

Miami-Dade County  Headstart – Bethune  7/23/79-7/22/07 1
Miami-Dade County  Headstart – Goulds  8/1/83-7/31/13 1
Miami-Dade County  Headstart – Leisure City K-8 Center 6/24/05-6/23/07 1
Miami-Dade County  Headstart – Various School Sites 6/6/85-6/30/07 1
Miami-Dade County  Park/School-Arcola Lake Elementary School 1/1/06-12/31/36 1
Miami-Dade County  Telecommunications Tower 7/1/84-6/30/14 1
Miami-Dade County  Whispering Pines Elementary - Ned Glenn Preserve 2/6/96-2/5/36 1
Miami-Dade County Aircraft 
Noise Monitor  

John I. Smith Elementary 10/13/81-7/16/10 1

Miami-Dade County Aircraft 
Noise Monitor  

Melrose Elementary 7/17/00-7/16/10 1

Miami-Dade County Aircraft 
Noise Monitor  

Treasure Island Elementary 7/17/00-7/16/10 1

Northside Optimist Club  West Little River Elementary 11/14/00-11/13/40 1
Optimist Club of W.  Kendall  McMillan Middle/County Joint-Use of field 7/1/87-6/30/07 1
Ross Parking Systems, Inc. Rental of parking lot at South Pointe Elementary 8/29/06-8/28/07 31,709
Selig Parking, Inc., - DBA, 
Triple A Parking 

Rental of parking space at Coconut Grove Elementary 7/01/06-6/30/07 20,160

Sprint PCS Lease of Telecommunication satellite space to Sprint 
PCS 

5/31/06-5/30/11 15,625

Telemundo Network, Inc. Joint use of Parking lot at J.W. Johnson Elementary 
with Telemundo Network, Inc.  

10/14/94-4/9/07 43,311

The Black Archives, History 
& Research Foundation 

Learning and Exhibition Center at Dr. W. Chapman 
House 

9/1/92 - Until 
Cancelled 

0

Verizon Wireless Lease of Telecommunication satellite space to Verizon 
Wireless at Southwest Sr. High 

9/11/96-9/10/11 12,000

   Total: $280,110

Source: Facilities Planning 
 
 



















































    

The School Board of Miami-Dade County, Florida, adheres to a policy of nondiscrimination in
employment and educational programs/activities and programs/activities receiving Federal financial
assistance from the Department of Education, and strives affirmatively to provide equal opportunity for 
all as required by: 

Title VI of the Civil Rights Act of 1964 - prohibits discrimination on the basis of race, color, 
religion, or national origin. 

Title VII of the Civil Rights Act of 1964, as amended - prohibits discrimination in employment 
on the basis of race, color, religion, gender, or national origin. 

Title IX of the Education Amendments of 1972 - prohibits discrimination on the basis of 
gender. 

Age Discrimination in Employment Act of 1967 (ADEA), as amended - prohibits 
discrimination on the basis of age with respect to individuals who are at least 40. 

The Equal Pay Act of 1963, as amended - prohibits sex discrimination in payment of wages to 
women and men performing substantially equal work in the same establishment. 

Section 504 of the Rehabilitation Act of 1973 - prohibits discrimination against the disabled. 

Americans with Disabilities Act of 1990 (ADA) - prohibits discrimination against individuals 
with disabilities in employment, public service, public accommodations and 
telecommunications. 

of unpaid, job-protected leave to "eligible" employees for certain family and 
medical reasons. 

scrimination in employment on the 
basis of pregnancy, childbirth, or related medical conditions. 

e basis of race, gender, 
national origin, marital status, or handicap against a student or employee. 

ination because of race, color, religion, sex, national origin, age, handicap, or marital 
status. 

The Family and Medical Leave Act of 1993 (FMLA) - requires covered employers to provide 
up to 12 weeks 

The Pregnancy Discrimination Act of 1978 - prohibits di

Florida Educational Equity Act (FEEA) - prohibits discrimination on th

Florida Civil Rights Act of 1992 - secures for all individuals within the state freedom from 
discrim

School Board Rules 6Gx13- 4A-1.01, 6Gx13- 4A-1.32, and 6Gx13- 5D-1.10 - prohibit 
harassment and/or discrimination against a student or employee on the basis of gender, race, 
color, religion, ethnic or national origin, political beliefs, marital status, age, sexual orientation, 
social and family background, linguistic preference, pregnancy, or disability. 

ral Law) and Section 
295.07 (Florida Statutes), which stipulate categorical preferences for employment. 

Revised 5/9/03

Veterans are provided re-employment rights in accordance with P.L. 93-508 (Fede






