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MIAMI-DADE COUNTY COMMISSIONERS ZONING HEARING 
      

      PLACE OF MEETING: COUNTY COMMISSIONERS CHAMBERS 
           OF THE STEPHEN P. CLARK CENTER – 2ND FLOOR 

    111 NW 1 STREET, MIAMI, FL 
 

                                                                    DATE:                    October 23, 2025 
                                              TIME OF MEETING: 9:30 AM 
 
 
 
 

 
 
 
 

DEFERRED ITEM 8A1  
(The public hearing was not held. The public hearing is subject to the rules of procedure.) 

PH: Z2024000214 
Applicant VALENCE INVESTMENT 8, LLC. 
District 02 

Summary of 
Requests 

The applicant is seeking an amendment of the North Central Urban Area District 
(NCUAD) regulating plan to re-designate the subject property from Mixed-Use Corridor 
(MC) to Mixed Use Corridor Special (MCS). 

Location Located on the east side of NW 27 Avenue and approximately 235 feet south of NW 101 
Street, Miami-Dade County, Florida 

 
 
 
 

DEFERRED ITEM 8A2  
(The public hearing was not held. The public hearing is subject to the rules of procedure.) 

PH: Z2024000270 
Applicant MIAMI COUNTRY DAY SCHOOL, INC. 
District 03 

Summary of 
Requests 

The applicant seeks to permit the expansion of an existing private school onto an 
additional property and modification of previously approved resolution in order to submit 
a new site plan and increase the number of classrooms. Additionally, the applicant 
seeks to permit the proposed middle school building with less setbacks than required 
by code, the proposed upper school building to exceed the maximum height and more 
monument and wall signs than permitted by Code. This application does not increase 
student enrollment. 

Location 601 NE 107 Street, Miami-Dade County, Florida 
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CURRENT ITEM 8C1  
(The public hearing was not held. The public hearing is subject to the rules of procedure.) 

PH: Z2024000188 
Applicant 1201 BRICKELL BAY, LLC, ET AL. 
District 05 

Summary of 
Requests 

This application is requesting a special exception to permit approval of an initial review 
of the general development plans for a subject property located in close proximity to the 
Financial District Metromover Station, and assign to it the permitted uses and 
development regulations applicable under Section 33C-15 of the County Code for the 
“Metromover Station Subzone”. Additionally, the application seeks to allow the proposed 
mixed-use building to be located closer to the Biscayne Bay shoreline than otherwise 
required by Code. 

Location 1221 Brickell Avenue, 1201, 1250, 1260 Brickell Bay Drive, City of Miami, Miami-Dade 
County, Florida 

 

CURRENT ITEM 8C2  
(The public hearing was not held. The public hearing is subject to the rules of procedure.) 

PH: Z2024000272 
Applicant UBC MIAMI, LLC. 
District 03 

Summary of 
Requests 

This application is requesting a special exception to permit approval of an initial review 
of the general development plans for a subject property located in close proximity to the 
Culmer Metrorail Station, and assign to it the permitted uses and development 
regulations applicable under Section 33C-3.3 and Section 33C-8 of the County Code for 
the “SMART Corridor Subzone of the Rapid Transit Zone (RTZ)”, and for non-Metrorail 
development around certain stations within the City of Miami. Additionally, the 
application seeks to waive the required screening of its parking garage that fronts along 
streets by a 20-foot-wide liner building of habitable space. 

Location 1136 NW 8 Avenue and 1157 NW 11 Street Road, City of Miami, Miami-Dade County, 
Florida 

 

CURRENT ITEM 8C3  
(The public hearing was not held. The public hearing is subject to the rules of procedure.) 

PH: Z2025000033 
Applicant GARDEN PLACE DEVELOPMENT LLC. 
District 04 

Summary of 
Requests 

The applicant is requesting to delete a previously recorded covenant on the property. 
The deletion of the aforementioned covenant would allow the subject property to be 
developed with more number of units and with greater building height as allowed under 
the Land Use and Density Regulating Plans of the Ojus Urban Area District, than 
currently permitted. 

Location Lying north of NE 187 Street and approximately 166’ west of NE 25 Avenue, Miami-
Dade County, Florida 
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COUNTY COMMISSION MEETING OF OCTOBER 23, 2025 

NOTICE:  THE FOLLOWING HEARING IS SCHEDULED FOR 9:30 A.M., AND 

ALL PARTIES SHOULD BE PRESENT AT THAT TIME 

ANY PERSON MAKING IMPERTINENT OR SLANDEROUS REMARKS OR WHO 
BECOMES BOISTEROUS WHILE ADDRESSING THE COMMISSION SHALL BE 
BARRED FROM FURTHER AUDIENCE BEFORE THE COMMISSION BY THE 
PRESIDING OFFICER, UNLESS PERMISSION TO CONTINUE OR AGAIN ADDRESS 
THE COMMISSION BE GRANTED BY THE MAJORITY VOTE OF THE COMMISSION 
MEMBERS PRESENT. 
 
NO CLAPPING, APPLAUDING, HECKLING OR VERBAL OUTBURSTS IN SUPPORT 
OR OPPOSITION TO A SPEAKER OR HIS OR HER REMARKS SHALL BE 
PERMITTED.  NO SIGNS OR PLACARDS SHALL BE ALLOWED IN THE 
COMMISSION CHAMBER. PERSONS EXITING THE COMMISSION CHAMBER 
SHALL DO SO QUIETLY. 
   
THE USE OF CELL PHONES IN THE COMMISSION CHAMBERS IS NOT 
PERMITTED.  RINGERS MUST BE SET TO SILENT MODE TO AVOID DISRUPTION 
OF PROCEEDINGS. INDIVIDUALS, INCLUDING THOSE ON THE DAIS, MUST EXIT 
THE CHAMBERS TO ANSWER INCOMING CELL PHONE CALLS. COUNTY 
EMPLOYEES MAY NOT USE CELL PHONE CAMERAS OR TAKE DIGITAL 
PICTURES FROM THEIR POSITIONS ON THE DAIS. 
 
THE NUMBER OF FILED PROTESTS AND WAIVERS ON EACH APPLICATION WILL 
BE READ INTO THE RECORD AT THE TIME OF HEARING AS EACH APPLICATION IS 
READ. 
 
THOSE ITEMS NOT HEARD PRIOR TO THE ENDING TIME FOR THIS MEETING, 
WILL BE DEFERRED TO THE NEXT AVAILABLE ZONING HEARING MEETING DATE 
FOR THIS BOARD. 
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SWEARING IN OF WITNESS 
 
 
DEFERRED ITEM  
VALENCE INVESTMENT 8, LLC.   Z2024000214                                                 BCC/District 02 
 
The application seeks to amend the North Central Urban Area District (NCUAD) Land Use 
Regulating Plan to Mixed-Use Corridor Special (MCS) in order to use the property for automotive 
uses.  
 
AMENDMENT to the North Central Urban Area District (NCUAD) Land Use Regulating Plan to 
redesignate the subject property from Mixed-Use Corridor (MC) to Mixed-Use Corridor Special 
(MCS). 
 
LOCATION: Located on the east side of NW 27 Avenue and approximately 235 feet south of NW 
101 Street, Miami-Dade County, Florida. 
SIZE OF PROPERTY: ±0.29 Acre 
 
 
Department of Regulatory and  
Economic Resources 
Recommendation:                                   Approval subject to the acceptance of 

the proffered covenant, which permits 
automobile uses for a period of eight 
(8) years from the date of recordation 
and provides for additional obligations 
and restrictions. 

 
 
Protests:                     0     _ _        Waivers:                     0   _     ____                                
 
APPROVED:                                        DENIED WITH PREJUDICE:                        
 
DENIED WITHOUT PREJUDICE:                    DEFERRED:                                               
Deferred from September 25, 2025 
 
 
 
DEFERRED ITEM  
MIAMI COUNTRY DAY SCHOOL, INC.   Z2024000270                                        BCC/District 03 
 
The application is to permit the expansion of an existing private school onto additional property 
and modification of previously approved resolution in order to submit a new site plan. Additionally, 
the application seeks to permit the proposed middle school building with less setbacks than 
required by code, the proposed upper school building to exceed the maximum height and more 
monument and wall signs than permitted by code.  
 
(1) SPECIAL EXCEPTION to permit the expansion of a private school onto additional property.  
 
(2) MODIFICATION of Condition #2 of Resolution #4ZAB-319-82, passed and adopted by the 
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Metropolitan Miami Dade County Zoning Appeals Board, modified by Resolution #CZAB8-9-
14, passed and adopted by the Community Zoning Appeals Board #8, further modified by 
Resolution #CZAB8-8-15, passed and adopted by the Community Zoning Appeals Board #8, 
last modified by Resolution Z-16-24, passed and adopted by the Board of County 
Commissioners, reading as follows:  

 
FROM: “2. That the plan be substantially in accordance with that submitted for the hearing 

entitled “Site Plan Approval Modification Submission”, as prepared by Zyscovich 
Architects, with sheets A-100.A, A-100A.1, A-100B, A-100B.1, A-100C & A-100C.1 
dated stamped received 11/22/2022, consisting of 6 sheets and sheet A-001, 
dated stamped received 9/9/2022 consisting of 1 sheet, for a total of 7 sheets.” 

 
     TO: “2. That the plan be substantially in accordance with that submitted for the hearing 

entitled “Site Plan Approval Campus Plan Master Plan”, as prepared by Zyscovich 
Architects, with a total of 18 sheets dated stamped received 6/2/2025, 15 sheets 
dated stamped received 4/9/2025 and 1 sheet dated stamped received 
12/23/2024, for a total of 34 sheets” 

 
(3) MODIFICATION of Condition #10 of Resolution 4-ZAB-319-82, passed and adopted by the 

Metropolitan Miami Dade County Zoning Appeals Board and last modified by Resolution 
#CZAB8-9-14, passed and adopted by the Community Zoning Appeals Board #8, reading as 
follows: 

 
FROM: “10. That the number of classrooms shall not exceed 105.” 

 
TO: “10. That the number of classrooms shall not exceed 131.” 

 
The purpose of requests #2 and #3 is to allow the applicant to submit a revised site plan to 
incorporate additional property into the previously approved private school campus and provide 
additional buildings for the campus. Additionally, the requests seek to allow an increase in the 
number classrooms for the previously approved private school. The applicant is not requesting an 
increase in the maximum permitted students.  
 
(4) NON-USE VARIANCE to permit a proposed middle school building setback 39’-10 1/4” from 

the rear (east) property line (50' required). 
 
(5) NON-USE VARIANCE to permit a proposed upper school building with a height of 51'-6'' and 

3 stories (35 feet and 2 stories max. permitted).   
 
(6) NON-USE VARIANCE to permit 1 additional monument sign and 3 additional wall signs, with 

a total combined area of 566 sq. ft. (1 sign 24 sq. ft. maximum permitted (30 wall signs and 2 
monument signs previously approved). 

 
The aforementioned plans are on file and may be examined in the Department of Regulatory and 
Economic Resources. Plans may be modified at public hearing. 
 
LOCATION: 601 NE 107 Street, Miami-Dade County, Florida. 
SIZE OF PROPERTY: ±18.79 Acres 
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Department of Regulatory and  
Economic Resources 
Recommendation:                                   Approval with conditions. 
 
 
Protests:                     0     _ _        Waivers:                     0   _     ____                                
 
APPROVED:                                        DENIED WITH PREJUDICE:                        
 
DENIED WITHOUT PREJUDICE:                    DEFERRED:                                               
Deferred from September 25, 2025 
 
 
 
CURRENT ITEM  
1201 BRICKELL BAY, LLC, ET AL.   Z2024000188                                              BCC/District 05 
 
The application is to permit approval of the general development plans for a subject property 
located in close proximity to the Financial District Metromover Station, and assign to it the 
permitted uses and development regulations applicable under the County Code for the 
Metromover Subzone. This would allow the property to be developed with a wide variety of 
residential, commercial, retail, office, and other uses intended to enhance and support the 
County's existing mass transit system. Additionally, the application seeks to allow the proposed 
mixed-use building to be located closer to the Biscayne Bay shoreline than otherwise required by 
Code.  
 
(1) SPECIAL EXCEPTION for a general development plan with the purpose of assigning to the 

subject property, located in the “Metromover Subzone of the Rapid Transit Zone”, the 
applicable permitted uses and development regulations for the subzone in accordance with 
Section 33C-15 of the County Code. 

 
(2) NON-USE VARIANCE of zoning regulations requiring the setback from the shoreline shall be 

a minimum of 50 feet along the applicable water frontage; to permit the proposed mixed-use 
building’s frontage along the Biscayne Bay shoreline to setback a minimum of 40’ (minimum 
50’ required). 

   
LOCATION: 1221 Brickell Avenue, 1201, 1250, 1260 Brickell Bay Drive, City of Miami, Miami-
Dade County, FL 
SIZE OF PROPERTY: ±4.72 Acres 
 
 
Department of Regulatory and  
Economic Resources 
Recommendation:                                   Approval with conditions. 
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Protests:                     0     _ _        Waivers:                     0   _     ____                                
 
APPROVED:                                        DENIED WITH PREJUDICE:                        
 
DENIED WITHOUT PREJUDICE:                    DEFERRED:                                               
 
 
 
 
CURRENT ITEM  
UBC MIAMI, LLC.   Z2024000272                                                                          BCC/District 03 
 
The application is to permit approval of the general development plans for a subject property 
located in close proximity to the Culmer Metrorail Station, and assign to it the permitted uses and 
development regulations applicable under the County Code for the SMART Corridor Subzone. 
This would allow the property to be developed with a wide variety of residential, commercial, 
retail, office, and other uses intended to enhance and support the County's existing mass transit 
system. Additionally, the application seeks to waive the required screening of its parking garage 
that fronts along streets by a 20-foot-wide liner building of habitable space. 
 
(1) SPECIAL EXCEPTION for a general development plan with the purpose of assigning to the 

subject property, located in the “SMART Corridor Subzone of the Rapid Transit Zone”, the 
applicable permitted uses and development regulations for the subzone in accordance with 
Section 33C-3.3 and Section 33C-8 of the County Code.   

 
(2) NON-USE VARIANCE of zoning regulations requiring multi-story parking garage structures 

be screened along the street frontage by a liner building of a minimum depth of 20 feet of 
habitable space; to waive same to permit no habitable space screening the proposed parking 
garage. 

   
LOCATION: 1136 NW 8 Avenue and 1157 NW 11 Street Road, City of Miami, Miami-Dade 
County, FL 
SIZE OF PROPERTY: ±0.762 Acre 
 
 
Department of Regulatory and  
Economic Resources 
Recommendation:                                   Approval with conditions. 
 
 
Protests:                     0     _ _        Waivers:                     0   _     ____                                
 
APPROVED:                                        DENIED WITH PREJUDICE:                        
 
DENIED WITHOUT PREJUDICE:                    DEFERRED:                                               
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CURRENT ITEM  
GARDEN PLACE DEVELOPMENT LLC.   Z2025000033                                     BCC/District 04 
 
The application seeks to delete a previously recorded covenant on the property. The deletion 
would allow the property to be developed as multi-family apartments with a maximum density of 
up to 45 units per acre and a maximum height of 6 stories. 
 
DELETION of a Declaration of Restrictions recorded in Official Records Book 31237, Page 2459-
2463. 
 
The purpose of this request is to allow the applicant to delete a prior declaration of restrictions in 
order to allow the property to be developed as multi-family apartments with a maximum density of 
up to 45 units per acre and a maximum height of 6 stories. 
 
LOCATION: Lying north of NE 187 Street and approximately 166’ west of NE 25 Avenue, Miami-
Dade County, Florida. 
SIZE OF PROPERTY: ±0.43 acre 
 
Department of Regulatory and  
Economic Resources 
Recommendation:                                   Deferral, in order to allow staff to 

correct the advertisement and 
readvertise. 

 
Protests:                     0     _ _        Waivers:                     0   _     ____                                
 
APPROVED:                                        DENIED WITH PREJUDICE:                        
 
DENIED WITHOUT PREJUDICE:                    DEFERRED:                                               
 
 
 
 

T H E  E N D 

NOTICE OF APPEAL RIGHTS 

Decisions of the Community Zoning Appeals Board (CZAB) are appealed either to Circuit 
Court or to the Board of County Commissioners (BCC) depending upon the items 
requested in the Zoning Application.  Appeals to Circuit Court must be filed within 30 days 
of the transmittal of the CZAB resolution.  Appeals to BCC must be filed with the Zoning 
Hearings Section of the Department of Regulatory and Economic Resources (RER), 
within 14 days of the posting of the results in the department. 

Further information and assistance may be obtained by contacting the Zoning Hearings 
Section for the Department of Regulatory and Economic Resources (RER), at (305) 375-
2640.  For filing or status of Appeals to Circuit Court, you may call the Clerk of the Circuit 
Court at (305) 349-7409. 



Miami-Dade County Department of Regulatory and Economic Resources 
Staff Report to the Board of County Commissioners 

 
PH: Z24-214  October 23, 2025 
                                                                                                                                    Item No. 8A1 
 

Recommendation Summary  
Commission District 2 
Applicant Valence Investment 8, LLC. 
Summary of Request The applicant is seeking an amendment of the North Central 

Urban Area District (NCUAD) regulating plan to re-designate 
the subject property from Mixed-Use Corridor (MC) to Mixed 
Use Corridor Special (MCS).  

Location Located on the east side of NW 27 Avenue and approximately 
235 feet south of NW 101 Street, Miami-Dade County, 
Florida. 

Property Size ±0.29 Acre 
Existing Zoning North Central Urban Area District 
Existing Land Use Vacant land 
2030-2040 CDMP Land Use  
Designation  

Community Urban Center 
 

Comprehensive Plan 
Consistency 

With the proffered covenant, the request is consistent with the 
interpretative text, goals, objectives, and policies of the 
Comprehensive Development Master Plan (CDMP). 

Applicable Zoning Code 
Section 

Section 33-284.89.3 Amendments to Urban Center District 
Land Use Plan Category or Other Regulating Plan and 
Section 33-311 District Boundary Change 
(See attached Zoning recommendation Addendum)  

Recommendation Approval subject to the acceptance of the proffered 
covenant, which permits automobile uses for a period of 
eight (8) years from the date of recordation and provides 
for additional obligations and restrictions. 

 
BOARD OF COUNTY COMMISSIONERS’ JURISDICTION:  
 
This Board has jurisdiction over this application pursuant to Section 33-314(C)(7) which states 
“Applications to amend any Urban Center or Urban Area District regulating plans, as provided in 
Section 33-284.89.3 of this chapter, or for any zoning action for any property located within the 
Downtown Kendall Urban Center District or Palmer Lake Metropolitan Urban Center District or 
to modify or delete declarations of restrictive covenants or conditions of zoning actions 
addressing property wholly located within the Downtown Kendall Urban Center District, as 
defined in Section 33-284.55 of this Code.” 
 
PROCEDURAL HISTORY:  
 
This application was deferred at the September 25, 2025, meeting of the Board of County 
Commissioners (BCC) to the October 23, 2025, board meeting.  
 
The public hearing on this item has not been held.  
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REQUEST: 
 
AMENDMENT to the North Central Urban Area District (NCUAD) Land Use Regulating Plan to 
redesignate the subject property from Mixed-Use Corridor (MC) to Mixed-Use Corridor Special 
(MCS). 
 
PROJECT DESCRIPTION AND PROJECT HISTORY:  
 
Pursuant to Resolution No. Z-14-12, the subject parcel was a part of a larger tract of land that 
was rezoned to the North Central Urban Area District (NCUAD). All of the parcels within the 
boundaries of the approved NCUAD are regulated by plans and standards described in 
Ordinance #11-065, which are consistent with the Urban Center interpretative text.  The subject 
property consists of a ±0.29-acre parcel located on the east side of NW 27 Avenue, 
approximately 235 feet south of NW 101 Street. The parcel is designated MC, Mixed-Use 
Corridor on the NCUAD Regulating Plan, which does not permit automotive uses.  
 
The applicant seeks to re-designate the subject property from MC, Mixed-Use Corridor to MCS, 
Mixed Use Corridor Special District, in order to allow automotive uses in the form of new and 
used automobile sales and supporting activities and new and used truck sales (including box 
trucks, panel vans, and day sleeper cab trucks) and supporting activities. Staff notes that there 
were no plans submitted for the subject application. 
 

NEIGHBORHOOD CHARACTERISTICS 
                                               Zoning and Existing Use                 Land Use Designation 

Subject Property NCUAD, MC; vacant land Community Urban Center 

North NCUAD, MC; vacant 
land 

Community Urban Center 

South NCUAD, MCS; vehicle sales 
(lacking an active Certificate of 
Use) 

Community Urban Center 

East  NCUAD, MC; alley and Single-
family and duplexes 

Community Urban Center 

West MCS & MC; vehicle sales 
Certificate of Use and vacant 
land 

Community Urban Center 

 
NEIGHBORHOOD COMPATIBILITY: 
 
The subject property (±0.29 acres) is designated NCUAD, MC and is currently vacant, with no 
active Certificate of Use (CU) or permit history. To the north, it is adjacent to vacant land with 
the same NCUAD, MC designation. To the south, the property adjoins NCUAD, MCS land 
approved in 1966 for vehicle sales but lacking an active CU. To the east, an alley separates the 
site from single-family residences and duplexes within NCUAD, MC. To the west, the property 
abuts MCS and MC parcels, including a vehicle sales use with an active CU and additional 
vacant land. 
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SUMMARY OF THE IMPACTS: 
 
The approval of this application will allow the applicant to provide additional automobile services 
to the community. Rezoning to MCS will also allow self-storage; however, such use would 
require approval at a separate public hearing and must be vertically integrated with, screened 
by, or located to the rear of habitable space. The Platting and Traffic Review Section of the 
Department of Regulatory and Economic Resources (RER) does not object to the application 
pursuant to standard conditions, and state in their memorandum that the application lies within 
the urban infill area and an Urban Center where traffic concurrency does not apply, but that the 
application will generate approximately 44 PM peak hour vehicle trips.  
 
COMPREHENSIVE DEVELOPMENT MASTER PLAN ANALYSIS: 
 
The applicant seeks to amend the regulating plans for the NCUAD, in order to re-designate the 
subject property from MC to MCS. The subject property is located in an area designated as a 
community urban center on the Land Use Plan Map of the County’s Comprehensive 
Development Master Plan (CDMP). The CDMP Land Use Element (LUE) states; [d]iversified 
urban centers are encouraged to become hubs for future urban development intensification in 
Miami-Dade County, around which a more compact and efficient urban structure will evolve. 
These Urban Centers are intended to be moderate-to high-intensity design-unified areas which 
will contain a concentration of different urban functions integrated both horizontally and 
vertically.” Furthermore, the CDMP text states; “where the provisions of this section authorize 
land uses or development intensities or densities different or greater than the underlying land 
use designation on the LUP map, the more liberal provisions of this section shall govern.” 

In addition, Objective LU-7 of the CDMP addresses new development and redevelopment in 
existing and planned transit corridors and urban centers. Said Objective states that Miami-Dade 
County shall require all new development and redevelopment in existing and planned transit 
corridors and urban centers to be planned and designed to promote transit-oriented 
development (TOD), and transit use, which mixes residential, retail, office, open space and 
public uses in a pedestrian and bicycle friendly environment that promotes the use of rapid 
transit services. Policy LU-7A states: ”[t]hroughits various planning, regulatory and 
development activities, Miami-Dade County shall encourage development of a wide variety of 
residential land and non-residential land uses and activities in nodes around transit stations to 
produce short trips, minimize transfers, attract transit ridership, and promote travel patterns on 
the transit line that are balanced directionally and temporally to promote transit operational and 
financial efficiencies. Further, staff notes that the subject property abuts NW 27th Avenue, which 
is designated as a proposed premium transit corridor for future bus rapid transit on the 
CDMP Future Mass Transit Map Series. Thus, the CDMP clearly calls for transit-supportive 
uses along premium transit corridors and discourages auto-oriented uses.  
 
As previously stated, the current land use designation in the NCUAD for the subject property is 
MC, Mixed-Use Corridor, a land use category typically assigned to areas in close proximity to 
proposed rapid transit stations or premium bus service stops. Within the NCUAD, the MC 
designation allows for commercial, or office uses, multi-family residential development, or a mix 
of these uses. 
 
Staff notes that while rezoning to the MCS category would allow the property to accommodate 
additional automotive-related uses, which, in and of itself, could be inconsistent with the CDMP 
Land Use Element policies and interpretative text cited above, the applicant has proffered a 
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covenant limiting the duration of automotive uses on the property to eight (8) years. The 
covenant further requires that the property transition thereafter to non-automotive uses more in 
line with the desired development pattern for the area and consistent with the CDMP. 
Importantly, the MCS district permits a variety of uses beyond automotive-related activities, and 
staff opines that a gradual transition away from automotive uses toward other permitted uses is 
consistent with the North Central Charrette Report adopted by the BCC in 2004, as discussed 
in more detail below. 
 
For the analysis of this application and the proffered covenant, it is also important to consider 
the unique history of the property, particularly the fact that all other parcels along the same strip 
were previously approved for automotive uses, with the exception of the subject property. In 
addition, according to the Miami-Dade Water and Sewer Department (WASD) memorandum 
dated August 12, 2025, there is currently no gravity sanitary sewer connection in close proximity 
to the site. However, the proposed WASD PCTS Project No. 16113 (Green Tech Corridor S-1 
North) includes the construction of a 10-inch gravity sewer line along NW 27th Avenue, abutting 
the western boundary of the property. This project is anticipated to begin the procurement 
process within one month and is expected to be completed by April 15, 2027. If the 
infrastructure is completed by the time the subject project is ready for construction, the 
developer may connect to the proposed sewer line to provide service. Based on prior 
conversations with WASD, the project is estimated to reach completion in 2028, which aligns 
with the current covenant. The covenant requires that a site plan for the redevelopment of the 
property be submitted to the Department for review within four (4) years of the hearing date 
(2029) and obtain site plan approval within five (5) years, thereby excluding any automotive 
uses within eight (8) years.  
 
As a result, staff is of the opinion that the proffered covenant will limit the time period that any 
automotive related uses may remain on the property, and will require the property to transition 
to more suitable uses consistent with the CDMP within a certain number of years.  As such, 
pursuant to the proffered covenant, the applicant is agreeing to phase out even the automotive 
uses, which will further the goals and policies of the CDMP and the Charette Report. Thus, by 
establishing specific limitations on the duration and scope of automotive uses, including a 
defined sunset period and a requirement to transition the site toward non-automotive 
development that would allowed by the zoning district, the proffered covenant ensures that the 
site will gradually evolve into a pedestrian-oriented, transit-supportive, mixed-use development 
pattern consistent with the vision outlined in the CDMP. By restricting automotive uses and 
mandating adherence to Urban Center District standards within defined timeframes, and 
considering the proffered covenant’s phase out of all automotive uses on the property, the 
proposed rezoning, with acceptance of the proffered covenant, would be consistent with the 
CDMP’s goals of encouraging transit-oriented development, enhancing pedestrian connectivity, 
and supporting a diverse mix of uses that contribute to the long-term vitality and sustainability of 
the urban center. 
 
ZONING ANALYSIS: 
 
The purpose of the requested re-designation of the subject property from MC to MCS is to allow 
the applicant to establish automotive uses in the form of new and used automobile sales and 
supporting activities and new and used truck sales (including box trucks, panel vans, and day 
sleeper cab trucks) and supporting activities on the subject parcels. The MCS category, among 
others, allows automobile and truck services facilities including open lot car and truck sales, 
open lot car rental, automobile parts, auto body shop, self-service gas stations, engines, garage 
or mechanical service, tire vulcanizing, truck storage, automobile washing and self-service mini-



 
Valence Investment 8, LLC. 
Z24-214 
P a g e  | 5 
 

10/9/2025 

warehouse storage facility. Pursuant to Section 33-311 of the Miami-Dade County Code of 
Ordinances, an amendment to the Land Use Regulating Plan to re-designate the property to 
MCS is subject to a district boundary change. 
 
Guidelines for the NCUAD derived from the North Central Charrette Report adopted by the 
Board of County Commissioners (BCC) in 2004 summarized the recommendation of the 
charrette conducted in 2003, which contained the residents’ vision for the area. During the 
hearings conducted in connection with the adoption of the NCUAD regulations and rezoning, the 
community strongly requested the discouragement of auto-related uses and the encouragement 
of other commercial uses that will contribute to their livelihood and desired aesthetics. According 
to said Charrette Report, due to the lack of order, regulations, and control of the physical 
appearance of the environment in which these used cars are sold, dealerships along this 
avenue are in general vacant parcels surrounded by barbed wires, with used cars, car parts and 
general debris scattered all over the lots. This projects an image of disrepair and insecurity that 
severely impacts the overall perception of the communities that lie east and west of this corridor. 
Among the recommendations for the NW 27 Avenue corridor – also a Mixed-Use Corridor – 
area residents envisioned: organizing car displays so as to not allow cars to be raised on 
pedestals; eliminating barbed wires and chain-link fences; locating sales offices along 
sidewalks; ensuring no auto parts are visible from street view; and replacing large signs with 
smaller ones. The general intent was to ensure that such businesses, if allowed, would be 
conducted within an enclosed building so as to minimize neighborhood disruptions and improve 
aesthetics along the NW 27 Avenue corridor. Accordingly, the MCS category allows open lot 
automotive uses in the location where they had been previously established; however, based on 
the North Central Charrette Report, said category was not intended to proliferate the corridor.  
 
Regarding the impact on transportation facilities, the subject property is located within a 
designated Community Urban Center and premium transit corridor (NW 27 Avenue). The 
Platting and Traffic Review Section of the Department of Regulatory and Economic Resources 
(RER) does not object to the application pursuant to standard conditions, and state in their 
memorandum that the application lies within the urban infill area and an Urban Center where 
traffic concurrency does not apply, but that the application will generate approximately 44 PM 
peak hour vehicle trips. Furthermore, the NCUAD’s intention is for the site to maintain its mixed-
use character, contributing to the growth and character of the diversified transit-oriented 
corridor, providing a proximity of housing and retail uses allowing residents and consumers to 
walk or bike. As previously stated, the CDMP establishes urban centers primarily as transit-
oriented, pedestrian-oriented hubs of urban development intensification around and along 
existing and proposed premium transit facilities. In doing so, the CDMP acknowledges the 
deterioration of roadway levels of service and the improvement of transit levels of service within 
these areas.  
 
As far as non-transportation County services, memoranda from the Division of Environmental 
Resources Management (DERM) of the RER, the Miami-Dade Water and Sewer Department, 
and Miami-Dade Fire Rescue Department indicate that the request does not impact Level of 
Service standards or generate or result in excessive noise, cause undue or excessive burden 
on public facilities, including water, sewer, or other such facilities which have been constructed 
or which are planned and budgeted for construction.  
 
As previously noted, staff acknowledges the existing conditions of the site, including that the 
subject parcel is located between two (2) parcels currently approved for automotive use, with 
the remainder of the strip (north and south) also approved for automotive uses, except for the 
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subject parcel. In addition, the property is not suitable for immediate development due to the 
lack of a nearby gravity sanitary sewer connection. However, the WASD PCTS Project No. 
16113 (Green Tech Corridor S-1 North) is planned to construct a 10-inch gravity sewer line 
along NW 27 Avenue, abutting the western boundary of the property. This project is expected to 
begin procurement within one month and be completed by April 15, 2027. 

As a result, the applicant has agreed to proffer a covenant limiting automotive uses to a 
maximum of eight (8) years. The covenant further requires the applicant to submit a 
development proposal consistent with MCS Center standards, excluding any automotive uses, 
within four (4) years of the hearing date and to obtain site plan approval within five (5) years. 
Staff opines that this timeframe provides a balanced approach, allowing for an orderly transition 
while encouraging timely redevelopment consistent with the CDMP. Failure by the applicant to 
comply with these timeframes will result in the termination of automotive uses, which must 
cease no later than eight (8) years from the date the covenant is recorded. 
 
Given the site’s unique location and existing site conditions, staff recommends approval of the 
application subject to acceptance of the proffered covenant which permits automotive 
uses on the subject property for a period not to exceed eight (8) years from the date of 
recordation and provides for additional obligations and restrictions. 
 
ACCESS, CIRCULATION AND PARKING:  N/A  
 
NEIGHBORHOOD SERVICES PROVIDER COMMENTS: See attached. 
 
OTHER: N/A 
 
RECOMMENDATION:    
 
Approval subject to the acceptance of the proffered covenant, which permits automobile 
uses for a period of eight (8) years from the date of recordation and provides for 
additional obligations and restrictions. 
 
CONDITIONS FOR APPROVAL: None. 
 
 
ES:JB:SS:EA 
 
 
 
___________________________ 
Eric Silva, AICP, Assistant Director 
Development Services Division 
Miami-Dade County Department of  
Regulatory and Economic Resources 
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COMPREHENSIVE DEVELOPMENT MASTER PLAN (CDMP) OBJECTIVES, 
POLICIES AND INTERPRETATIVE TEXT 

 
 

NEIGHBORHOOD SERVICES PROVIDER COMMENTS* 
Division of Environmental Resources Management (RER) No objection 
Platting and Traffic Review Section (RER) No objection* 
Fire Rescue Department No objection 
Water and Sewer Department (WASD) No objection 
Building and Neighborhood Compliance (BNC) No objection 
*Subject to conditions in their memorandum. 

Land Use 
Element 
Urban Centers 
(pg. l-47) 
 
 
 
 
 
 
 
 
 
 
 

Diversified urban centers are encouraged to become hubs for future urban development  
intensification in Miami-Dade County, around which a more compact and efficient urban 
structure will evolve. These Urban Centers are intended to be moderate- to high-intensity 
design-unified areas which will contain a concentration of different urban functions integrated 
both horizontally and vertically. Three scales of centers are planned: Regional, the largest, 
notably the downtown Miami central business district; Metropolitan Centers such as the 
evolving Dadeland area; and Community Centers which will serve localized areas. Such centers 
shall be characterized by physical cohesiveness, direct accessibility by mass transit service, 
and high quality urban design. Regional and Metropolitan Centers, as described below, should 
also have convenient, preferably direct, connections to a nearby expressway or major roadways 
to ensure a high level of countywide accessibility. The locations of urban centers and the mix 
and configuration of land uses within them are designed to encourage convenient alternatives 
to travel by automobile, to provide more efficient land use than recent suburban development 
forms, and to create identifiable "town centers" for Miami-Dade's diverse communities. These 
centers shall be designed to create an identity and a distinctive sense of place through unity of 
design and distinctively urban architectural character of new developments within them. The 
core of the centers should contain business, employment, civic, and/or high-or 
moderate�density residential uses, with a variety of moderate-density housing types within 
walking distance from the centers. Both large and small businesses are encouraged in these 
centers, but the Community Centers shall contain primarily moderate and smaller sized 
businesses which serve, and draw from, the nearby community. Design of developments and 
roadways within the centers will emphasize pedestrian activity, safety and comfort, as well as 
vehicular movement. Transit and pedestrian mobility will be increased and areawide traffic will 
be reduced in several ways: proximity of housing and retail uses will allow residents to walk or 
bike for some daily trips; provision of jobs, personal services and retailing within walking 
distance of transit will encourage transit use for commuting; and conveniently located retail 
areas will accommodate necessary shopping during the morning or evening commute or lunch 
hour. Urban Centers are identified on the LUP map by circular symbols noting the three scales 
of planned centers. The Plan map indicates both emerging and proposed centers. The 
designation of an area as an urban center indicates that governmental agencies encourage and 
support such development. The County will give special emphasis to providing a high level of 
public mass transit service to all planned urban centers. Given the high degree of accessibility 
as well as other urban services, the provisions of this section encourage the intensification of 
development at these centers over time. In addition to the Urban Center locations depicted on 
the Land Use Plan Map, all future rapid transit station sites and their surroundings shall, at a 
minimum, be developed in accordance with the Community Center policies established below. 
 
Policies for Development of Urban Centers 
Following are policies for development of Urban Centers designated on the Land Use Plan 
(LUP) map. Where the provisions of this section authorize land uses or development intensities 
or densities different or greater than the underlying land use designation on the LUP map, the 
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more liberal provisions of this section shall govern. All development and redevelopment in 
Urban Centers shall conform to the guidelines provided below.  
 
Uses and Activities. Regional and Metropolitan Centers shall accommodate a concentration 
and variety of uses and activities which will attract large numbers of both residents and visitors 
while Community-scale Urban Centers will be planned and designed to serve a more localized 
community. Uses in Urban Centers may include retail trade, business, professional and 
financial services, restaurants, hotels, institutional, recreational, cultural and entertainment 
uses, moderate to high density residential uses, and well planned public spaces. Incorporation 
of residential uses is encouraged, and may be approved, in all centers, except where 
incompatible with airport or heavy industrial activities. Residential uses may be required in 
areas of the County and along rapid transit lines where there exists much more commercial 
development than residential development, and creation of employment opportunities will be 
emphasized in areas of the County and along rapid transit lines where there is much more 
residential development than employment opportunity. Emphasis in design and development of 
all centers and all of their individual components shall be to create active pedestrian 
environments through high-quality design of public spaces as well as private buildings; human 
scale appointments, activities and amenities at street level; and connectivity of places through 
creation of a system of pedestrian linkages. Existing public water bodies shall also be 
incorporated by design into the public spaces within the center. 
 
Radius. The area developed as an urban center shall extend to a one-mile radius around the 
core or central transit station of a Regional Urban Center designated on the LUP map. 
Designated Metropolitan Urban Centers shall extend not less than one-quarter mile walking 
distance from the core of the center or central transit stop(s) and may extend up to one-half mile 
from such core or transit stops along major roads and pedestrian linkages. Community Centers 
shall have a radius of 700 to 1,800 feet but may be extended to a radius of one-half mile where 
recommended in a professional area plan for the center, consistent with the guidelines herein, 
which plan is approved by the Board of County Commissioners after an advertised public 
hearing. Urban Center development shall not extend beyond the UDB. 
 
Streets and Public Spaces. Urban Centers shall be developed in an urban form with a street 
system having open, accessible and continuous qualities of the surrounding grid system, with 
variation, to create community focal points and termination of vistas. The street system should 
have frequent connections with surrounding streets and create blocks sized and shaped to 
facilitate incremental building over time, buildings fronting on streets and pedestrian pathways, 
and squares, parks and plazas defined by the buildings around them. The street system shall 
be planned and designed to create public space that knits the site into the surrounding urban 
fabric, connecting streets and creating rational, efficient pedestrian linkages. Streets shall be 
designed for pedestrian mobility, interest, safety and comfort as well as vehicular mobility. The 
size of blocks and network of streets and pedestrian accessways shall be designed so that 
walking routes through the center and between destinations in the center are direct, and 
distances are short. Emphasis shall be placed on sidewalks, with width and street-edge 
landscaping increased where necessary to accommodate pedestrian volumes or to enhance 
safety or comfort of pedestrians on sidewalks along any high-speed roadways. Crosswalks will 
be provided, and all multi-lane roadways shall be fitted with protected pedestrian refuges in the 
center median at all significant pedestrian crossings. In addition, streets shall be provided with 
desirable street furniture including benches, light fixtures and bus shelters. Open spaces such 
as public squares and greens shall be established in urban centers to provide visual orientation 
and a focus of social activity. They should be located next to public streets, residential areas, 
and commercial uses, and should be established in these places during development and 
redevelopment of streets and large parcels, particularly parcels 10 acres or larger. The 
percentage of site area for public open spaces, including squares, greens and pedestrian 
promenades, shall be a minimum of 15 percent of gross development area. This public area 
provided outdoor, at grade will be counted toward satisfaction of requirements for other 
common open space. Some or all of this required open space may be provided off-site but 
elsewhere within the subject urban center to the extent that it would better serve the quality and 
functionality of the center.  
 
Parking. Shared parking is encouraged. Reductions from standard parking requirements shall 
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be authorized where there is a complementary mix of uses on proximate development sites, 
and near transit stations. Parking areas should occur predominantly in mid-block, block rear and 
on-street locations, and not between the street and main building entrances. Parking structures 
should incorporate other uses at street level such as shops, galleries, offices and public uses. 
 
Buildings. Buildings and their landscapes shall be built to the sidewalk edge in a manner that 
frames the adjacent street to create a public space in the street corridor that is comfortable and 
interesting, as well as safe for pedestrians. Architectural elements at street level shall have a 
human scale, abundant windows and doors, and design variations at short intervals to create 
interest for the passing pedestrian. Continuous blank walls at street level are prohibited. In 
areas of significant pedestrian activity, weather protection should be provided by awnings, 
canopies, arcades and colonnades. 
 
Density and Intensity. The range of average floor area ratios (FARs) and the maximum 
allowed residential densities of development within the Regional, Metropolitan and Community 
Urban Centers are shown in the table below. 
 

 Average Floor Area Ratios 
(FAR) 

Max. Densities 
Dwellings per Gross Acre 

 
Regional Activity Centers greater than 4.0 in the core 

not less than 2.0 in the edge 
 

500 

Metropolitan Activity Centers greater than 3.0 in the core 
not less than 0.75 in the 
edge 

 

250 

Community Urban Centers greater than 1.5 in the core 
not less than 0.5 in the edge 

 

125 

 
In addition, the densities and intensities of developments located within designated Community 
Urban Centers and around rail rapid transit stations should not be lower than those provided in 
Policy LU-7F. Height of buildings at the edge of Metropolitan Urban Centers adjoining stable 
residential neighborhoods should taper to a height no more than 2 stories higher than the 
adjacent residences, and one story higher at the edge of Community Urban Centers. However, 
where the adjacent area is undergoing transition, heights at the edge of the Center may be 
based on adopted comprehensive plans and zoning of the surrounding area. Densities of 
residential uses shall be authorized as necessary for residential or mixed-use developments in 
Urban Centers to conform to these intensity and height policies. 
 
As noted previously in this section, urban centers are encouraged to intensify incrementally 
over time. Accordingly, in planned future rapid transit corridors, these intensities may be 
implemented in phases as necessary to conform with provisions of the Transportation Element, 
and the concurrency management program in the Capital Improvement Element, while ensuring 
achievement of the other land use and design requirements of this section and Policy LU-7F. 
 
 

Policy LU-1A 
(Page I-2) 

High intensity, well-designed urban centers shall be facilitated by Miami-Dade County at 
locations having high countywide multimodal accessibility. 

Objective LU-7 
(Page I-13) 

Miami-Dade County shall require all new development and redevelopment in existing and 
planned transit corridors and urban centers to be planned and designed to promote transit 
oriented development (TOD), and transit use, which mixes residential, retail, office, open space 
and public uses in a pedestrian and bicycle friendly environment that’s promote the use of 
transit services.  

Policy LU-7A 
(Page I-13) 

Through its various planning, regulatory and development activities, Miami-Dade County shall 
encourage development of a wide variety of residential and non-residential land uses and 
activities in nodes around rapid transit stations to produce short trips, minimize transfers, attract 



ZONING RECOMMENDATION ADDENDUM 

Valence Investment 8, LLC. 
PH: Z24-214 

 

10/9/2025 

 
PERTINENT ZONING REQUIREMENTS/STANDARDS 

Section 33-284.89.3 
Amendments to 
Urban Center or 
Urban Area District 
Land Use Plan 
Category or Other 
Regulating Plan 
 

Notwithstanding any other provision of this Code to the contrary, for properties that have a 
zoning classification of urban center or urban area district, an application (i) to amend a land 
use regulating plan to change the land use category to which a specific property is 
designated or (ii) to amend any other element of a regulating plan as applicable to the 
particular property (iii) or to expand the boundaries of an urban center or urban area district 
shall be processed as an application for a district boundary change in accordance with the 
procedures set forth in Article XXXVI of this chapter. 
 

Section 33-311 
District Boundary 
Change 

(A) The Community Zoning Appeals Boards are advised that the purpose of zoning and 
regulations is to provide a comprehensive plan and design to lessen the congestion in 
the highways; to secure safety from fire, panic and other dangers, to promote health, 
safety, morals, convenience and the general welfare; to provide adequate light and air; 
to prevent the overcrowding of land and water; to avoid undue concentration of 
population; to facilitate the adequate provisions of transportation, water, sewerage, 
schools, parks and other public requirements, with the view of giving reasonable 
consideration among other things to the character of the district or area and its peculiar 
suitability for particular uses and with a view to conserving the value of buildings and 
property and encouraging the most appropriate use of land and water throughout the 
County.   
 

(F)  Section 33-311 provides that the Board shall take into consideration, among other 
factors the extent to which: 

 
(1) The development permitted by the application, if granted, conforms to the 

Comprehensive Development Master Plan for Miami-Dade County, Florida; is 
consistent with applicable area or neighborhood studies or plans, and would serve 
a public benefit warranting the granting of the application at the time it is 
considered; 

 
(2) The development permitted by the application, if granted, will have a favorable or 

unfavorable impact on the environmental and natural resources of Miami-Dade 
County, including consideration of the means and estimated cost necessary to 
minimize the adverse impacts; the extent to which alternatives to alleviate adverse 
impacts may have a substantial impact on the natural and human environment; and 
whether any irreversible or irretrievable commitment of natural resources will occur 
as a result of the proposed development; 

 
(3) The development permitted by the application, if granted, will have a favorable or 

unfavorable impact on the economy of Miami-Dade County, Florida; 
 

(4) The development permitted by the application, if granted, will efficiently use or 
unduly burden water, sewer, solid waste disposal, recreation, education or other 

transit ridership, and promote travel patterns on the transit line that are balanced directionally 
and temporally to promote transit operational and financial efficiencies. Land uses that may be 
approved around transit stations shall include housing, shopping and offices in moderate to high 
densities and intensities, complemented by compatible entertainment, cultural uses and human 
services in varying mixes. The particular uses that are approved in a given station area should, 
a) respect the character of the nearby community, b) strive to serve the needs of the community 
for housing and services, and, c) promote a balance in the range of existing and planned land 
uses along the subject transit line. Rapid transit station sites and their vicinity shall be developed 
as "urban centers" as provided in this plan element under the heading Urban Centers. 

Policy LU-7E 
(Page I-14) 

Land uses that are not conducive to public transit ridership such as car dealerships, car oriented 
food franchises and uses that require transporting large objects should not be permitted to locate 
or expand within ¼ mile of a rail transit station. 



 
ZONING RECOMMENDATION ADDENDUM 

Valence Investment 8, LLC. 
PH: Z24-214 

 

10/9/2025 

necessary public facilities which have been constructed or planned and budgeted 
for construction; 

  
(5) The development permitted by the application, if granted, will efficiently use or 

unduly burden or affect public transportation facilities, including mass transit, roads, 
streets and highways which have been constructed or planned and budgeted for 
construction, and if the development is or will be accessible by public or private 
roads, streets or highways. 

 

 
 
 
 
 

























































Miami-Dade County Department of Regulatory and Economic Resources 
Staff Report to the Board of County Commissioners 

 
PH: Z24-270  October 23, 2025
  Item No. 8A2 
 

Recommendation Summary 
Commission District 3 
Applicant Miami Country Day School, Inc. 
Summary of 
Requests 

The applicant seeks to permit the expansion of an existing private 
school onto an additional property and modification of previously 
approved resolution in order to submit a new site plan and increase 
the number of classrooms. Additionally, the applicant seeks to permit 
the proposed middle school building with less setbacks than required 
by code, the proposed upper school building to exceed the maximum 
height and more monument and wall signs than permitted by Code. 
This application does not increase student enrollment. 

Location 601 NE 107 Street, Miami-Dade County, Florida. 
Property Size ±18.79 acres 
Existing Zoning RU-1, Single-Family Residential District,  

BU-1, Neighborhood Business District, 
BU-1A, Limited Business District  

Existing Land Use Private School   
2030-2040 CDMP 
Land Use  
Designation  

Low Density Residential, 2.5 - 6 dua &  
Business and Office  
(see attached Zoning Recommendation Addendum) 

Comprehensive 
Plan Consistency 

Consistent with the LUP map, and the interpretative text and policies 
of the CDMP 

Applicable 
Zoning 
Code 
Section(s)  

Section 33-311(A)(3) Special Exceptions, Unusual Uses and New 
Uses, 
Section 33-311(A)(7), Generalized Modification Standards, 
Section 33-311(A)(4)(b), Non-Use Variance Standards 
(see attached Zoning Recommendation Addendum) 

Recommendation Approval with conditions. 
 
BOARD OF COUNTY COMMISSIONERS’ JURISDICTION: 
 
The Board has jurisdiction over this application pursuant to Section 33-314(B)(11) which states 
“Applications to approve, expand, or modify: (i) day care facilities or day nursery facilities; and (ii) 
private elementary, middle, or senior high schools (grades K to 12), other than where the County 
Commission has direct jurisdiction over such applications.” 
 
PROCEDURAL HISTORY:  
 
This application was deferred at the September 25, 2025, meeting of the Board of County 
Commissioners (BCC) to the October 23, 2025, board meeting.  
 
The public hearing on this item has not been held.  
 
REQUESTS: 
 
(1) SPECIAL EXCEPTION to permit the expansion of a private school onto additional property.  
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(2) MODIFICATION of Condition #2 of Resolution #4ZAB-319-82, passed and adopted by the 
Metropolitan Miami Dade County Zoning Appeals Board, modified by Resolution #CZAB8-9-
14, passed and adopted by the Community Zoning Appeals Board #8, further modified by 
Resolution #CZAB8-8-15, passed and adopted by the Community Zoning Appeals Board #8, 
last modified by Resolution #Z-16-24, passed and adopted by the Board of County 
Commissioners, reading as follows:  

 
FROM: “2. That the plan be substantially in accordance with that submitted for the 

hearing entitled “Site Plan Approval Modification Submission”, as prepared 
by Zyscovich Architects, with sheets A-100.A, A-100A.1, A-100B, A-
100B.1, A-100C & A-100C.1 dated stamped received 11/22/2022, 
consisting of 6 sheets and sheet A-001, dated stamped received 9/9/2022 
consisting of 1 sheet, for a total of 7 sheets.” 

 
TO: “2. That the plan be substantially in accordance with that submitted for the 

hearing entitled “Site Plan Approval Campus Plan Master Plan”, as 
prepared by Zyscovich Architects, with a total of 18 sheets dated stamped 
received 6/2/2025, 15 sheets dated stamped received 4/9/2025 and 1 
sheet dated stamped received 12/23/2024, for a total of 34 sheets.” 

 
(3) MODIFICATION of Condition #10 of Resolution #4-ZAB-319-82, passed and adopted by the 

Metropolitan Miami Dade County Zoning Appeals Board and last modified by Resolution 
#CZAB8-9-14, passed and adopted by the Community Zoning Appeals Board #8, reading as 
follows: 

 
FROM: “10. That the number of classrooms shall not exceed 105.” 

 
TO: “10. That the number of classrooms shall not exceed 131.” 

 
The purpose of requests #2 and #3 is to allow the applicant to submit a revised site plan to 
incorporate additional property into the previously approved private school campus and provide 
additional buildings for the campus. Additionally, the requests seek to allow an increase in the 
number classrooms for the previously approved private school. The applicant is not requesting 
an increase in the maximum permitted students.  

 
(4) NON-USE VARIANCE to permit a proposed middle school building setback 39’-10 1/4” from 

the rear (east) property line (50' required). 
 
(5) NON-USE VARIANCE to permit a proposed upper school building with a height of 51'-6'' and 

3 stories (35 feet and 2 stories max. permitted).   
 
(6) NON-USE VARIANCE to permit 1 additional monument sign and 3 additional wall signs, with 

a total combined area of 566 sq. ft. (1 sign 24 sq. ft. maximum permitted (30 wall signs and 2 
monument signs previously approved). 

 
The aforementioned plans are on file and may be examined in the Department of Regulatory and 
Economic Resources. Plans may be modified at public hearing. 
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PROJECT HISTORY AND PROJECT DESCRIPTION:  
 
The subject property has been the subject of several zoning applications pertaining to the 
establishment and expansion of the existing private school on the subject property. In February 
1963, pursuant to Resolution #2ZABS-19-63, the Zoning Appeals Board (ZAB) approved a special 
exception to expand a non-conforming day and resident school. In October 1982, pursuant to 
Resolution #4ZAB-319-82, the ZAB approved with conditions a special exception to expand the 
private school onto adjacent property and granted ancillary parking variances to permit parking 
on natural terrain and closer than permitted to the adjacent right-of-way. In September 1983, 
pursuant to Resolution #4ZAB-299-83, the ZAB approved a special exception to permit further 
expansion of the school, increase grades to kindergarten through grade 12, increase enrollment 
to 934 students, and construct five new buildings in phases. In August 1990, pursuant to 
Resolution #4ZAB-267-90, the ZAB approved another expansion, modifying a prior site plan to 
relocate and rearrange buildings and athletic fields, and amending conditions to extend school 
hours and increase the number of classrooms and teachers. In October 1998, pursuant to 
Resolution #CZAB7-2-98, the Community Zoning Appeals Board (CZAB) approved a special 
exception for expansion, including new classroom buildings, an increase in student and teacher 
capacity, and variances allowing parking within 25 feet of a right-of-way, along with other ancillary 
variances. In June 2009, pursuant to Resolution #CZAB8-10-09, the CZAB approved a modified 
site plan for a proposed library center and amphitheater, permitted parking within 25 feet of a 
right-of-way, and authorized two additional wall signs, along with other ancillary variances. 
 
In May 2016, pursuant to Resolution #CZAB8-9-14, CZAB 8 approved the expansion of the 
private school onto additional property, together with an unusual use to permit entrance features. 
The resolution also modified prior conditions to increase enrollment from 980 to 1,250 students, 
allow 102 teachers and 38 administrative staff, expand grade levels to Pre-K through 12, and 
increase classrooms from 75 to 105. Ancillary non-use variances were also approved, permitting 
reduced setbacks for several buildings and a parking garage, construction of a four-story parking 
garage where two (2)-stories were allowed, increased lot coverage, reduced outdoor recreation 
area, reduced parking, parking within required setbacks, and additional signage. In July 2015, the 
CZAB also approved a special exception for expansion onto property to the north, a modification 
of the approved site plan, and a setback variance for a classroom building. 
 
Most recently, in May 2024, pursuant to Resolution #Z-16-24, the Board of County 
Commissioners (BCC) approved another special exception for expansion onto additional 
property. That resolution also modified Condition #2 of Resolution #4ZAB-319-82 (as previously 
modified by Resolutions #CZAB8-9-14 and #CZAB8-8-15) to require submission of a new site 
plan reflecting the expansion. Additionally, Conditions #5 and #11 of Resolution #4ZAB-319-82 
(as last modified by Resolution #CZAB8-9-14) were amended to increase enrollment from 1,250 
to 1,502 students and to permit 155 teachers and 55 administrative/clerical personnel, where 105 
teachers and 40 administrative/clerical personnel had previously been allowed. 
 
The subject application seeks approval to expand the existing private school onto additional 
property and to modify previously approved resolutions to submit a new site plan and increase 
the number of classrooms (Requests #1, #2, and #3), however, with no increase in the student 
enrollment. In addition, the applicant seeks approval to permit the proposed middle school 
building with reduced setbacks (Request #4), the proposed upper school building to exceed the 
maximum permitted height (Request #5), and additional monument and wall signs beyond those 
permitted by code (Request #6). The submitted plans depict that the existing/previously approved 
private school serving grades Pre-K through 12 on the subject property remains largely 
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unchanged, with the exception of the removal of the existing upper school, middle/upper school 
office, foreign language building, college guidance building, and greenhouse. In their place, a new 
±44,631 sq. ft. middle school building and a new ±77,611 sq. ft. upper school building are 
proposed near the center of the property, surrounded by the school campus to the north, south, 
and west, and a canal to the east. According to the applicant’s data provided on Sheet A-100a, 
the existing campus currently contains approximately 304,894 sq. ft. of building area, with 33,000 
sq. ft. of previously approved space not yet constructed. As previously mentioned, several existing 
buildings totaling approximately 33,568 sq. ft. will be removed, and the new middle and upper 
school buildings will add a combined ±122,242 sq. ft. of new construction. The plans also provide 
for the inclusion of an additional parcel to the north of the property, identified by Property Appraiser 
folio number 30-2230-001-0450, which contains an approximately 11,400 sq. ft. building 
previously developed for small-scale commercial use with front parking. This parcel is proposed 
to be repurposed for staff parking. Access to the site will remain unchanged, utilizing existing 
driveways along NE 107 Street and NE 6 Avenue. The submitted landscape plans depict 
extensive trees and shrubs distributed throughout the campus, ensuring ample buffering and 
visual compatibility with the surrounding area. 
 

NEIGHBORHOOD CHARACTERISTICS 
                                   Zoning and Existing Use                   Land Use Designation 

Subject Property RU-1, BU-1 & BU-1A; private school   Low Density Residential  
(2.5 to 6 dua) & 
Business and Office  

North BU-1A; multi-family residential  
 

Business and Office 

South Town of Miami Shores; golf course & 
commercial 

Low Density Residential  
(2.5 to 6 dua) &  
Parks and Recreation  

East  canal canal  
West BU-2, BU-1, BU-1A & RU-1; office,  

Retail & single-family residences  
Low Density Residential  
(2.5 to 6 dua) & 
Business and Office 

 
NEIGHBORHOOD COMPATIBILITY: 
 
The ±18.79 acres subject parcel, located at 601 NE 107 Street and currently developed with a 
private school, is zoned RU-1, BU-1, and BU-1A. It is bounded on the north by BU-1A zoned land 
developed with multi-family residential uses, on the south by the Town of Miami Shores with a 
golf course and commercial uses, on the east by a canal, and on the west by BU-2, BU-1, BU-
1A, and RU-1 zoned land developed with a mix of office, retail, and single-family residences. 
 
SUMMARY OF THE IMPACTS: 
 
The approval of this application will allow the expansion of the existing private school onto 
additional property and the revision of previously approved site plans to replace existing buildings 
with new middle and upper school buildings located toward the center of the site, thereby 
providing additional classrooms. Based on memoranda from the departments reviewing this 
application, any additional impacts will not cause their facilities and services to operate below 
their adopted levels of service standards, however, the application may bring additional noise into 
the neighborhood. Staff notes that the Platting and Traffic Review Section of the Department of 
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Regulatory and Economic Resources (RER) state in their memorandum that with no increase in 
the number of students, the application does not generate any new or additional vehicular trips.  
 
COMPREHENSIVE DEVELOPMENT MASTER PLAN ANALYSIS:  
 
The eastern portion of the property, which is approximately ±13.65 acres is designated as Low 
Density Residential on the Comprehensive Development Master Plan (CDMP) Land Use Plan 
(LUP) map. The northern and western portions of the subject property, which are a total of 
approximately ±6.83 acres in size are designated as Business and Office on the CDMP LUP 
Map. The CDMP Land Use Element Interpretative text under Residential Communities also 
permits neighborhood and community services including schools, daycare centers and houses of 
worship, only when consistent with other goals, objectives and policies of this Plan and 
compatible with the neighborhood. A section of the CDMP Land Use Element interpretative 
text for uses such as schools indicates that Compatibility shall be determined in accordance to 
Policy LU-4A. The Land Use Element Policy LU-4A sets forth the criteria to determine 
compatibility and states when evaluating compatibility among proximate land uses, the County 
shall consider such factors as noise, lighting, shadows, glare, vibration, odor, runoff, access, 
traffic, parking, height, bulk, scale of architectural elements, landscaping, hours of 
operation, buffering, and safety, as applicable. Further, CDMP Land Use Element, Policy LU-
4D states that uses which are supportive but potentially incompatible shall be permitted on sites 
within functional neighborhoods, communities or districts only where proper design solutions can 
and will be used to integrate the complementary elements and buffer any potentially 
incompatible elements. Said interpretative text under the Residential Communities also states 
that the areas along section line roads between transition areas are also authorized for eligible 
higher residential densities, public and semi-public uses. Further, based on the CDMP LUP 
Interpretative text, private school use is a permitted use in the Business and Office Land Use 
category.  
 
Staff notes that the private school is an existing use on the larger portion of the property and has 
been the subject of several zoning approvals as previously mentioned. The applicant is requesting 
to expand said private school onto additional property located on the northwestern site of the 
existing school, which is also designated as Business and Office on the LUP map. As previously 
mentioned, the private school is an existing use and approval of the requests under this 
application will not change the use on the entire subject property. For the reasons set forth in the 
zoning analysis below, staff opines that the proposed expansion of the existing school onto 
additional property would satisfy the criteria for compatibility outlined in the CDMP Land Use 
Element, Policy LU-4A. Based on the foregoing analysis, staff opines that the approval of the 
application is compatible with the area and therefore consistent with the CDMP Land Use 
Element interpretative text for the Residential Communities, CDMP Land Use Element 
Objective LU-4, Policy LU-4D, the CDMP Low Density Residential and Business and Office 
Land Use Plan map designations.   
 
ZONING ANALYSIS:  
 
The subject property contains an existing private school with a total of 1,502 students in grades 
Pre-K through 12. The applicant is requesting a special exception to permit the expansion of the 
existing private school onto additional property (request #1), with no increase in the student 
enrollment. When this request is analyzed under Section 33-311(A)(3) Special Exceptions, 
Unusual Uses and New Uses, staff opines that the approval of these requests with conditions 
would be compatible with the surrounding area based on the analysis provided below. Similarly, 
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staff opines that approval of the ancillary requests to modify condition #2 of a previously approved 
condition of Resolution #4ZAB-319-82, last modified by #Z-16-24 (Request #2) to allow 
submission of a revised site plan reflecting the demolition of existing buildings, including but not 
limited to the previously approved fine arts building, greenhouse, college guidance center, and 
existing upper school classroom buildings, and the construction of a new ±44,631 sq. ft. middle 
school building and a new ±77,611 sq. ft. upper school building at the center of the property; and 
modification of Condition #10 of Resolution #4ZAB-319-82, last modified by Resolution #CZAB8-
9-14 (Request #3), to permit an increase to 131 classrooms, where 105 were previously 
approved. When Requests #2 and #3 is further analyzed under Section 33-311(A)(7), Generalized 
Modification Standards and considering the Comprehensive Development Master Plan Analysis, 
staff finds that approval of Requests #1, #2, and #3 with conditions would be compatible with the 
surrounding area. The expansion includes an additional parcel along NW 6 Avenue, 
approximately 11,400 sq. ft., previously developed as a small-scale commercial building with front 
parking, which is proposed to be converted into parking for faculty and staff. Staff opines that the 
proposed requests will not generate additional traffic, cause excessive overcrowding, or create a 
nuisance, and that the use would remain compatible with the area, as there is to be no increase 
in the number of students and the student enrollment shall remain consistent with previously 
approved levels. 
 
The submitted plans depict the existing private school together with additional property located at 
the center of the school campus and proposes the additional property to be used as parking. The 
existing private school facility buildings are dispersed throughout the school property. The new 
parcel being added to the school facility is approximately 11,400 sq. ft. in area and is surrounded 
by the existing school to the north, south and east. As previously mentioned, the additional 
property will be for additional parking for faculty and staff with a walkway that will connect 
pedestrians from the north portion of the campus to the south. Staff also notes that the plan 
provides for 391,212 sq. ft. of outdoor recreation/play area, provides for an excess of the required 
off-street parking spaces, provides for a total of 190 auto stacking spaces where 5 are required 
and provides for a vehicular system that will provide adequate on-site vehicular queuing, stacking 
and student drop off/pick-up area. Submitted landscape plans depict ample landscaping in the 
form of trees and shrubs provided all along the perimeter and within the subject parcel. 
 
Staff notes that the traffic analysis prepared and reviewed as part of the 2024 application remains 
applicable to the current request, since no changes to the number of students (1,502) or staff are 
proposed as part of this application. As detailed in the Traffic Engineering Division (TED) of the 
Department of Transportation and Public Works (DTPW) memorandum (attached as Exhibit “A”), 
the previously approved enrollment generated a projected 139 AM peak-hour vehicular trips. That 
study showed NE 6 Avenue, the main section-line roadway serving the school, would experience 
a 10% increase in AM peak-hour traffic north of NE 109 Street (an additional 99 trips to the existing 
1,031 trips) and a 7% increase south of NE 109 Street (an additional 43 trips to the existing 646 
trips). Importantly, these increases did not alter the overall Level of Service (LOS), which 
remained at “C” on adjoining roadways. Furthermore, the Platting and Traffic Review Section of 
the Department of Regulatory and Economic Resources (RER) confirmed that the school meets 
traffic concurrency requirements, as it is located within the Urban Infill Area where concurrency 
does not apply. Because this application does not increase the number of students or staff beyond 
what was approved under Resolution #Z-16-24, no new traffic impacts are anticipated, and the 
prior 2024 traffic findings remain valid. 
 
Staff notes that based on the memoranda submitted by other departments reviewing the 
application, approval of the request would not have an unfavorable effect on the economy of 
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Miami-Dade County, would not tend to create a fire or other equally or greater dangerous hazard, 
or provoke excessive overcrowding of people, or provoke a nuisance, and would not be 
incompatible with the area concerned. Staff notes that Department of Transportation and Public 
Works (DTPW) reviewed the Traffic Operations Plan (TOP) submitted with the application and 
has no objection to the requests, subject to conditions set forth in the attached memorandum. 
The Platting and Traffic Review Section of the Department of Regulatory and Economic 
Resources (RER) has indicated in its memorandum, that they have no objections to this 
application and that the addition of the adjacent property to the school site does not result in an 
increase in students and therefore does not generate any additional trips. As such, based on the 
aforementioned analysis, staff opines that the proposed expansion will not result in excessive 
trips that could have a significant impact on the abutting roadways, would efficiently use the roads, 
streets and highways which have been constructed, planned or budgeted for in this area, and 
would not result in excessive traffic. Further, staff opines that based on the memoranda submitted 
by other departments reviewing the application, approval of the request would not have an 
unfavorable effect on the environment, the natural resources, or the economy of Miami-Dade 
County, and would not be incompatible with the area concerned. The Division of Environmental 
Resources Management (DERM) of the Department of Regulatory and Economic Resources, in 
their memorandum, indicate that the application meets all applicable LOS standards for potable 
water supply, wastewater disposal, and flood protection. In addition, the memorandum from the 
Miami-Dade Fire Rescue (MDFR) Department does not object to the application and indicates 
that the application will not have a negative impact on fire rescue services in the area. The 
memoranda submitted by the Departments of Water and Sewer and Park, Recreation and Open 
Spaces (PROS) indicate no objections to the application as well. Based on the aforementioned 
department memoranda, staff opines that the application will not result in, among other things, 
excessive noise or cause undue or excessive burden on public facilities. As such, staff opines 
that the request would be compatible with the area concerned, when considering the necessity 
and reasonableness of the expansion in relation to the present and future development of the 
area.  
 
Similarly, staff opines that because the new proposed building are internal to the site and are 
mainly replacing existing buildings, the approval of the requests for the modification of the prior 
approved site plan (request #2) and increase in the total number of classrooms (request #3), 
would not create any new adverse visual impacts on the surrounding properties. Staff further 
opines that the requests are inextricably intertwined with request #1, which staff supports, and 
that the overall design and location of the existing school with the additional property will provide 
for a cohesive campus. Therefore, staff supports the requests and opines that based on the 
Comprehensive Development Master Plan land use designations of Low Density Residential and 
Business and Office, and for the reasons explained in the Comprehensive Development Master 
Plan Analysis section, the requested modifications on the subject property would be consistent 
with the CDMP designation of the parcel on the CDMP Land Use Plan map and would be 
compatible with the surrounding area when considering the necessity and reasonableness of the 
request in relation to the present and future development of the area. As such, staff 
recommends approval with conditions of request #1 under Section 33-311(A)(3) Special 
Exceptions, Unusual Uses and New Uses, and approval with conditions of requests #2 and 
#3 under Section 33-311(A)(7), Generalized modification standards.  
 
As part of this application, the applicant is also requesting a series of ancillary non-use variances 
that are inextricably intertwined with requests #1, #2, and #3. These include: permitting the 
proposed middle school building to be set back 39’-10 1/4” from the rear (east) property line where 
50 feet are required (request #4); permitting the proposed upper school building at a height of 51'-
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6'' and three (3) stories, where a maximum of 35 feet and two (2) stories is permitted (request #5); 
and permitting one (1) additional monument sign and three (3) additional wall signs with a 
combined area of 566 sq. ft., where only one (1) 24 sq. ft. sign is permitted, noting that 30 wall 
signs and 2 monument signs were previously approved (request #6). When analyzed under 
Section 33-311(A)(4)(b), Non-Use Variance Standards, staff finds the requests to be compatible 
with the surrounding area and not detrimental to the community’s appearance. 
 
With respect to request #4, staff notes that Section 33-17 of the County Code requires buildings 
for public assemblage to maintain a 50-foot setback from property lines abutting lots under 
different ownership. The proposed reduction to 39’-10 1/4”, which is only as to the east property 
line represents a minimal encroachment given that the east property line abuts a canal, with the 
nearest residence more than 100 feet away. Furthermore, prior resolutions for this school have 
permitted more substantial setback reductions, including Resolution #CZAB8-9-14, which 
approved the Fine Arts Building at 13 feet from the rear and 20 feet from the interior side property 
line (both where 50 feet were required). Therefore, staff concludes the proposed variance will not 
create adverse visual impacts. 
 
Regarding request #5, staff finds the proposed upper school building, at 51'-6'' and 3 stories, has 
been designed to architecturally match the existing buildings on the campus. Its central location 
on the site, along with buffering provided by rows of hedges and trees, will mitigate any visual 
impact on the surrounding properties to the north, east, south, and west. 
 
Lastly, request #6 seeks approval for one (1) additional monument sign and three (3) additional 
wall signs, totaling 566 sq. ft. of signage. Staff finds this request compatible with the surrounding 
area, emphasizing that the three wall signs are entirely internal to the campus, identifying 
individual buildings and not visible from the public right-of-way. The additional monument sign, 
located at the main entrance along NW 6 Avenue, will solely identify the name of the school, 
consistent with typical institutional signage. Given their internal placement and the buffering 
provided by existing buildings and proposed landscaping, these signs will not create visual 
impacts for the surrounding community. Therefore, staff recommends approval with 
conditions of requests #4, #5 and #6 under Section 33-311(A)(4)(b), Non-Use Variances 
From Other Than Airport Regulations. 
 
ACCESS, CIRCULATION AND PARKING: The submitted site plan depicts three (3)-
ingress/egress points of direct vehicular and pedestrian access to the facility located along NE 6 
Avenue. Parking and driveways are dispersed throughout the property and located between the 
structures and the adjacent rights-of-ways, with all of the required parking provided as surface 
parking lots. The proposed additional property to the school facility for the existing 1,502 students 
and 155 teachers and 55 administrative/clerical staff, provides for a total of 582 parking spaces, 
where 315 are required by code, therefore, the parking amounts comply with the code minimums. 
In addition, the school will be providing a total of 190 auto-stacking spaces, where only 5 stacking 
spaces are required.  
 
NEIGHBORHOOD SERVICES PROVIDER REVIEW:  See attached. 
 
OTHER: Not applicable. 
 
RECOMMENDATION:   
 
Approval with conditions.  
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CONDITIONS FOR APPROVAL:   
 
1. That all other conditions of Resolutions #4ZAB-319-82, #4-ZAB-299-83, #4-ZAB-267-90, 

#CZAB7-2-98 and #CZAB8-10-09, #CZAB8-9-14, #CZAB8-8-15 and Z-16-24 remain in full 
force and effect, except as herein modified.  

 
2. That the plan be substantially in accordance with that submitted for the hearing entitled “Site 

Plan Approval Campus Plan Master Plan”, as prepared by Zyscovich Architects, with a total of 
18 sheets dated stamped received 6/2/2025, 15 sheets dated stamped received 4/9/2025 and 
1 sheet dated stamped received 12/23/2024, for a total of 34 sheets. 

 
3. The school shall complete improvements to the drop-off and pick-up areas during the summer 

to ensure that traffic flow is not disrupted. Any temporary shifts in these areas during 
construction must maintain safe and efficient access, with appropriate signage and staff 
assistance provided as necessary. 

 
4. That the applicant submits to the Department of Regulatory and Economic Resources for its 

review and approval a landscaping plan which indicates the type and size of plant material 
prior to the issuance of a building permit and to be installed prior to the issuance of a Certificate 
of Use. 

 
5. That the applicant obtain a Certificate of Use from and promptly renew the same annually with 

the Department of Regulatory and Economic Resources, upon compliance with all terms and 
conditions, the same subject to cancellation upon violation of any of the conditions.  

 
6. That at the time of each annual Certificate of Use renewal, the owner shall submit to the 

Department of Regulatory and Economic Resources a letter from the principal of the school 
detailing the number of students and the grade levels that are currently enrolled in said facility. 

 
7. That the applicant complies with all applicable conditions, requirements, recommendations, 

requests, and other provisions of the Traffic Engineering Division (TED) of the Department of 
Transportation and Public Works as indicated in the attached memorandum.  

  
8. That the applicant complies with all applicable conditions, requirements, recommendations, 

requests, and other provisions of the Parks, Recreation and Open Spaces Department (PROS) 
as indicated in the attached memorandum.  

 
9. That the applicant complies with all applicable conditions, requirements, recommendations, 

requests, and other provisions of the Platting and Traffic Review Section of the Department of 
Regulatory and Economic Resources (RER) as indicated in the attached memorandum.  

 
10. That the applicant complies with all applicable conditions, requirements, recommendations, 

requests, and other provisions of the Miami-Dade Water and Sewer Department (WASD) as 
indicated in the attached memorandum.  

 
11. That the number of classrooms shall not exceed 131. 
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ES:JB:SS:EA 
 
 
 
____________________________ 
Eric Silva, AICP, Assistant Director 
Development Services Division 
Miami-Dade County Department of  
Regulatory and Economic Resources



ZONING RECOMMENDATION ADDENDUM 
 

Miami Country Day School, Inc. 
PH: Z24-270 

 

 

COMPREHENSIVE DEVELOPMENT MASTER PLAN (CDMP) OBJECTIVES, 
POLICIES AND INTERPRETATIVE TEXT 

 

NEIGHBORHOOD SERVICES PROVIDER COMMENTS 
Division of Environmental Resources Management (RER) No objection 
Platting and Traffic Review Section (RER) No objection* 
Department of Transportation and Public Works (DTPW) No objection* 
Miami-Dade Fire Rescue (MDFR) No objection 
Water and Sewer Department (WASD) No objection* 
Parks, Recreation and Open Spaces Department (PROS) No objection* 
Office of Historic Preservation (OHP) No objection 
Building and Neighborhood Compliance (BNC) No objection 
*Subject to conditions in their memorandum. 

Low-Density 
Residential 
(Pg.  I-31) 

The residential densities allowed in this category shall range from a minimum of 2.5 to a 
maximum of 6.0 units per gross acre.  This density category is generally characterized by 
single family housing, e.g., single-family detached, cluster, zero lot line and townhouses.  It 
could include low-rise apartments with extensive surrounding open space or a mixture of 
housing types provided that the maximum gross density is not exceeded. 

 
Business and 
Office  
(Page I-40) 

This category accommodates the full range of sales and service activities.  Included are retail, 
wholesale, personal and professional services, call centers, commercial and professional 
offices, hotels, motels, hospitals, medical buildings, nursing homes (also allowed in the 
institutional category), entertainment and cultural facilities, amusements and commercial 
recreation establishments such as private commercial marinas. Also allowed are 
telecommunication facilities (earth stations for satellite communication carriers, satellite 
terminal stations, communications telemetry facilities and satellite tracking stations).  These 
uses may occur in self-contained centers, high-rise structures, campus parks, municipal 
central business districts or strips along highways.  In reviewing zoning requests or site plans, 
the specific intensity and range of uses, and dimensions, configuration and design considered 
to be appropriate will depend on locational factors, particularly compatibility with both adjacent 
and adjoining uses, and availability of highway capacity, ease of access and availability of 
other public services and facilities.  Uses should be limited when necessary to protect both 
adjacent and adjoining residential use from such impacts as noise or traffic, and in most 
wellfield protection areas uses are prohibited that involved the use, handling, storage, 
generation or disposal of hazardous material or waste, and may have limitations as to the 
maximum buildable area, as defined in Chapter 24 of the County Code.  When the land 
development regulations are amended pursuant to Land Use Element Policies LU-9P and 
LU-9Q, live-work and work-live developments shall be permitted on land designated as 
Business and Office, as transitional uses between commercial and residential areas. 
 
Residential uses, and mixing of residential use with commercial, office and hotels are also 
permitted in Business and Office areas provided that the scale and intensity, including height 
and floor area ratio of the residential or mixed use development, is not out of character with 
that of adjacent or adjoining development and zoning, and it does not detrimentally impact, 
and it provides a sensitive well designed transition to any adjacent or adjoining residentially 
developed or designated areas of different development intensity. Where these conditions are 
met residential development may be authorized to occur in the Business and Office category 
at a density up to one density category higher than the LUP-designated density of the adjacent 
or adjoining residentially designated area on the same side of the abutting principal roadway, 
or up to the density of any such existing residential development, or zoning if the adjacent or 
adjoining land is undeveloped, whichever is higher. If there is no adjacent or adjoining 
residential use existing, zoned or designated on the same side of the roadway, the maximum 
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PERTINENT ZONING REQUIREMENTS/STANDARDS 
 

Section 33-
311(A)(3) Special 
Exception, 
Unusual and 
New Uses. 

Special exceptions (for all applications other than public charter schools), unusual and new 
uses. Hear application for and grant or deny special exceptions, except applications for 
public charter schools; that is, those exceptions permitted by the regulations only upon 
approval after public hearing, new uses and unusual uses which by the regulations are only 
permitted upon approval after public hearing; provided the applied for exception or use, 
including exception for site or plot plan approval, in the opinion of the Community Zoning 
Appeals Board, would not have an unfavorable effect on the economy of Miami-Dade 
County, Florida, would not generate or result in excessive noise or traffic, cause undue or 
excessive burden on public facilities, including water, sewer, solid waste disposal, recreation, 
transportation, streets, roads, highways or other such facilities which have been constructed 
or which are planned and budgeted for construction, are accessible by private or public 
roads, streets or highways, tend to create a fire or other equally or greater dangerous 
hazards, or provoke excessive overcrowding or concentration of people or population, when 
considering the necessity for and reasonableness of such applied for exception or use in 
relation to the present and future development of the area concerned and the compatibility 
of the applied for exception or use with such area and its development. 
 

Section 33- 
311(A)(4)(b) 
Non-Use 
Variances From 
Other Than 
Airport 
Regulations 

Upon appeal or direct application in specific cases, the Board shall hear and grant 
applications for non-use variances from the terms of the zoning and subdivision regulations 
and may grant a non-use variance upon a showing by the applicant that the non-use variance 
maintains the basic intent and purpose of the zoning, subdivision and other land use 
regulations, which is to protect the general welfare of the public, particularly as it affects the 
stability and appearance of the community and provided that the non-use variance will be 
otherwise compatible with the surrounding land uses and would not be detrimental to the 
community. No showing of unnecessary hardship to the land is required. 
 

Section 
33-311(A)(7) 
Generalized 
Modification 
Standards.   

The Board shall hear applications to modify or eliminate any condition or part thereof which 
has been imposed by any final decision adopted by resolution; and to modify or eliminate 
any provisions of restrictive covenants, or parts thereof, accepted at public hearing, except 
as otherwise provided in Section 33-314(C)(3);  provided, that the appropriate Board finds 
after public hearing that (a) the modification or elimination, in the opinion of the Community 
Zoning Appeals Board, would not generate excessive noise or traffic, tend to create a fire or 
other equally or greater dangerous hazard, or provoke excessive overcrowding of people, or 

allowable residential density will be that which exists or which this plan allows across the 
roadway. Where there is no residential use, zoning or designation on either side of the 
roadway, the intensity of residential development, including height, bulk and floor area ratio 
shall be no greater than that which would be permitted for an exclusively commercial use of 
the site. Where SURs or TDRs are transferred to Business-designated parcels which are 
zoned or to be used for residential development, or when a residential project utilizes the 
inclusionary zoning program the allowances of the Residential communities section may be 
used within the limits provided in this paragraph. 
 

Objective LU-4 
(Pg.  I-9) 

Miami-Dade County shall continue to reduce the number of land uses, which are inconsistent 
with the uses designated on the LUP map and interpretive text, or with the character of the 
surrounding community. 
 

Policy LU-4A 
(Page.  I-11) 

When evaluating compatibility among proximate land uses, the County shall consider such 
factors as noise, lighting, shadows, glare, vibration, odor, runoff, access, traffic, parking, 
height, bulk, scale of architectural elements, landscaping, hours of operation, buffering, and 
safety, as applicable. 
 

Policy LU-4D 
(Page I-9) 

Uses which are supportive but potentially incompatible shall be permitted on sites within 
functional neighborhoods, communities or districts only where proper design solutions can and 
will be used to integrate the complementary elements and buffer any potentially incompatible 
elements. 
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would not tend to provoke a nuisance, or would not be incompatible with the area concerned, 
when considering the necessity and reasonableness of the modification or elimination in 
relation to the present and future development of the area concerned, or (b) (i) that the 
resolution that contains the condition approved a school use that was permitted only as a 
special exception, (ii) that subsequent law permits that use as of right without the requirement 
of approval after public hearing, and (iii) that the requested modification or elimination would 
not result in development exceeding the standards provided for schools authorized as a 
matter of right without the requirement of approval after public hearing. 
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Exhibit  A 
TRAFFIC IMPACT CHART 

 
Miami Country Day School, Inc. 

Z24-270 

 
    Impacts are based on the 2024 zoning hearing application. No changes to the number of students or personnel; therefore, no additional traffic is expected. 



































































































































Miami-Dade County Department of Regulatory and Economic Resources 
Staff Report to the Board of County Commissioners 

 
PH: Z24-188  October 23, 2025 

Item No. 8C1 

Recommendation Summary 
Commission District 5 
Applicant 1201 Brickell Bay, LLC; 1221 Brickell, LLC; 1250 BB Asset Co LLC 
Summary of 
Requests 

This application is requesting a special exception to permit approval 
of an initial review of the general development plans for a subject 
property located in close proximity to the Financial District 
Metromover Station, and assign to it the permitted uses and 
development regulations applicable under Section 33C-15 of the 
County Code for the “Metromover Station Subzone”. Additionally, the 
application seeks to allow the proposed mixed-use building to be 
located closer to the Biscayne Bay shoreline than otherwise required 
by Code. 

Location 1221 Brickell Avenue, and 1201, 1250, 1260 Brickell Bay Drive, City 
of Miami, Miami-Dade County, Florida. 

Property Size ±4.72 Acres 
Existing Zoning T6-48A-O (Miami21) 
Existing Land Use Vacant land, office building, parking garage 
2030-2040 CDMP 
Land Use  
Designation  

Regional Urban Center 
(see attached Zoning Recommendation Addendum) 

Comprehensive Plan 
Consistency 

Consistent with the urban center interpretative text, goals, objectives 
and policies of the CDMP 

Applicable Zoning 
Code Section(s)  

Section 33C-15(D)(1) Procedures for approval and development 
standards,  
Section 33C-11(G)(1) Initial Review,  
Section 33-311(A)(3) Special Exceptions, Unusual Uses and New 
Uses, 
Section 33-311(A)(4)(b), Non-Use Variances From Other Than 
Airport Regulations 
(see attached Zoning Recommendation Addendum) 

Recommendation Approval with conditions. 
 
BOARD OF COUNTY COMMISSIONERS’ JURISDICTION: 
 
This Board has jurisdiction over this application pursuant to Section 33-314(C)(20) which states 
that the BCC shall hear and decide “Applications for development in the RTZ District, or for 
review of decisions regarding development in the RTZ District, as provided in Section 33C of 
this Code.” 
 
REQUESTS: 
 
(1) SPECIAL EXCEPTION for a general development plan with the purpose of assigning to the 

subject property, located in the “Metromover Subzone of the Rapid Transit Zone”, the 
applicable permitted uses and development regulations for the subzone in accordance with 
Section 33C-15 of the County Code. 
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(2) NON-USE VARIANCE of zoning regulations requiring the setback from the shoreline shall 

be a minimum of 50 feet along the applicable water frontage; to permit the proposed mixed-
use building’s frontage along the Biscayne Bay shoreline to setback a minimum of 40’ 
(minimum 50’ required). 

 
BACKGROUND AND ANALYSIS:  
 
The approximately ±4.72 acre subject property, under folios 01-4139-071-0010, 01-4139-035-
0010, 01-0210-050-3210, and 01-0210-050-4250, and is located on both sides of Brickell Bay 
Drive. The ‘eastern’ parcel (1201 Brickell Bay Drive) of the subject site that is situated along the 
Biscayne Bay shoreline, is currently a vacant parcel, whereas and the ‘western’ parcel of the site 
that is to the west of  Brickell Bay Drive (1221 Brickell Avenue and 1250-1260 Brickell Bay Drive 
addresses) are currently improved with an existing office building and associated parking garage 
constructed in the 1980s. The subject site is within 400 feet of the Financial District Metromover 
Station. Staff notes that the current conditions on the site do not provide any street front activation 
or connections to mass transit, and do not provide the highest levels of development density and 
intensity that is ideal for the urban core. The other properties surrounding the subject site are 
zoned for urban development under the terms of City of Miami’s zoning regulations.  
 

 
Figure 1 

 
On April 20, 2021, the Board of County Commissioners (BCC) had adopted Ordinance No. 21-33 
establishing the “Metromover Subzone” of the Rapid Transit System – Development Zone (RTZ), 
codified in Section 33C-15 of the County Code. Subsequently, on October 6, 2022, the Board 
adopted Ordinance No. 22-126, related to the Rapid Transit System- Development Zone (RTZ), 
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which amended section 33C-2 of the Code, and expanded the jurisdictional boundaries of the 
Metromover Subzone of the Rapid Transit Zone to encompass certain private properties. Later, 
on July 6, 2023, the Board adopted Ordinance No. 23-50, related to the Rapid Transit System- 
Development Zone (RTZ), which further amended section 33C-2 of the Code, and expanded the 
jurisdictional boundaries of the Metromover Subzone of the Rapid Transit Zone to encompass 
certain additional private properties. Ordinances No. 22-126 and 23-50 provided Exhibits 22(B) 
to include, among other things, the subject property, as shown in Figure 1 on the previous page. 
Staff notes that prior to its addition to the Metromover Subzone of the Rapid Transit Zone, the 
subject property was under the City of Miami’s zoning jurisdiction. Pursuant to section 33C-5(B), 
"Until a special exception or other zoning approval for development is approved, lands within the 
RTZ district shall remain subject to the applicable municipal zoning district regulations that existed 
prior to the property's inclusion in the RTZ District." The Metromover Subzone regulations under 
Section 33C-15 require a two-step development approval process. This first step, or “Initial 
Review”, requires the Board to hold a public hearing and decide the application after the property 
has been added to the Metromover Subzone of the Rapid Transit Zone. The second step, or 
“Final Review”, consists of an administrative review by the Department of Regulatory and 
Economic Resources (RER) of a site plan for the subject property at a future point in time. As per 
the request, this application consists of the initial review of the subject property. 
 
The County’s RTZ primarily consists of properties located within and along the County’s Rapid 
Transit System/Metrorail and Metromover Systems. Properties within the RTZ include the 
Metrorail Stations, the fixed-guideway path linking the Metrorail and Metromover Stations, the 
Stations’ accessory facilities, and certain developable land. The Metromover Subzone of the RTZ 
was primarily expanded (pursuant to Ordinance No. 22-126 and Ordinance no. 23-50) to include 
properties owned by private parties located between NE 2 Street and NE 1 Street and NE 3 
Avenue and Biscayne Boulevard, (2) SW 9 Street and SW 10 Street and SW 1 Avenue and SW 
2 Avenue, and (3) Brickell Avenue and Biscayne Bay and SE 12 Street and SE 13 Street. 
Specifically, these included properties located at 128, 250, and 296 SW 7 Street, 201 SW 8 Street, 
720 SW 2 Avenue, 74, 78, 84, and 88 SW 10 Street, 221, 229, and 231 SW 11 Street, 1013, 
1015, and 1021 SW 1 Avenue, 848 Brickell Avenue, 2150 and 1260 Brickell Bay Drive. These 
developable parcels that are privately-owned property such as the subject site, as well as other 
parcels identified as located within the Metromover Subzone, may be developed with transit-
supportive uses in accordance with Chapter 33C of the County Code. Sections of Chapter 33C 
(“the Chapter”), includes the standards for development of properties surrounding the Metromover 
Stations with a variety of land uses, residential densities and building intensities consistent with 
and in conformance with the thresholds of the Miami-Dade County adopted Comprehensive 
Development Master Plan (CDMP) Urban Center text. Since 1996, the CDMP has provided that 
“all future rapid transit station sites and their surroundings shall, at a minimum, be developed in 
accordance with the [CDMP’s] Urban Center policies”. Since the inception of the RTZ in 1978, 
the Board has gradually expanded its boundaries to accommodate additional transit-supportive 
development along the various RTZs. As provided in Section 33C-2 and Section 33C-5 (see 
addendum), jurisdiction over zoning and other development orders and development permits 
within the RTZ is vested in Miami-Dade County regardless of any municipal code, charter, or 
ordinance provisions to the contrary, and "[u]ntil a special exception or other zoning approval for 
development is approved, lands within the RTZ district shall remain subject to the applicable 
municipal zoning district regulations that existed prior to the property's inclusion in the RTZ 
District."  
 
Staff research for similar approvals indicates that in June 20, 2024, pursuant to Resolution #Z-
36-24, the Board of County Commissioners (BCC) approved the general development plans for 
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a subject site (application #Z2022000241), lying on the northwest corner of Brickell Avenue and 
SE 10 Street, aka 888 Brickell Avenue, and located to the north and in close proximity to the 
subject site and the Tenth Street Metromover Station, as the “Metromover Subzone of the Rapid 
Transit Zone”, assigning to it the applicable permitted uses in accordance with Section 33C-15 of 
the County Code. Additionally, a property located at 848 Brickell Avenue, in close proximity to the 
subject site and next to the Tenth and Eight Street Metromover Stations (application 
#Z2023000423), was heard by the BCC at their November 21, 2024 meeting, and the initial review 
of its general development plans approved by the board pursuant to Resolution #Z-50-24, 
assigning to it the permitted uses and development regulations applicable under the County Code 
for the “Metromover Station Subzone”. 
 
Pursuant to Chapter 33C of the County Code, the subject property could potentially be developed 
with a wide variety of mix of uses including residential, commercial, institutional, retail, office, and 
other such uses intended to enhance and support the County's existing mass transit system, and 
to provide for transit-oriented development to promote ridership. Staff notes that the subject 
property is less than a five-minute walk from both the Financial District Metromover Station, and 
that the Metromover Subzone designation would effectively allow the site to be easily accessible 
to the entire urban core of Miami and beyond via Metrorail. Additionally, the Metromover Subzone 
designation would effectively allow the site for additional business opportunities in this highly 
urbanized neighborhood in close proximity to transit, improve the pedestrian environment and 
promote walkability within that area providing convenient access for future residents to use the 
Metromover.  
 
Based on the submitted letter of intent and general development plans, the applicant intends to 
redevelop the ‘eastern’ currently vacant parcel (at 1201 Brickell Bay Drive) that is situated along 
the Biscayne Bay shoreline, as an office and hotel tower consisting of a 58-story high building 
with a total of 212 hotel rooms, 1,485,174 sq. ft. of office space, 23,590 sq. ft. of restaurant and/or 
retail uses located within the proposed new structure that fronts along the Biscayne Bay shoreline. 
The proposed development shall also provide 50 below-grade parking spaces within the new 
tower structure, and an additional 1,420 parking spaces shall be provided within the new parking 
garage that shall be developed on the ‘western’ parcel that is to the west of  Brickell Bay Drive. 
The new mixed-use tower would have an ingress/egress point of direct vehicular and pedestrian 
access from Brickell Bay Drive to facilitate the flow of traffic for the proposed development, and 
the loading access shall be from SE 12th Street. Staff notes that the ‘western’ parcel that is to the 
west of  Brickell Bay Drive (at the 1221 Brickell Avenue and 1250-1260 Brickell Bay Drive 
addresses) shall retain the existing office building that is on the 1221 Brickell Avenue address; 
and a new parking garage with 1,420 parking spaces is to be developed on the remainder of this 
‘western’ parcel which, as previously mentioned, is also intended to serve the proposed office and 
hotel tower that is to be on the 1201 Brickell Bay Drive parcel. Additionally, a new stormwater 
pump station, as proposed under the public benefits covenant, would be located on the corner of 
the 1250 Brickell Bay Drive parcel fronting on Brickell Bay Drive. The accompanying master plan 
generally depicts a preliminary general development program for the subject parcel and includes 
site plans; floor plans; building elevations; landscape plans; lot coverage and open space 
diagrams; aerials; and renderings for the proposed mixed-use development at the subject site 
(see Figure 2 on the next page). Attached Exhibit A consists of the subject property’s general 
development plan depicting the location of the proposed uses and provides a potential concept 
plan for the subject property which would be further detailed through the final review process.  
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Figure 2 

 
Properties within the Metromover Subzone will be subject to similar development standards as 
those within the Downtown Intermodal District Corridor, Brickell Station Subzones, and the 
Historic Overtown/Lyric Theater Station and Santa Clara Station Subzones in the City of Miami. 
The regulatory framework adopted by this Board for these subzones calls for mixed-use 
development, with a maximum height determined by that allowed by the Miami International 
Airport zoning regulations. Said regulations are consistent with the County’s designation of the 
area as the County’s only “Regional Urban Center” on the Comprehensive Development Master 
Plan (CDMP) - Land Use Plan Map, the CDMP’s urban center policies, and related interpretative 
text (see addendum). Those Urban Center policies further provide for mixed-use development at 
a minimum floor-area ratio of 4.0 in the designated core and of 2.0 in the designated edge, and 
at a maximum density of 500 dwelling units per acre. Staff notes that the proposed mixed-use 
building with a height of 58-stories, and a floor area ratio of +/-19.48 would be within the density, 
massing and floor area ratio threshold that would be allowed under aforementioned regulations. 
Since it is the goal of this application to include the ±4.72-acre subject property within the 
Metromover Subzone and to assign permitted uses and development regulations, staff finds the 
request for a special exception consistent with the CDMP, and recommends approval with 
conditions of request #1 under Section 33-311(A)(3) Special Exceptions, Unusual Uses and 
New Uses. 
 
Staff opines that pertaining to the subject property (see Figure 2), approval of this application 
would enable the development/redevelopment of the subject parcel in a manner that is 
compatible with that of other development in the balance of the Metromover Subzone and the 
surrounding area. Staff notes that approval of the request would also authorize for the site all of 
the applicable permitted uses identified under Section 33C-15(C), subject to the development 
standards set forth in Section 33C-15 (D) (see Addendum). 
 
Staff notes that both the Traffic Engineering Division (TED) as well as the Infrastructure Planning 
Division of the Department of Transportation and Public Works (DTPW) have indicated no 
objection to the application subject to conditions as specified in their combined memorandum. 
Staff also notes that the Platting and Traffic Review Section of the Department of Regulatory and 
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Economic Resources (RER), does not object to the application pursuant to standard conditions, 
and indicate in their memorandum that the application lies within the urban infill area and in a 
municipality where traffic concurrency does not apply, but that the application will generate 963 
PM peak hour vehicle trips. Further, memoranda submitted by other departments reviewing the 
application, including the Division of Environmental Resources Management (DERM) of the RER, 
the Office of Historic Preservation (OHP) of the RER, the Miami-Dade Police Department 
(MDPD), the Miami-Dade Fire Rescue Department (MDFRD), the Miami-Dade Parks Recreation 
and Open Spaces (MDPROS) Department, Water and Sewer Department (WASD), and the 
Miami-Dade Department of Solid Waste Management (DSWM), as well as Miami-Dade County 
Public Schools, do not indicate that any potential impacts would preclude development in 
accordance with the Metromover Subzone regulations but note that a final determination of traffic, 
environmental, or other impacts on County resources, will be determined during the Final Review 
process for specific development approvals. 
 
In order to effectuate proposed mixed-use development on the subject site, the applicant also 
seeks approval of an ancillary non-use variance that is otherwise required under the development 
standards set forth in Metromover Subzone subsection Section 33C-15(D)(1)(c)(ii) Shoreline 
setback, which, among other things, requires that the setback from the Biscayne Bay shoreline 
shall be a minimum of 50 feet along the applicable water frontage. When request #2, wherein 
the applicant seeks to permit the proposed mixed-use building’s frontage along the Biscayne 
Bay shoreline to setback a minimum of 40’ (minimum 50’ required) (request #2), is analyzed 
under Section 33-311(A)(4)(b), Non-Use Variance Standards, staff is supportive of the 
aforementioned request and opines that the approval of the request with conditions would be 
compatible with the neighborhood, would not affect the appearance of the community, would 
not generate excessive noise or traffic, tend to create fire or other equally dangerous hazard, 
provoke excessive overcrowding of people, or provoke a nuisance in the surrounding area. 
 

 
Figure 3 

 
The submitted general development plans provide for a minimum setback of 40 feet from 
Biscayne Bay for the building structure and podium, which is a reduction at certain points by 
approximately 10 feet from the 50-foot waterfront setback (see Figure 3). Based on the letter of 
intent submitted by the applicant, the proposed mixed-use building, which includes below-grade 
and lobby areas, is being designed to comply with applicable floodplain regulations, which restrict 
the below-grade placement of mechanical systems, equipment, and certain other back-of-house 
facilities.  In addition to accommodating those necessary features above grade, the proposed 
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podium and terrace encroachment into the waterfront setback allows for a substantial, publicly-
accessible elevated terrace area and a landscaped stepped garden to the publicly-accessible 
walkway at ground level along the bayfront, enhancing the appearance and accessibility along 
the shoreline frontage. The encroachment by a maximum of 10’ into the waterfront setback along 
the western property line of the subject site that fronts along Biscayne Bay does not otherwise 
impede the pedestrian experience along this frontage and allows for a continuous access of at 
least 40’ along the western portion of the proposed development (see Figure 3 on the previous 
page, which shows the proposed public bay walk).  As such, staff opines that approval of this 
ancillary non-use variance request will not create any significant impacts on the intent of providing 
a 50-foot waterfront access as part of the setback, and would be compatible with same.  
 
Therefore, staff opines that approval with conditions of the request will not create a significant 
visual impact on the surrounding areas, nor based on memoranda from the reviewing 
departments, would the aforementioned variance be intrusive to the surrounding area. As such, 
staff opines that approval with conditions of the request will maintain the basic intent and purpose 
of the zoning, subdivision and other land use regulations, which is to protect the general welfare 
of the public, particularly as it affects the stability and appearance of the community and that the 
requested non-use variances for the proposed mixed-use development would be compatible 
with the surrounding area and would not be detrimental to same. Therefore, staff recommends 
approval with conditions of request #2 under Section 33-311(A)(4)(b), Non-Use Variance 
from Other than Airport Regulations. 
 
Additionally, staff notes that pursuant to Section 33C-15(D)(3), approval of a project within the 
Metromover Subzone may be conditioned on public benefits improvements as the Board may 
determine to be appropriate to address the impacts of the new development on rapid transit 
infrastructure and on other properties or public facilities or infrastructure surrounding the proposed 
development area. Under Section 33C-15(D)(2), it is further provided that, when undertaking this 
public benefits analysis, each reviewing agency shall provide a statement as to the proposed 
development's impact on public facilities and services. Based on the memoranda issued by 
DERM, MDPROS, DTPW Traffic Engineering, and DTPW Transit, staff notes that each of these 
reviewing agencies have recommended improvements to address the proposed development’s 
impact on public facilities and services. The applicant has voluntarily proffered a covenant that 
provides public benefits contributions in connection with this application in order to develop the 
subject property. Staff notes that the Transportation Contribution proffer would commit the 
applicant to pay the County three million dollars ($3,000,000) for maintenance, repairs and 
improvements to the Financial District Metromover Station (including but not limited to mechanical 
systems, restrooms, painting, signage and accessibility features, lighting and landscaping), 
and/or pedestrian improvements located underneath, adjacent to, or in the area being served by 
the Financial District Metromover Station, to be allocated and used in any manner the County 
deems appropriate. The covenant also provides for the installation of two Midblock Crosswalks 
(one just south of SE 12th Terrace and one just north of SE 13th Street, to consist of high-
emphasis crosswalks with accessible curb ramps and rapid rectangular flashing beacons); and a 
Traffic Signal Warrant Analysis and Signal Installation on Brickell Bay Drive. Additionally, this 
covenant also proffers Stormwater Drainage Improvements which would be contingent upon 
approvals by the City of Miami. Staff notes that these proposed stormwater drainage 
improvements would address flooding on certain city streets that are adjacent to the subject site 
(Brickell Bay Drive, SE 12 Street, SE 12 Terrace, and SE 13 Street). The owner’s total financial 
obligation, excluding the costs of preparation of the Stormwater Resiliency Plan, as described in 
the covenant for installing the Stormwater Pump Station is thirteen million dollars ($13,000,000). 
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ACCESS, CIRCULATION AND PARKING: The submitted general development plans indicate 
one (1)-ingress/egress point of direct vehicular and pedestrian access provided from Brickell Bay 
Drive to facilitate the flow of traffic for the proposed development, and loading access is provided 
from SE 12th Street. The proposed development shall provide 50 below-grade parking spaces 
within the new tower structure, and an additional 1,420 parking spaces shall be provided within a 
new parking garage to be developed on the parcel that is to the west of  Brickell Bay Drive. 
 
NEIGHBORHOOD SERVICES PROVIDER REVIEW:  See attached. 
 
OTHER: Not applicable. 
 
RECOMMENDATION:    
 
Based on the aforementioned analysis, staff recommends approval of this application with 
conditions. 
 
CONDITIONS:  
 
1. That the final site plan must conform to the general development plans dated stamped received 

9/18/2025 as approved pursuant to this Special Exception. 
 

2. That the applicant shall submit a recordable covenant on the proffered public benefits 
improvements and opinion of title in legally sufficient and recordable form before obtaining any 
subsequent development approvals. The applicant has voluntarily proffered public benefits 
which includes a Transportation Contribution of $3,000,000; Midblock Crosswalks; Traffic 
Signal Warrant Analysis and Signal Installation; and Stormwater Drainage Improvements. 

 
3. That any additional private development proposed on the ‘western’ parcel that is located west 

of Brickell Bay Drive (at the 1221 Brickell Avenue and 1250-1260 Brickell Bay Drive 
addresses), that is not a parking garage, stormwater pump station, or other public 
improvements; will require an amendment to the general development plans and to the special 
exception application. 

 
4. That the applicant complies with all the applicable conditions, requirements, recommendations, 

requests, and other provisions of the Division of Environmental Resources Management of the 
Department of Regulatory and Economic Resources as contained in their memorandum.  

 
5. That the applicant complies with all applicable conditions, requirements, recommendations, 

requests, and other provisions of the Miami-Dade Aviation Department (MDAD) as indicated 
in their memorandum. 

 
6. That the applicant complies with all applicable conditions, requirements, recommendations, 

requests, and other provisions of the Office of Historic Preservation (OHP) as indicated in their 
memorandum. 

 
7. That the applicant complies with all applicable conditions, requirements, recommendations, 

requests, and other provisions of the Platting and Traffic Review Section of the Department of 
Regulatory and Economic Resources as indicated in their memorandum. 
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8. That the applicant complies with all applicable conditions, requirements, recommendations, 
requests, and other provisions of the Traffic Engineering Division (TED) and the Infrastructure 
Planning Division of the Department of Transportation and Public Works (DTPW) as indicated 
in their combined memorandum. 

 
 
ES:JB:SS 
 
 
 
 
_____________________________ 
Eric Silva, AICP, Assistant Director 
Development Services Division 
Miami-Dade County Department of  
Regulatory and Economic Resources 
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COMPREHENSIVE DEVELOPMENT MASTER PLAN (CDMP) OBJECTIVES, 
POLICIES AND INTERPRETATIVE TEXT 

 

NEIGHBORHOOD SERVICES PROVIDER COMMENTS* 
Division of Environmental Resources Management (RER) No objection* 
Platting and Traffic Review Section (RER) No objection* 
Department of Transportation and Public Works (DTPW) No objection* 
Miami-Dade Fire Rescue (MDFR) No objection 
Miami-Dade Aviation Department (MDAD) No objection* 
Office of Historic Preservation (OHP) No objection* 
Water and Sewer Department (WASD) No objection 
Parks, Recreation and Open Spaces Department (PROS) No objection 
Miami-Dade County Public Schools No objection 
Miami-Dade Police Department No objection 
Building and Neighborhood Compliance (BNC) No objection 
*Subject to conditions in their memorandum. 

Urban Centers  
(Page I-46) 

Diversified urban centers are encouraged to become hubs for future urban development 
intensification in Miami-Dade County, around which a more compact and efficient urban 
structure will evolve. These Urban Centers are intended to be moderate- to high-intensity 
design-unified areas which will contain a concentration of different urban functions integrated 
both horizontally and vertically. Three scales of centers are planned: Regional, the largest, 
notably the downtown Miami central business district; Metropolitan Centers such as the 
evolving Dadeland area; and Community Centers which will serve localized areas. Such 
centers shall be characterized by physical cohesiveness, direct accessibility by mass transit 
service, and high-quality urban design. Regional and Metropolitan Centers, as described 
below, should also have convenient, preferably direct, connections to a nearby expressway 
or major roadways to ensure a high level of countywide accessibility.  
 
The locations of urban centers and the mix and configuration of land uses within them are 
designed to encourage convenient alternatives to travel by automobile, to provide more 
efficient land use than recent suburban development forms, and to create identifiable "town 
centers" for Miami-Dade's diverse communities. These centers shall be designed to create 
an identity and a distinctive sense of place through unity of design and distinctively urban 
architectural character of new developments within them.  
 
The core of the centers should contain business, employment, civic, and/or high-or moderate-
density residential uses, with a variety of moderate-density housing types within walking 
distance from the centers. Both large and small businesses are encouraged in these centers, 
but the Community Centers shall contain primarily moderate and smaller sized businesses 
which serve, and draw from, the nearby community. Design of developments and roadways 
within the centers will emphasize pedestrian activity, safety and comfort, as well as vehicular 
movement. Transit and pedestrian mobility will be increased and area wide traffic will be 
reduced in several ways: proximity of housing and retail uses will allow residents to walk or 
bike for some daily trips; provision of jobs, personal services and retailing within walking 
distance of transit will encourage transit use for commuting; and conveniently located retail 
areas will accommodate necessary shopping during the morning or evening commute or 
lunch hour.  
 
Urban Centers are identified on the LUP map by circular symbols noting the three scales of 
planned centers. The Plan map indicates both emerging and proposed centers. The 
designation of an area as an urban center indicates that governmental agencies encourage 
and support such development. The County will give special emphasis to providing a high 
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level of public mass transit service to all planned urban centers. Given the high degree of 
accessibility as well as other urban services, the provisions of this section encourage the 
intensification of development at these centers over time. In addition to the Urban Center 
locations depicted on the Land Use Plan Map, all future rapid transit station sites and their 
surroundings shall, at a minimum, be developed in accordance with the Community Center 
policies established below.  
 
Following are policies for development of Urban Centers designated on the Land Use Plan 
(LUP) map. Where the provisions of this section authorize land uses or development 
intensities or densities different or greater than the underlying land use designation on the 
LUP map, the more liberal provisions of this section shall govern. All development and 
redevelopment in Urban Centers shall conform to the guidelines provided below.  
 
Uses and Activities. Regional and Metropolitan Centers shall accommodate a concentration 
and variety of uses and activities which will attract large numbers of both residents and visitors 
while Community-scale Urban Centers will be planned and designed to serve a more 
localized community. Uses in Urban Centers may include retail trade, business, professional 
and financial services, restaurants, hotels, institutional, recreational, cultural and 
entertainment uses, moderate to high density residential uses, and well planned public 
spaces. Incorporation of residential uses is encouraged, and may be approved, in all centers, 
except where incompatible with airport or heavy industrial activities. Residential uses may 
be required in areas of the County and along rapid transit lines where there exists much 
more commercial development than residential development, and creation of employment 
opportunities will be emphasized in areas of the County and along rapid transit lines where 
there is much more residential development than employment opportunity. Emphasis in 
design and development of all centers and all of their individual components shall be to create 
active pedestrian environments through high-quality design of public spaces as well as 
private buildings; human scale appointments, activities and amenities at street level; and 
connectivity of places through creation of a system of pedestrian linkages. Existing public 
water bodies shall also be incorporated by design into the public spaces within the center.  
 
Streets and Public Spaces. Urban Centers shall be developed in an urban form with a street 
system having open, accessible and continuous qualities of the surrounding grid system, with 
variation, to create community focal points and termination of vistas. The street system should 
have frequent connections with surrounding streets and create blocks sized and shaped to 
facilitate incremental building over time, buildings fronting on streets and pedestrian 
pathways, and squares, parks and plazas defined by the buildings around them. The street 
system shall be planned and designed to create public space that knits the site into the 
surrounding urban fabric, connecting streets and creating rational, efficient pedestrian 
linkages. Streets shall be designed for pedestrian mobility, interest, safety and comfort as 
well as vehicular mobility. The size of blocks and network of streets and pedestrian access 
ways shall be designed so that walking routes through the center and between destinations 
in the center are direct, and distances are short. Emphasis shall be placed on sidewalks, with 
width and street-edge landscaping increased where necessary to accommodate pedestrian 
volumes or to enhance safety or comfort of pedestrians on sidewalks along any high-speed 
roadways. Crosswalks will be provided, and all multi-lane roadways shall be fitted with 
protected pedestrian refuges in the center median at all significant pedestrian crossings. In 
addition, streets shall be provided with desirable street furniture including benches, light 
fixtures and bus shelters. Open spaces such as public squares and greens shall be 
established in urban centers to provide visual orientation and a focus of social activity. They 
should be located next to public streets, residential areas, and commercial uses, and should 
be established in these places during development and redevelopment of streets and large 
parcels, particularly parcels 10 acres or larger. The percentage of site area for public open 
spaces, including squares, greens and pedestrian promenades, shall be a minimum of 15 
percent of gross development area. This public area provided outdoor, at grade will be 
counted toward satisfaction of requirements for other common open space. Some or all of 
this required open space may be provided off-site but elsewhere within the subject urban 
center to the extent that it would better serve the quality and functionality of the center.  
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Parking. Shared parking is encouraged. Reductions from standard parking requirements 
shall be authorized where there is a complementary mix of uses on proximate development 
sites, and near transit stations. Parking areas should occur predominately in mid-block, block 
rear and on-street locations, and not between the street and main building entrances. Parking 
structures should incorporate other uses at street level such as shops, galleries, offices and 
public uses.  
 
Buildings. Buildings and their landscapes shall be built to the sidewalk edge in a manner 
that frames the adjacent street to create a public space in the street corridor that is 
comfortable and interesting, as well as safe for pedestrians. Architectural elements at street 
level shall have a human scale, abundant windows and doors, and design variations at short 
intervals to create interest for the passing pedestrian. Continuous blank walls at street level 
are prohibited. In areas of significant pedestrian activity, weather protection should be 
provided by awnings, canopies, arcades and colonnades. 
 
Density and Intensity. The range of average floor area ratios (FARs) and the maximum 
allowed residential densities of development within the Regional, Metropolitan and 
Community Urban Centers are shown in the table below. 
 
 Average Floor Area Ratios 

(FAR) 
Max. Densities 
/Gross Acre 

Regional Activity Centers greater than 4.0 in the core 
not less than 2.0 in the edge 

500 

Metropolitan Urban Centers greater than 3.0 in the core 
not less than 0.75 in the edge 

250 

Community Urban Centers greater than 1.5 in the core 
not less than 0.5 in the edge 

125 

 
In addition, the densities and intensities of developments located within designated 
Community Urban Centers and around rail rapid transit stations should not be lower than 
those provided in Policy LU-7F. Height of buildings at the edge of Metropolitan Urban 
Centers adjoining stable residential neighborhoods should taper to a height no more than 2 
stories higher than the adjacent residences, and one story higher at the edge of Community 
Urban Centers. However, where the adjacent area is undergoing transition, heights at the 
edge of the Center may be based on adopted comprehensive plans and zoning of the 
surrounding area. Densities of residential uses shall be authorized as necessary for 
residential or mixed-use developments in Urban Centers to conform to these intensity and 
height policies. 

As noted previously in this section, urban centers are encouraged to intensify incrementally 
over time. Accordingly, in planned future rapid transit corridors, these intensities may be 
implemented in phases as necessary to conform with provisions of the Transportation 
Element, and the concurrency management program in the Capital Improvement Element, 
while ensuring achievement of the other land use design requirements of this section and 
Policy LU-7F. 
 

Policy LU-4A 
(Page.  I-11) 

When evaluating compatibility among proximate land uses, the County shall consider such 
factors as noise, lighting, shadows, glare, vibration, odor, runoff, access, traffic, parking, 
height, bulk, scale of architectural elements, landscaping, hours of operation, buffering, and 
safety, as applicable. 
 

Objective LU-7 
(Page.  I-13) 

Miami-Dade County shall require all new development and redevelopment in existing and 
planned transit corridors and urban centers to be planned and designed to promote transit 
oriented development (TOD), and transit use, which mixes residential, retail, office, open 
space and public uses in a pedestrian and bicycle friendly environment that’s promote the 
use of transit services. 
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Policy LU-7A 
(Page.  I-13) 

Through its various planning, regulatory and development activities, Miami-Dade County shall 
encourage development of a wide variety of residential and non-residential land uses and 
activities in nodes around rapid transit stations to produce short trips, minimize transfers, 
attract transit ridership, and promote travel patterns on the transit line that are balanced 
directionally and temporally to promote transit operational and financial efficiencies. Land 
uses that may be approved around transit stations shall include housing, shopping and offices 
in moderate to high densities and intensities, complemented by compatible entertainment, 
cultural uses and human services in varying mixes. The particular uses that are approved in 
a given station area should, a) respect the character of the nearby community, b) strive to 
serve the needs of the community for housing and services, and, c) promote a balance in the 
range of existing and planned land uses along the subject transit line. Rapid transit station 
sites and their vicinity shall be developed as "urban centers" as provided in this plan element 
under the heading Urban Centers. 
 

Policy LU-7B 
(Page.  I-14) 

It is the policy of Miami-Dade County that both the County and its municipalities shall 
accommodate new development and redevelopment around rapid transit stations that is well 
designed, conducive to both pedestrian and transit use, and architecturally attractive. In 
recognition that many transit riders begin and end their trips as pedestrians, pedestrian 
accommodations shall include, as appropriate, continuous sidewalks to the transit station, 
small blocks and closely intersecting streets, buildings oriented to the street or other 
pedestrian paths, parking lots predominantly to the rear and sides of buildings, primary 
building entrances as close to the street or transit stop as to the parking lot, shade trees, 
awnings, and other weather protection for pedestrians. 
 

Policy LU-7D 
(Page.  I-13) 

Redevelopment of property within one-half mile of existing or planned mass transit stations 
and bus routes shall not cause an increase in walking distances from nearby areas to the 
transit services and shall, wherever practical, be done by establishing blocks of walkable 
scale that form an interconnected network of streets, maximizing connectivity with existing 
streets and promoting a comfortable environment for pedestrians. 
 

Policy LU-7F 
(Page.  I-14) 

Residential development around rail rapid transit stations should have a minimum density of 
15 dwelling units per acre (15 du/ac) within 1/4 mile walking distance from the stations and 
20 du/ac or higher within 700 feet of the station, and a minimum of 10 du/ac between 1/4 and 
1/2 mile walking distance from the station. Business and office development intensities 
around rail stations should produce at least 75 employees per acre within 1/4 mile walking 
distance from the station, 100 employees per acre within 700 feet, and a minimum of 50 
employees per acre between 1/4 and 1/2 mile walking distance from the station. Where 
existing and planned urban services and facilities are adequate to accommodate this 
development as indicated by the minimum level-of-service standards and other policies 
adopted in this Plan, and where permitted by applicable federal and State laws and 
regulations, these densities and intensities shall be required in all subsequent development 
approvals. Where services and facilities are currently or projected to be inadequate, or where 
required by Policy LU-7A, development may be approved at lower density or intensity 
provided that the development plan, including any parcel plan, can accommodate, and will 
not impede, future densification and intensification that will conform with this policy. 
 

Policy LU-8A 
(Page.  I-15) 

Miami-Dade County shall strive to accommodate residential development in suitable locations 
and densities which reflect such factors as recent trends in location and design of residential 
units; projected availability of service and infrastructure capacity; proximity and accessibility 
to employment, commercial and cultural centers; character of existing adjacent or 
surrounding neighborhoods; avoidance of natural resource degradation; maintenance of 
quality of life and creation of amenities. Density patterns should reflect the Guidelines for 
Urban Form contained in this Element. 
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PERTINENT ZONING REQUIREMENTS/STANDARDS 
 

Section 33C-2  
Rapid  
Transit  
Zone 

(A) Definition- The “Rapid Transit Zone” consists of all land area, including surface, 
subsurface, and appurtenant airspace, heretofore or hereafter designated by the 
Board of County Commissioners as necessary for the construction of the fixed-
guideway portion of the Stage 1 Rapid Transit System, including all station sites, 
parking areas and yard and maintenance shop facilities. 

 
(B) Designation of land included-  The Board of County Commissioners hereby 

designates all land areas (including surface, subsurface, and appurtenant airspace) 
shown on Exhibits 1 through 16, bearing the following effective dates: Exhibit 1, July 
31, 1998, Exhibits 2 through 9 and Exhibits 11 through 16, July 13, 1979 and Exhibit 
10, May 26, 1983, certified by the Clerk of the Board as a portion of this chapter, 
incorporated hereby by reference, and transmitted to the custody of the Department 
of Planning and Zoning, as the Rapid Transit Zone for the Stage 1 Fixed-Guideway 
Rapid Transit System. The Director of the Department of Planning and Zoning shall 
submit to each affected municipality an official map or maps designating the Rapid 
Transit Zone which may from time to time be altered, enlarged, added to, amended or 
deleted by ordinance, after a public hearing within each municipality affected. 

 
(C) Jurisdiction of County- Jurisdiction for purposes of building and zoning approvals 

(including, but not limited to, site plan approvals, issuance of building permits, building 
inspections, compliance with the South Florida Building Code, issuance of certificates 
of occupancy, zoning applications, special exceptions, variances, district boundary 
changes, building and/or zoning moratoria, and all other types of functions typically 
performed by Building and/or Zoning Departments), water and sewer installations, 
compliance with environmental regulations, street maintenance (including sidewalks 
where applicable) and utility regulation, all of which relate to the uses specifically 
delineated in subsection (D) below, shall be and are hereby vested in Miami-Dade 
County regardless of any municipal code, charter, or ordinance provisions to the 
contrary. Where a municipality continues to provide other services to a property in 
the Rapid Transit Zone, the municipality shall be responsible for ensuring that all 
matters relating to enforcement of land use, zoning, or building code requirements 
that may arise in the course of providing municipal services are referred to the 
County's Building Official, and the municipality shall coordinate with the County to 
ensure that affected property owners and tenants are also informed as to these 
jurisdictional matters. 

 
(D) Permitted land uses- The following land uses are permitted within the Rapid Transit 

Zone and no others: 
 
(1) Fixed guideways for the Rapid Transit System. 
   
(2) Stations for the Rapid Transit System, including such uses as passenger platforms 

and waiting areas, ticket and information booths, restrooms, utility rooms, in-station 
advertising displays, stairs, elevators, walkways, concessions, vending machines, 
and other service-related businesses offering goods and services for sale to 
passengers, and other similar uses as are necessary for or ancillary to the proper 
functioning of a rapid transit station. 

 
(3) Parking lots and parking structures. 
 
(4) Bus stops and shelters. 
 
(5) Streets and sidewalks. 
 
(6) Maintenance facilities for the Rapid Transit System, including yard and shops, and 

associated tracks and facilities. 
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(7) Landscaping. 
 
(8) Bikeways, parks, community gardening, playgrounds, power substations and other 

uses necessary for the construction, operation and maintenance of the Rapid Transit 
System. 

 
(9) (a) Such other uses, including commercial, office and residential uses, as may be 

appropriate to and compatible with the operation of the Rapid Transit System and 
the convenience of the ridership thereof. 

 
(b) Subzones; development regulations, standards and criteria.  In the    unincorporated 

areas of the Rapid Transit Zone, subzones shall be created by separate ordinances 
which shall become part of this chapter.  Said ordinances shall identify the 
boundaries of the individual subzones and shall establish development regulations 
and site plan review standards and criteria for those land uses permitted pursuant to 
subsection (9)(a) herein and approved pursuant to subsection (9)(c) herein. 

 
(c) Requests for approval of development of those land uses permitted pursuant to 

subsection (9)(a) herein within a subzone created pursuant to subsection (9)(b) 
herein shall be made by filing an application in accordance with the provisions of 
Section 33-304.  Said application shall be considered a special exception for site 
plan approval to be considered and acted upon directly by the Board of County 
Commissioners pursuant to the criteria established in Section 33-311(d) and the 
provisions of the applicable subzone. 

 
E)  Effect on existing land uses.  All land areas included by this section within the Rapid 

Transit Zone upon which uses other than those specified in subsection (D) of this section 
were authorized or permitted prior to October 27, 1978 may be used as follows: 

 
(1) Existing structures.  All existing buildings or structures and all uses for which building 

permits have already been issued prior to the effective date of this article and which 
have complied with the applicable provisions of the South Florida Building Code, may 
be continued or constructed in accordance with the approved plans and specifications 
therefore.  Alterations, improvements, or expansions of existing structures shall be 
subject to the provisions of paragraph (2) hereof. 

 
(2) All other lands.  No applications for site or plan approvals and/or building permits shall 

be issued for new facilities within the Rapid Transit Zone except in the following 
circumstances: 

 
(a) The estimated construction costs does not exceed ten thousand dollars ($10,000.00) 

in any consecutive two-year period; or 
 
(b) The Miami-Dade Transit Agency certifies that approval of the application will not have 

an adverse impact upon a material element of the Stage I System.  The Miami-Dade 
Transit Agency shall, with respect to any application for which certification is refused, 
provide a detailed written explanation supporting the refusal to certify and specifying 
the corrective actions, if any, which would lead to certification.  The decision of the 
Agency may be appealed to the Board of County Commissioners within thirty (30) days 
from the date of the written explanation by filing a notice of appeal with the Clerk of the 
Board of County Commissioners.  The Board of County Commissioners, after giving 
public notice as required by Chapter 33 of the Code, shall hear the appeal and either 
affirm, deny or modify the decision of the Agency.   Appeals from the Board of County 
Commissioners’ action shall be in accordance with Section 33-316 of this Code. 

 
Section 33C-5  
Rapid Transit  
Zone (“RTZ”) 
District 

(B) Existing zoning designations; administrative site plan review required. Until a special 
exception or other zoning approval for development is approved, lands within the RTZ 
district shall remain subject to the applicable municipal zoning district regulations that existed 
prior to the property's inclusion in the RTZ District. 
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Section  
33C-15.-  
Metromover  
Subzone.   

(A) Purpose and Intent. The following development review standards and criteria shall 
govern applications for initial plan approval of the general site development plan, and 
applications for final site plan review, for all development to be located within the 
boundaries of the Metromover Subzone established in this section. These standards 
are consistent with, and support the County's and the City's commitment to, principles 
of urban planning, including improved mobility, enhanced pedestrian environment, and 
the reduction of urban sprawl. They are also consistent with the need to provide for the 
public service and public infrastructure needs of this area, which is within the County's 
only regional urban center and, as such, is designated for the highest level of 
development density and intensity in the County. 

 
(B) Boundaries. The Metromover Subzone of the Rapid Transit Zone is hereby 

established; the boundaries of the subzone are identified in Exhibits 22(A) and 22(B) 
of Section 33C-2. The legal description and a full-scale map of the boundaries are on 
file with the Department. 

 
(C) Permitted Uses. Permitted uses shall be in accordance with Section 33C-11(C) relating 

to the Government Center Subzone, which are incorporated by reference herein. 
 
(D) Procedures for approval and development standards. 
 

(1) Applications for development in the subzone shall be governed by the pre-
application and application procedures and development standards relating to the 
Government Center Subzone, as set forth in Section 33C-11(D), (E), (F), and (G), 
which are incorporated by reference herein, except as follows: 

 
(a) Parking shall be governed by Section 33C-8. 

 
(b) Plan review standards regarding public open space may be satisfied with private 

open space that is open to the public. 
 

(c) Development along the Biscayne Bay and Miami River shorelines shall be 
subject to the following: 

 
(i) Purpose and intent. In furtherance of CDMP objectives and policies 

regarding shoreline management, Chapter 33D, and municipal codes and 
plans addressing development along these shorelines, it is the intent of the 
criteria contained herein to promote connectivity and accessibility to bayfront 
and riverfront properties within this subzone and to maintain pedestrian 
connectivity along the existing and planned public walkway along the 
shoreline, referred to as the Miami Baywalk. 

 
(ii) Shoreline setback. The setback from the shoreline shall be a minimum of 50 

feet as measured from the mean highwater line provided along the applicable 
water frontage, except that on lots with a depth of less than 200 feet, the 
setback shall be a minimum of 25 percent of the lot depth. 

 
(iii) Visual corridors. To allow visual corridors to open from ground to sky and to 

allow public access to the waterfront, side setbacks shall be equal in 
aggregate to a minimum of 25 percent of the water frontage of each lot based 
on average lot width. 

 
(iv) Public shoreline walkway. To maintain pedestrian connectivity along the 

shoreline, a publicly accessible walkway shall be provided within the 
shoreline setback. Walkway design and connections to adjacent existing or 
planned walkway segments shall be consistent with the County's Shoreline 
Development Review Manual and, if adjacent to properties under the City of 
Miami's jurisdiction, with the City of Miami's Waterfront Walkway Design 
Standards. 
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(2) It is further provided that, in the review of an application for public hearing other 

than for a governmental facility, each reviewing agency shall provide a statement 
as to the proposed development's impact on public facilities and services, including 
assessment of impacts beyond minimum concurrency requirements pursuant to 
Chapter 33G and minimum subdivision requirements pursuant to Chapter 28. The 
reviewing agency may recommend additional improvements to address such 
identified impacts. 

 
(3) Approval of such public hearing application may be conditioned on the provision of 

improvements recommended by a reviewing agency and of such other public 
service, public infrastructure, or public benefits improvements as the Board may 
determine to be appropriate to address the impacts of the new development on 
rapid transit infrastructure and on other properties or public facilities or 
infrastructure surrounding the proposed development area. Such improvements 
may include, without limitation: improvements to rapid transit infrastructure or 
surrounding roadways; mobility connections to the Rapid Transit System or other 
buildings or facilities in the surrounding area; emergency services facilities; 
educational facilities; public parks or public open spaces; tree canopy 
enhancements; public water and sewer infrastructure; or affordable housing. 

 
(4) Notwithstanding any other provision to the contrary, for any privately-owned 

property added to this subzone after April 20, 2021, unless an application for initial 
review for development approval for such property has been filed in accordance 
with this section within two years from the effective date of its inclusion in the 
subzone, the inclusion of such property in the subzone, and the corresponding 
assertion of County regulatory jurisdiction over it, shall sunset. 

 
(E) Platting. Separate parcels located within the subzone and made subject to a unity of 

title or covenant in lieu of unity of title shall not be deemed a subdivision and shall be 
exempt from the platting requirements of Chapter 28. 

 
(F) Conflicts. The development review procedures, standards, and criteria set forth in this 

section shall govern in the event of a conflict with other zoning, subdivision, or 
landscape regulations of this code or with the Miami-Dade County Public Works 
Manual. 

 
Section  
33-311(A)(3) 
Special 
Exception, 
Unusual  
and New Uses.   

Special exceptions (for all applications other than public charter schools), unusual and new 
uses. Hear application for and grant or deny special exceptions, except applications for 
public charter schools; that is, those exceptions permitted by the regulations only upon 
approval after public hearing, new uses and unusual uses which by the regulations are only 
permitted upon approval after public hearing; provided the applied for exception or use, 
including exception for site or plot plan approval, in the opinion of the Community Zoning 
Appeals Board, would not have an unfavorable effect on the economy of Miami-Dade 
County, Florida, would not generate or result in excessive noise or traffic, cause undue or 
excessive burden on public facilities, including water, sewer, solid waste disposal, recreation, 
transportation, streets, roads, highways or other such facilities which have been constructed 
or which are planned and budgeted for construction, are accessible by private or public 
roads, streets or highways, tend to create a fire or other equally or greater dangerous 
hazards, or provoke excessive overcrowding or concentration of people or population, when 
considering the necessity for and reasonableness of such applied for exception or use in 
relation to the present and future development of the area concerned and the compatibility 
of the applied for exception or use with such area and its development. 
 

Section  
33-311(A)(4)(b) 
Non-Use 
Variances  
From Other  

Upon appeal or direct application in specific cases, the Board shall hear and grant 
applications for non-use variances from the terms of the zoning and subdivision regulations 
and may grant a non-use variance upon a showing by the applicant that the non-use variance 
maintains the basic intent and purpose of the zoning, subdivision and other land use 
regulations, which is to protect the general welfare of the public, particularly as it affects the 



ZONING RECOMMENDATION ADDENDUM 
 

1201 Brickell Bay, LLC, ET AL 
PH: Z24-188 

 

  

 

Than  
Airport 
Regulations 

stability and appearance of the community and provided that the non-use variance will be 
otherwise compatible with the surrounding land uses and would not be detrimental to the 
community.  No showing of unnecessary hardship to the land is required. 
 

 





                                                    Memorandum  

 

  

Date: October 14, 2025 
  
To: Lourdes M. Gomez, AICP, Director 

Department of Regulatory and Economic Resources (RER) 
  
From: Christine Velazquez, Division Chief  

Department of Regulatory and Economic Resources (RER) 
 

Subject: Z2024000188-3rd Review 
 1201 Brickell Bay Drive, 1221 Brickell Avenue,  

1250-1260 Brickell Bay Drive. 
 Special Exception for RTZ General Development Plan with the purpose of assigning 

the property, the applicable permitted uses and development regulations in accordance 
with section 33C-15 of the Code for a mixed-use development.  

 (RTZ Metromover Subzone) (4.72 acres) 
 07-54-42 

__________________________________________________________________________________ 
RER-Code Coordination and Public Hearings Section has reviewed the above referenced zoning 
application for compliance with the requirements of Chapter 24 of the Miami-Dade County Code (the 
Code) for potable water service and wastewater disposal and wellfield protection. Based on the 
information provided, this zoning application is approved pursuant to sections 24-43.1 and 24-43(5) of 
the Code related to potable water service and wastewater disposal. 
 
Public Water and Sanitary Sewer Review 
According to RER records, public water and public sanitary sewers are within feasible distance to connect 
to public water and public sanitary sewer. Pursuant to the Code and based on the proposed conceptual 
plans, the proposed multi-family development shall connect to public water and sanitary sewers in 
accordance with Code requirements. To the extent that connection to the public sanitary sewer system 
is not approved due to a sanitary sewer moratorium, this memorandum shall not be interpreted as written 
approval from RER to allow an alternative means of domestic wastewater disposal.  
 
Existing public water and sewer facilities and services meet the Level of Service (LOS) standards set 
forth in the Comprehensive Development Master Plan (CDMP).  Furthermore, the proposed development 
order, if approved, will not result in a reduction in the LOS standards subject to compliance with the 
conditions required by the County for this proposed development order.  
 
Please note that some of the collection/transmission facilities, which includes sanitary sewer gravity 
sewer mains, sanitary sewer force mains and sanitary sewer pump stations, throughout the County do 
not have adequate capacity, as defined in the Consent Decree between Miami-Dade County, Florida 
Department of Environmental Protection, and the U.S. Environmental Protection Agency case 1:12-cv-
24400-FAM.  Under the terms of this Consent Decree, this approval does not constitute an allocation or 
certification of adequate treatment and transmission system capacity. At the time of building permits 
RER-Environmental Plan Review will evaluate and may reserve sanitary sewer capacity, through the 
DERM sanitary sewer certification process, if the proposed development complies with the provisions of 
the Consent Decree. Building permits for development in sanitary sewer basins which have been 
determined not to have adequate capacity cannot be approved, until adequate capacity becomes 
available. 
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Under section 24-43.4(2)(b)(iii) of the Code, once a property or portion thereof is determined to be within 
feasible distance, the owner shall record, in the Public Records of Miami-Dade County and at the owner's 
expense, a covenant in a form acceptable to the Director acknowledging that the property shall be 
required to connect to the applicable public infrastructure as a condition of any building permit for 
development on the property or portion thereof.  

Please be advised, RER-Environmental Plan Review review and approval is required for any proposed 

public or private sanitary sewer system. Each parcel within the proposed development that is required to 

be served by public sanitary sewers shall connect directly to the public sanitary sewer system, without 

traversing other parcels. Private sanitary sewer collection and transmission systems are limited to one 

building per parcel connecting directly to a public sanitary sewer system and cannot traverse other 

parcels to connect to the public sanitary sewer system. If multiple buildings are within a parcel, each 

building shall connect individually to a public sanitary sewer system without traversing other parcels. 

Conditions of Approval: That the property owner submit a covenant in accordance with the 
requirements of section 24-43.4(2)(b)(iii) of the Code. 

Water Control Review 
A RER Surface Water Management General Permit shall be required for the construction and operation 
of the required surface water management system. This permit shall be obtained prior to any future 
development order approval. The applicant is advised to contact the RER Water Control Section at 
(305)372-6681 or dermwatercontrol@miamidade.gov for further information regarding permitting 
procedures and requirements. 
 
Stormwater shall be retained on site utilizing designed seepage or infiltration drainage system. Drainage 
plans shall provide for full on-site retention of the stormwater runoff generated. 
 
Any proposed development shall comply with county and federal flood criteria requirements. The 
proposed development order, if approved, will not result in a reduction in the LOS standards for flood 
protection set forth in the CDMP subject to compliance with the conditions required for this proposed 
development order.  
 
Pursuant to section 24-48.1(1)(b) of the Code, the applicant is advised that a RER Class II Permit shall 
be required if the new proposed surface water management system will have an overflow outfall to any 
water body in Miami-Dade County, including, but not limited to, canals, rivers, lakes and/or tidal water 
bodies. 
  
Conditions of Approval: None 
 
Tree Preservation Review 
An aerial review of the subject property indicates the presence of tree resources.  A landscape plan 
entitled "1201 Brickell Bay Drive" prepared by Field Operations and dated as received by Miami-Dade 
County on May 29, 2025, was submitted in support of the subject application and indicates the 
removal/relocation of non-specimen (a tree with a trunk diameter at breast height less than 18 inches) 
tree resources. Section 24-49 of the Code provides for the preservation and protection of tree resources. 
RER has no objection to this application provided that the applicant obtains a Miami-Dade County Tree 
Removal Permit prior to the removal or relocation of the non-specimen trees on site.  
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A Miami-Dade County Tree Permit is required prior to the removal and/or relocation of any tree that is 
subject to the tree preservation and protection provisions of the Code. The applicant is advised that a 
tree survey that includes a tree disposition table will be required during the tree removal permit application 
process. Projects and permits shall comply with the requirements of sections 24-49.2 and 24-49.4 of the 
Code, including the specimen tree standards.  
 
In accordance with section 24-49.9 of the Code, all plants prohibited by Miami-Dade County shall be 
removed from all portions of the property prior to development, or redevelopment and developed parcels 
shall be maintained to prevent the growth or accumulation of prohibited species. Please contact Jackelyn 
Alberdi at Jackelyn.Alberdi@miamidade.gov for additional information or concerns regarding this review. 
 
Conditions of Approval: None 
 
Coastal Resources Review 
The subject application must comply with Miami-Dade County’s CDMP, the Code, and Miami-Dade 
County's Manatee Protection Plan (MPP). The applicant is advised that authorization via a Class I permit 
is required prior to the commencement of any work in, on, over or upon tidal waters, coastal wetlands, or 
work to cut, trim or alter mangrove trees in Miami-Dade County.  
 
The site plan, survey, and landscape plan submitted in support of the subject application do not propose 
any work in, on, over, or upon tidal waters and no work requiring a Class I Permit is authorized by this 
approval. 
 
The applicant is advised that the West Indian Manatee (Trichechus manatus) may gain access to tidal 
waters adjacent to the subject property. Manatees have been injured or killed by entrapment in existing 
culverts and in roadway/culvert construction projects in Miami-Dade County. The Miami Dade County 
Manatee Protection Plan (MPP) requires that all new or replacement culverts and outfalls accessible to 
manatees be designed to prevent entrapment of or injury to manatees. Those outfalls which are greater 
than 7 inches and less than 60 inches in diameter shall be covered with grates or screens with spaces 
less than 7 inches wide to prevent entrapment. New culverts installed in areas not previously accessible 
to manatees shall be covered with flap gates or other devices designed to cause no injury to manatees, 
and to prevent manatees from entering the outfalls or culverts, including during construction.  
 
The applicant is advised that permits from the Army Corps of Engineers (305) 526-7181, the Florida 
Department of Environmental Protection (561) 681-6600 and the South Florida Water Management 
District (1-800-432-2045) may be required for the proposed project. The applicant is responsible for 
contacting these agencies.  
 
The applicant may contact the Coastal Resources Section at (305) 372-6575 or dermcr@miamidade.gov 
for any questions regarding their permitting procedures and requirements. 

Conditions of Approval: None 
  
DERM Enforcement History Review 
The subject property has no open and four (4) closed enforcement records for violations of Chapter 24 
of the Code. Please contact the Enforcement Section if you require additional information. 
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Folio No. 01-4139-035-0010:  

Giardino Gourmet Salads (DERM Closed Case No. GDO-09574) 
Unpaid penalties: $0.00  
Paid penalties & surcharge: $260.00 (civil penalty and surcharge for UCVN No. B228071) 
Unpaid Administrative Costs: $0.00 
Paid Administrative Costs: $0.00 
Paid Settlement Costs: $750.00 (settlement from continuing violation penalties for UCVN No. 
B228071) 
Unpaid County investigative, enforcement, testing, or monitoring costs: $0.00 
Unpaid Liens: $0.00 
Paid/satisfied Liens: $0.00 
 
THE KMH COMPANIESDBA JIMMY JOHNS (DERM Closed Case No. GDO-09629) 
Unpaid penalties: $0.00 
Paid penalties & surcharge: $110.00 (civil penalty and surcharge for UCVN No. B237580) 
Unpaid Administrative Costs: $0.00 
Paid Administrative Costs: $0.00 
Unpaid County investigative, enforcement, testing, or monitoring costs: $0.00 
Unpaid Liens: $0.00 
Paid/satisfied Liens: $0.00 
 
BRICKELL EQUITIES CORP., LTD. (DERM Closed Case No. UT-01964) 
Unpaid penalties: $0.00 
Paid penalties & surcharge: $5,000.00  
Unpaid Administrative Costs: $0.00 
Paid Administrative Costs: $1,051.73 
Unpaid County investigative, enforcement, testing, or monitoring costs: $0.00 
Unpaid Liens: $0.00 
Paid/satisfied Liens: $0.00 
 

AMERISWISS INVESTMENT ASSN. (HEDS Closed Case No. 1992031011441432) 
Unpaid penalties: $0.00  
Paid penalties & surcharge: $100.00 (civil penalty for UCVN No. 087339) 
Unpaid Administrative Costs: $0.00 
Paid Administrative Costs: $0.00 
Unpaid County investigative, enforcement, testing, or monitoring costs: $0.00 
Unpaid Liens: $0.00 
Paid/satisfied Liens: $0.00 

 

Concurrency Review  
A concurrency review has been conducted for this application and RER has determined that the same 
meets all applicable LOS standards for an initial development order as specified in the adopted CDMP 
for potable water supply, wastewater disposal, and flood protection. This concurrency approval is valid 
only for this initial development order. Pursuant to Chapter 33G of the Code, a final concurrency 
statement will be issued at the time of final development order.  
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If you have any questions concerning the comments or wish to discuss this matter further, please contact 
Ninfa Rincon at (305) 372-6764. 
 

cc:   Eric Silva, Department of Regulatory and Economic Resources 









































































































































































This instrument was prepared by:

Name: Neisen O. Kasdin, Esq.
Address: Akerman LLP

98 SE 7th Street, Suite 1100
Miami, FL  33131

DECLARATION OF RESTRICTIONS

WHEREAS, 1201 Brickell Bay, LLC, a Delaware limited liability company (the “1201

Owner”), holds fee simple title to that certain property in the City of Miami (the “City”) located

at 1201 Brickell Bay Drive (the “1201 Property”), as legally described in Exhibit “A” to this

Declaration of Restrictions (this “Declaration”); and

WHEREAS, 1250 BB Asset Co LLC, a Delaware limited liability company (the

“1250–1260 Owner”, and together with the 1201 Owner, collectively, the “Owner”), holds fee

simple title to that certain property in the City located at 1250–1260 Brickell Bay Drive, as

legally described on Exhibit “B” to this Declaration (the “1250–1260 Property”, and together

with the 1201 Property, collectively, the “Property”); and

WHEREAS, 1221 Brickell, LLC, a Delaware limited liability company (the “1221

Owner”), an affiliate of the Owner, holds fee simple title to that certain property in the City

located at 1221 Brickell Avenue (the “1221 Property”); and

WHEREAS, the Owner, together with the 1221 Owner, has filed Public Hearing

Application No. Z2024000188 (the “Application”) with the County’s Department of Regulatory

and Economic Resources for the purpose of seeking a unified Special Exception for a General

Development Plan for the Property and the 1221 Property, in accordance with Miami-Dade

County Code (“County Code”) Section 33C-3.1(B); and



WHEREAS, the 1201 Property is located directly across Brickell Bay Drive from the

1250–1260 Property and 1221 Property; and

WHEREAS, pursuant to County Code Section 33C-15(D)(3), the approval of such public

hearing application may be conditioned on the provision of such public benefits determined to be

appropriate to address the impacts of the new development on rapid transit infrastructure and on

other properties or public facilities or infrastructure surrounding the proposed development site;

and

WHEREAS, as described in the Application, the 1201 Owner proposes to develop a new

office and hotel tower on the 1201 Property (the “1201 Tower”); and

WHEREAS, in support of approval of the Application, the 1201 Owner has proffered

certain public benefit contributions as set forth herein; and

WHEREAS, such public benefit contributions address development impacts beyond the

minimum concurrency requirements pursuant to Chapter 33G, and the minimum subdivision

requirements pursuant to Chapter 28, of the Miami-Dade County Code; and

WHEREAS, the 1250–1260 Owner has joined in this Declaration solely for the limited

purpose of agreeing to be bound by the obligations in Section 2(C) applicable to it and the

1250–1260 Property; and

WHEREAS, the 1221 Property is not subject to this Declaration.

NOW, THEREFORE, the Owner, freely, voluntarily and without duress, hereby makes

the following Declaration covering and running with the Property:

1. Transportation Contribution. Prior to the issuance of a building permit for vertical

construction of the 1201 Tower (the “Building Permit”), the 1201 Owner shall make a

transportation improvements contribution to the County in the amount of $3,000,000.00 (Three



Million and 00/100 Dollars) (the “Transportation Contribution”).  The Transportation

Contribution shall be used in any manner the County deems appropriate for maintenance, repairs

and improvements to the Financial District Metromover Station (including, without limitation,

mechanical systems, restrooms, painting, signage, accessibility features, lighting and

landscaping), and/or pedestrian improvements located underneath, adjacent to, or in the area

being served by the Financial District Metromover Station.  To the extent legally permissible, the

Transportation Contribution shall be in addition to any permitting and/or impact fees due to the

County in relation to the Application or the development of the Property as set forth in the

Application.  Upon the 1201 Owner’s request, after payment of the Transportation Contribution,

the Director of the Department of Transportation and Public Works (or its successor department)

or their designee (the “DTPW Director”) shall provide written confirmation of such payment in

the form of a recordable document that confirms the satisfaction of the Transportation

Contribution set forth in this Section 1.

2. Stormwater Drainage Improvements.

A. On or before the date that is twenty-four (24) months after the County’s approval

of an application for final administrative site plan review for the development of the 1201 Tower

(the “ASPR”), the 1201 Owner shall cause a licensed civil engineer selected by the 1201 Owner

to prepare a detailed design and engineering plan for stormwater drainage improvements in the

City-maintained streets identified on Exhibit “C” to this Declaration (the “Stormwater Resiliency

Plan”), and deliver such Stormwater Resiliency Plan to the City’s Department of Resiliency and

Public Works (or any successor department responsible for the City’s stormwater drainage

system) (“City Public Works”).  The 1201 Owner shall also provide a copy of such Stormwater

Resiliency Plan to the Director of the Department of Regulatory and Economic Resources (or its



successor department) or their designee (the “RER Director”), including written confirmation of

the date it was delivered to City Public Works.

B. Prior to the issuance of a final/permanent certificate of occupancy for the 1201

Tower (the “Certificate of Occupancy”), the 1201 Owner shall install (or cause the installation

of) a single wet well stormwater pump station with an underground volume of approximately

seven thousand five hundred (7,500) cubic feet (the “Stormwater Pump Station”) in a location on

the 1250–1260 Property reserved for the Stormwater Pump Station pursuant to Section 2(C).

Notwithstanding anything to the contrary in the preceding sentence, the RER Director shall

release the 1201 Owner from its obligation to install the Stormwater Pump Station upon the 1201

Owner’s written request demonstrating that not all of the following conditions (collectively, the

“Stormwater Resiliency Plan Milestones”) have been met on or before the date that is

twenty-four (24) months after the delivery of the Stormwater Resiliency Plan to City Public

Works pursuant to Section 2(A) (the “Stormwater Resiliency Plan Review Period”):  (i) the City

has accepted and approved the Stormwater Resiliency Plan (which may include any changes as

mutually agreed by the 1201 Owner and the City) in accordance with applicable law; (ii) the City

has taken all required action to appropriate, or otherwise secure, in accordance with applicable

law, funding or financing for all costs and expenses of the installation of all stormwater drainage

improvements and facilities in the Stormwater Resiliency Plan, other than the Stormwater Pump

Station as set forth and limited in this Section 2; and (iii) the City, County and/or other

governmental authority, as may be required, have approved and permitted the installation of (x)

the Stormwater Pump Station in accordance with the Stormwater Resiliency Plan and (y) all

stormwater drainage improvements and facilities identified in the Stormwater Resiliency Plan to

be connected, directly or indirectly, to the Stormwater Pump Station.



C. The obligations of the 1250–1260 Owner under this Declaration shall be limited

to the following provisions of this Section 2(C):

(1) The 1250–1260 Owner shall reserve space on the 1250–1260 Property (the

“Reserved Space”) of a size reasonably necessary to accommodate the Stormwater Pump

Station, in a location to be specifically identified in the Stormwater Resiliency Plan.

(2) The Reserved Space shall be identified on any application for

administrative site plan review submitted for development of the 1250–1260 Property.

(3) The 1250–1260 Owner shall, until the date that is three (3) years from the

issuance of the Certificate of Occupancy (the “Reservation Period”), maintain the

Reserved Space available for the City, in the City’s discretion, to install (or cause the

installation of) the Stormwater Pump Station at the City’s sole cost and expense in the

event the 1201 Owner is released from its obligation to install the Stormwater Pump

Station pursuant to Section 2(B).

D. Notwithstanding anything in this Declaration to the contrary, for so long as the

1201 Owner remains obligated to install (or cause the installation of) the Stormwater Pump

Station pursuant to this Section 2, the 1201 Owner’s failure to commence or timely complete (or

cause the commencement or timely completion of) the installation of the Stormwater Pump

Station prior to the issuance of the Certificate of Occupancy shall not be deemed a violation of,

or an event of noncompliance with, the terms of this Declaration, and shall not entitle or

authorize the County to withhold any approvals, permits, inspections or certificates (including,

without limitation, the Certificate of Occupancy) with respect to the development of the Property

(including, without limitation, the development of the 1201 Tower), if such failure results from

any unforeseeable or unavoidable event beyond the reasonable control of the 1201 Owner,



including, without limitation, natural disaster, act of God, fire, flood, explosion, epidemic,

pandemic, strike, labor shortage, shortage of materials, war, act of terrorism, riot or any other

similar force majeure event (each, a “Force Majeure Event”).  Notwithstanding any such Force

Majeure Event, the 1201 Owner shall remain obligated to complete (or cause the completion of)

the installation of the Stormwater Pump Station even after development of the 1201 Tower is

complete, unless the RER Director releases the 1201 Owner from its obligation to install the

Stormwater Pump Station upon the 1201 Owner’s written request demonstrating that completing

the installation of the Stormwater Pump Station is not commercially feasible in light of the Force

Majeure Event.  Additionally, for the avoidance of doubt, the 1201 Owner’s obligation to install

(or cause the installation of) the Stormwater Pump Station under this Section 2 shall be limited

to installing the Stormwater Pump Station in accordance with commercially acceptable

installation standards and in compliance with applicable regulatory standards, such that the

Stormwater Pump Station, as installed, is ready and available to connect to the City’s stormwater

drainage system in Brickell Bay Drive (as proposed to be upgraded in the Stormwater Resiliency

Plan, once implemented by the City) when such connections become available.

E. Notwithstanding anything herein to the contrary, excluding the costs of

preparation of the Stormwater Resiliency Plan, the 1201 Owner’s total financial responsibility

for its obligation under this Section 2 to install the Stormwater Pump Station shall be limited to a

maximum amount of Thirteen Million And 00/100 Dollars ($13,000,000.00).

F. Upon the 1201 Owner’s request, after the earlier to occur of (i) the completion of

installation of the Stormwater Pump Station pursuant to Section 2(B), (ii) the RER Director’s

release of the 1201 Owner’s obligation to install the Stormwater Pump Station after expiration of

the Stormwater Resiliency Plan Review Period without the full and complete satisfaction of the



Stormwater Resiliency Plan Milestones pursuant to Section 2(B), or (iii) the RER Director’s

release of the 1201 Owner’s obligation to install the Stormwater Pump Station due to a Force

Majeure Event pursuant to Section 2(D), the RER Director shall provide written confirmation in

the form of a recordable document that confirms the satisfaction of the 1201 Owner’s obligations

set forth in this Section 2.

G. Upon the 1250–1260 Owner’s request, after the earlier to occur of the (i) actual

installation of the Stormwater Pump Station by the 1201 Owner pursuant to Section 2(B) or the

City pursuant to Section 2(C)(3), or (ii) the expiration of the Reservation Period without the

installation of the Stormwater Pump Station in the Reserved Space, the RER Director shall

provide written confirmation in the form of a recordable document that confirms the satisfaction

of the 1250–1260 Owner’s obligations set forth in this Section 2.

3. Midblock Crosswalks. Prior to the issuance of the Certificate of Occupancy, the 1201

Owner shall install (or cause the installation of) midblock crosswalks across Brickell Bay Drive

at two (2) locations – first, on the south side of the intersection of SE 12th Terrace and Brickell

Bay Drive, and second, on the north side of the intersection of SE 13th Street and Brickell Bay

Drive – the approximate locations of which are shown in the illustrative diagram included in

Exhibit “D” to this Declaration (collectively, the “Midblock Crosswalks”).  The Midblock

Crosswalks shall consist of high-emphasis crosswalks with accessible curb ramps and rapid

rectangular flashing beacons.  Notwithstanding anything in this Declaration to the contrary,

provided the 1201 Owner has used diligent efforts to apply for, pursue and obtain any and all

approvals and permits required for the installation of the Midblock Crosswalks, the 1201

Owner’s failure to commence or timely complete (or cause the commencement or timely

completion of) the installation of the Midblock Crosswalks, or any portion thereof, prior to the



issuance of the Certificate of Occupancy shall not be deemed a violation of, or an event of

noncompliance with, the terms of this Declaration, and shall not entitle or authorize the County

to withhold any approvals, permits, inspections or certificates (including, without limitation, the

Certificate of Occupancy) with respect to the development of the Property (including, without

limitation, the development of the 1201 Tower), if such failure results from a substantial delay or

other failure of a governmental authority in issuing any required approval or permit after the

1201 Owner has submitted a complete application for such approval or permit and has used

diligent efforts to respond to any comments from the governmental authority (a “Governmental

Delay”).  Notwithstanding any such Governmental Delay, the 1201 Owner shall remain obligated

to complete (or cause the completion of) the installation of the Midblock Crosswalks even after

the issuance of the Certificate of Occupancy.  Upon the 1201 Owner’s request, after completion

of the installation of the Midblock Crosswalks, the DTPW Director shall provide written

confirmation in the form of a recordable document that confirms the satisfaction of the 1201

Owner’s obligations set forth in this Section 3.

4. Additional Midblock Crosswalk Warrant Analysis. Prior to approval of the ASPR, the

1201 Owner shall cause a licensed traffic engineer selected by the 1201 Owner to (i) conduct a

crosswalk warrant analysis acceptable to the County’s traffic engineer for the segment of

Brickell Bay Drive between SE 12th Street and SE 10th Street, and (ii) submit said analysis to

the County’s traffic engineer.  If the County’s traffic engineer, in their discretion based on review

of the crosswalk warrant analysis, determines that a new crosswalk is warranted across Brickell

Bay Drive between SE 12th Street and SE 10th Street (the “Additional Midblock Crosswalk”),

then prior to the issuance of the Certificate of Occupancy, the 1201 Owner shall install (or cause

the installation of) the Additional Midblock Crosswalk.  The Additional Midblock Crosswalk



shall consist of a high-emphasis crosswalk with accessible curb ramps and rapid rectangular

flashing beacons.  Notwithstanding anything in this Declaration to the contrary, provided the

1201 Owner has used diligent efforts to apply for, pursue and obtain any and all approvals and

permits required for the installation of the Additional Midblock Crosswalk (if warranted), the

1201 Owner’s failure to commence or timely complete (or cause the commencement or timely

completion of) the installation of the Additional Midblock Crosswalk prior to the issuance of the

Certificate of Occupancy shall not be deemed a violation of, or an event of noncompliance with,

the terms of this Declaration, and shall not entitle or authorize the County to withhold any

approvals, permits, inspections or certificates (including, without limitation, the Certificate of

Occupancy) with respect to the development of the Property (including, without limitation, the

development of the 1201 Tower), if such failure results from a Governmental Delay.

Notwithstanding any such Governmental Delay, the 1201 Owner shall remain obligated to

complete (or cause the completion of) the installation of the Additional Midblock Crosswalk

even after the issuance of the Certificate of Occupancy.  Upon the 1201 Owner’s request, after

completion of the installation of the Additional Midblock Crosswalk (or after the County’s

traffic engineer determines no Additional Midblock Crosswalk is warranted), the DTPW

Director shall provide written confirmation in the form of a recordable document that confirms

the satisfaction of the 1201 Owner’s obligations set forth in this Section 4.

5. Brickell Bay Drive Traffic Signal. Prior to the issuance of the Certificate of Occupancy,

the 1201 Owner shall install (or cause the installation of) a traffic signal at the intersection of

Brickell Bay Drive and either SE 12th Street or SE 12th Terrace, as determined by the County’s

traffic engineer (the “Brickell Bay Drive Traffic Signal”).  Notwithstanding anything in this

Declaration to the contrary, provided the 1201 Owner has used diligent efforts to apply for,



pursue and obtain any and all approvals and permits required for the installation of the Brickell

Bay Drive Traffic Signal, the 1201 Owner’s failure to commence or timely complete (or cause

the commencement or timely completion of) the installation of the Brickell Bay Drive Traffic

Signal prior to the issuance of the Certificate of Occupancy shall not be deemed a violation of, or

an event of noncompliance with, the terms of this Declaration, and shall not entitle or authorize

the County to withhold any approvals, permits, inspections or certificates (including the

Certificate of Occupancy) with respect to the development of the Property (including the

development of the 1201 Tower), if such failure results from a Governmental Delay.

Notwithstanding any such Governmental Delay, the 1201 Owner shall remain obligated to

complete (or cause the completion of) the installation of the Brickell Bay Drive Traffic Signal

even after the issuance of the Certificate of Occupancy.  Upon the 1201 Owner’s request, after

completion of the installation of the Brickell Bay Drive Traffic Signal, the DTPW Director shall

provide written confirmation in the form of a recordable document that confirms the satisfaction

of the 1201 Owner’s obligations set forth in this Section 5.

6. Compliance with County Code and CDMP.  Notwithstanding anything stated herein to

the contrary, nothing in this Declaration shall relieve the Application from complying with any

and all applicable County Code and Comprehensive Development Master Plan (“CDMP”)

requirements. Except for those specific public benefit contributions and improvements identified

in Sections 1, 2, 3, 4 and 5 of this Declaration, the Owner shall not be obligated to make

additional off-site roadway, transportation and/or pedestrian contributions or improvements as a

condition of any subsequent approval or permit for the development of the Property under this

Application, unless required by the County Code or CDMP or other legal authority.



7. Contributions In-Lieu-Of-Fee.  To the extent allowable under County Code Section

33E-10, as the same may be amended, and to the extent otherwise legally permissible, the 1201

Owner shall be entitled to a dollar-for-dollar credit against any multimodal mobility impact fees

that the County assesses in connection with the development of the Property as set forth in the

Application for the costs associated with the construction and installation of the Midblock

Crosswalks, Additional Midblock Crosswalk and Brickell Bay Drive Traffic Signal, as

applicable.  The 1201 Owner may allocate such credit to the development of the Property and/or

the 1221 Property pursuant to County Code Section 33E-14.  In no event shall the 1201 Owner

be entitled to a credit in excess of the actual cost of construction and installation of the Midblock

Crosswalks, Additional Midblock Crosswalk and Brickell Bay Drive Traffic Signal, as

applicable, and if such cost exceeds the multimodal mobility impact fees assessed by the County,

the 1201 Owner shall not be entitled to a refund for any such excess, but will be entitled to

credit.

8. Miscellaneous.

A. Covenant Running with the Land.  This Declaration on the part of the Owner shall

constitute a covenant running with the Property and shall remain in full force and effect and be

binding upon the undersigned Owner, and its heirs, successors and assigns, until such time as the

same is modified or released. The restrictions contained within this Declaration, while in effect,

shall be for the benefit of, and constitute limitations upon, all present and future owners of the

Property, and for the benefit of the County and the public welfare.  The Owner, for itself and its

heirs, successors and assigns, acknowledges that acceptance of this Declaration does not in any

way obligate or provide a limitation on the authority of the County.



B. Term.  This Declaration shall run with the land and shall be binding on all parties

and all persons claiming under it for a period of thirty (30) years from the date this Declaration is

recorded, after which time it shall be extended automatically for successive periods of ten (10)

years each, unless modified, amended or released as set forth herein.

C. Modification, Amendment, Release.  This Declaration may be modified, amended

or released as to the Property, or any portion thereof, by a written instrument executed by the

then-owner(s) of the property, including joinders of all mortgagees, if any, provided that the

same is also approved by the Board of County Commissioners or Community Zoning Appeals

Board of the County, whichever by law has jurisdiction over such matters, or the RER Director,

as provided by the County Code.

D. Enforcement.  Enforcement shall be by action against any parties or person

violating, or attempting to violate, any covenants set forth in this Declaration.  The prevailing

party in any action or suit pertaining to or arising out of this Declaration shall be entitled to

recover, in addition to costs and disbursements allowed by law, such sum as the Court may

adjudge to be reasonable for the services of their attorney.  This enforcement provision shall be

in addition to any other remedies available at law, in equity or both.

E. Authorization for Miami-Dade County to Withhold Permits and Inspections.  In

the event the terms of this Declaration are not being complied with, in addition to any other

remedies available, the County is hereby authorized to withhold, in connection with the

particular parcel that is in default, any further permits, and refuse to make any inspections or

grant any approvals with respect to the particular parcel that is in default, until such time as this

Declaration is complied with.



F. Election of Remedies.  All rights, remedies and privileges granted herein shall be

deemed to be cumulative and the exercise of any one or more shall neither be deemed to

constitute an election of remedies, nor shall it preclude the party exercising the same from

exercising such other additional rights, remedies or privileges.

G. Presumption of Compliance.  Where construction has occurred on the Property or

any portion thereof, pursuant to a lawful permit issued by the County, and inspections made and

approval of occupancy given by the County, then such construction, inspection and approval

shall create a rebuttable presumption that the buildings or structures thus constructed comply

with the intent and spirit of this Declaration.

H. Severability.  Invalidation of any one of these covenants, by judgment of Court,

shall not affect any of the other provisions which shall remain in full force and effect.  However,

if any material provision is invalidated, the County shall be entitled to revoke any approval

predicated upon the invalidated provision.

I. Recording.  This Declaration shall be filed of record in the public records of

Miami-Dade County, Florida, at the cost of the Owner following the approval of the Application.

This Declaration shall become effective immediately upon recordation.  Notwithstanding the

previous sentence, if any appeal or claim is filed, and the disposition or result of such appeal or

claim is such that the Application is denied or invalidated, then this Declaration shall be null and

void and of no further effect, and upon written request, the RER Director shall forthwith execute

a written instrument, in recordable form, acknowledging that this Declaration is null and void

and of no further effect and thereby released.

J. Acceptance of Declaration.  Acceptance of this Declaration does not obligate the

County in any manner, nor does it entitle the Owner to a favorable recommendation or approval



of any application, zoning or otherwise, and the County retains its full power and authority to

deny each such application in whole or in part and to decline to accept any conveyance or

dedication.

K. Owner.  The term “Owner” shall include 1201 Brickell Bay, LLC, 1250 BB Asset

Co LLC, and their heirs, successors and assigns.

[Signature Page Follows]



WITNESSES:

 Signature

 Printed Name

 Address

 Signature

 Printed Name

 Address

IN WITNESS WHEREOF, the undersigned has executed this Declaration of Restrictions

as of this ___ day of ________________, 2025.

1201 BRICKELL BAY, LLC,
a Delaware limited liability company

By: 
Name:
Title:

STATE OF ____________
COUNTY OF ______________

The foregoing was acknowledged before me before me by means of [  ] physical presence or [  ] online
notarization this ___ day of _______________, 2025, by ______________, as ____________ of 1201
Brickell Bay, LLC.  They are personally known to me or produced ___________________ as
identification and did not take an oath.

_________________________________
Notary Public

Printed Name: ______________________

Commission No.: ____________________



Commission Expires:_________________



WITNESSES:

 Signature

 Printed Name

 Address

 Signature

 Printed Name

 Address

IN WITNESS WHEREOF, the undersigned 1250 BB Asset Co LLC has joined in this

Declaration solely for the limited purpose of agreeing to the bound by the provisions of Section 2

applicable to it.

1250 BB ASSET CO LLC,
a Delaware limited liability company

By: 
Name:
Title:

STATE OF ____________
COUNTY OF ______________

The foregoing was acknowledged before me before me by means of [  ] physical presence or [  ] online
notarization this ___ day of _______________, 2025, by ______________, as ____________ of 1250
BB Asset Co LLC.  They are personally known to me or produced ___________________ as
identification and did not take an oath.

_________________________________
Notary Public

Printed Name: ______________________

Commission No.: ____________________



Commission Expires:_________________
EXHIBIT “A”

Legal Description of 1201 Brickell Bay Drive

1201 Brickell Bay Drive – Folio No.: 01-4139-071-0010:
Tract “B” of BAYSHORE PALMS REPLAT, according to the Plat thereof, as recorded in Plat
Book 155, Page 100, of the Public Records of Miami-Dade County, Florida.



EXHIBIT “B”

Legal Descriptions of 1250–1260 Brickell Bay Drive

1250 Brickell Bay Drive – Folio No. 01-0210-050-3210:
Lots 23 and 25 of AMENDED PLAT OF MIRADO COURT, according to the Plat thereof, as
recorded in Plat Book 14, Page 44, of the Public Records of Miami-Dade County, Florida.

1260 Brickell Bay Drive – Folio No. 01-0210-050-4250:
Ten-foot strip marked “Private Alley” lying south of Lots A and B of Block 3, AMENDED
PLAT OF HIBISCUS PLACE, according to the Plat thereof, as recorded in Plat Book 3, Page
110, of the Public Records of Miami-Dade County, Florida.



EXHIBIT “C”

Stormwater Resiliency Plan Study Area



EXHIBIT “D”

Midblock Crosswalks



Miami-Dade County Department of Regulatory and Economic Resources 
Staff Report to the Board of County Commissioners 

 
PH: Z24-272  October 23, 2025 

Item No. 8C2 

Recommendation Summary 
Commission District 3 
Applicant UBC Miami, LLC 
Summary of 
Requests 

This application is requesting a special exception to permit approval 
of an initial review of the general development plans for a subject 
property located in close proximity to the Culmer Metrorail Station, 
and assign to it the permitted uses and development regulations 
applicable under Section 33C-3.3 and Section 33C-8 of the County 
Code for the “SMART Corridor Subzone of the Rapid Transit Zone 
(RTZ)”, and for non-Metrorail development around certain stations 
within the City of Miami. Additionally, the application seeks to waive 
the required screening of its parking garage that fronts along streets 
by a 20-foot-wide liner building of habitable space. 

Location 1136 NW 8 Avenue and 1157 NW 11 Street Road, City of Miami, 
Miami-Dade County, Florida. 

Property Size ±0.762 Acres 
Existing Zoning T6-8-O (Miami21) 
Existing Land Use Vacant land 
2030-2040 CDMP 
Land Use  
Designation  

Community Urban Center 
(see attached Zoning Recommendation Addendum) 

Comprehensive Plan 
Consistency 

Consistent with the urban center interpretative text, goals, objectives 
and policies of the CDMP 

Applicable Zoning 
Code Section(s)  

Section 33C-15(D)(1) Procedures for approval and development 
standards,  
Section 33C-11(G)(1) Initial Review,  
Section 33-311(A)(3) Special Exceptions, Unusual Uses and New 
Uses, 
Section 33-311(A)(4)(b), Non-Use Variances From Other Than 
Airport Regulations  
(see attached Zoning Recommendation Addendum) 

Recommendation Approval with conditions. 
 
BOARD OF COUNTY COMMISSIONERS’ JURISDICTION: 
 
This Board has jurisdiction over this application pursuant to Section 33-314(C)(20) which states 
that the BCC shall hear and decide “Applications for development in the RTZ District, or for 
review of decisions regarding development in the RTZ District, as provided in Section 33C of 
this Code.” 
 
REQUESTS: 
 
(1) SPECIAL EXCEPTION for a general development plan with the purpose of assigning to the 

subject property, located in the “SMART Corridor Subzone of the Rapid Transit Zone”, the 



UBC Miami, LLC 
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applicable permitted uses and development regulations for the subzone in accordance with 
Section 33C-3.3 and Section 33C-8 of the County Code.   

 
(2) NON-USE VARIANCE of zoning regulations requiring multi-story parking garage structures 

be screened along the street frontage by a liner building of a minimum depth of 20 feet of 
habitable space; to waive same to permit no habitable space screening the proposed parking 
garage. 

 
BACKGROUND AND ANALYSIS:  
 
The approximately ±0.762 acre subject property, under folios 01-3135-019-2000, 01-3135-019-
1990, 01-3135-019-2020, and 01-3135-019-2030, is located at 1136 NW 8 Avenue and 1157 NW 
11 Street Road, within 250 feet of the Culmer Metrorail Station. The subject site, comprised of 
four (4)-lots, is currently vacant. Staff notes that the current conditions on the site do not provide 
any street front activation or connections to mass transit, and do not provide the highest levels of 
development density and intensity that is ideal for transit-oriented development. The other 
properties surrounding the subject site are zoned for urban development under the terms of City 
of Miami’s zoning regulations. 
 

 
Figure 1 

 
In April 20, 2021, the Board of County Commissioners (BCC) had adopted Ordinance No. 21-33 
related to the Rapid Transit System- Development Zone (RTZ), codified in Section 33C of the 
County Code. Subsequently, on September 1, 2022, the Board adopted Ordinance No. 22-106, 
amending Section 33C of the Code, to include within the Rapid Transit Zone, all land areas that 
are located wholly or partially within one-half mile of each of the aforementioned SMART Plan 
Corridors (Smart Corridors). Subsequently, on October 1, 2024, the Board adopted Ordinance 
No. 24-109, related to the fixed-guideway Rapid Transit System-Development Zone; amending 
sections 33C-2 and 33C-3.3 of the Code; expanding the Smart Corridor Subzone of the Rapid 
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Transit Zone to encompass certain private properties within a quarter mile of the Culmer Metrorail 
Station; authorizing properties that are near a Metrorail Station governed by section 33C-8 to be 
developed pursuant to the development parameters set forth in section 33C-8. Ordinance No. 24-
109 provided Exhibit 36 to include, among other things, the subject property, as shown in Figure 
1 on the previous page. Staff notes that prior to its addition to the SMART Corridor Subzone of 
the Rapid Transit Zone, the subject property was under the City of Miami’s zoning jurisdiction. 
Pursuant to section 33C-5(B), "Until a special exception or other zoning approval for development 
is approved, lands within the RTZ district shall remain subject to the applicable municipal zoning 
district regulations that existed prior to the property's inclusion in the RTZ District." The SMART 
Corridor Subzone regulations under Section 33C-3.3 require a two-step development approval 
process. This first step, or “Initial Review”, requires the Board to hold a public hearing and decide 
the application after the property has been added to the SMART Corridor Subzone of the Rapid 
Transit Zone. The second step, or “Final Review”, consists of an administrative review by the 
Department of Regulatory and Economic Resources (RER) of a site plan for the subject property 
at a future point in time. As per the request, this application consists of the initial review of the 
subject property. 
 
The County’s RTZ primarily consists of properties located within and along the County’s Rapid 
Transit System/Metrorail and Metromover Systems. Properties within the RTZ include the 
Metrorail Stations, the fixed-guideway path linking the Metrorail and Metromover Stations, the 
Stations’ accessory facilities, and certain developable land. The Metromover Subzone of the RTZ 
was primarily expanded (pursuant to Ordinance No. 24-109) to include the private properties 
located at 1136 NW 8 Avenue and 1157 NW 11 Street Road. These developable parcels that are 
privately-owned property such as the subject site, as well as other parcels identified as located 
within the SMART Corridor Subzone, may be developed in accordance with the same standards 
applicable to other Community Urban Centers (CUC) in accordance with Chapter 33C of the 
County Code. Sections of Chapter 33C (Subsections 33C-3.3 for the SMART Corridor Subzone; 
and 33C-8(C) for non-Metrorail development around certain stations within the City of Miami), 
includes the standards for development of properties less in close proximity to the Culmer 
Metrorail Station with a variety of land uses, residential densities and building intensities 
consistent with and in conformance with the thresholds of the Miami-Dade County adopted 
Comprehensive Development Master Plan (CDMP) Urban Center text. Since 1996, the CDMP 
has provided that “all future rapid transit station sites and their surroundings shall, at a minimum, 
be developed in accordance with the [CDMP’s] Urban Center policies”. Since the inception of the 
RTZ in 1978, the Board has gradually expanded its boundaries to accommodate additional transit-
supportive development along the various RTZs. As provided in Section 33C-2 and Section 33C-
5 (see addendum), jurisdiction over zoning and other development orders and development 
permits within the RTZ is vested in Miami-Dade County regardless of any municipal code, charter, 
or ordinance provisions to the contrary, and "[u]ntil a special exception or other zoning approval 
for development is approved, lands within the RTZ district shall remain subject to the applicable 
municipal zoning district regulations that existed prior to the property's inclusion in the RTZ 
District."  
 
Staff research for similar approvals indicates that in July 17, 2025, pursuant to Resolution #Z-27-
25, the Board of County Commissioners (BCC) approved the general development plans for a 
subject site (application #Z2024000147), located at 3191 SW 39 Avenue; 3160 SW 38 Court; 
3898 Shipping Avenue and in close proximity to the to the Douglas Road Metrorail Station, as the 
“SMART Corridor Subzone of the Rapid Transit Zone (RTZ)”, assigning to it the applicable 
permitted uses in accordance with Section 33C-3.3 and Section 33C-8 of the County Code. 
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Pursuant to Chapter 33C of the County Code, the subject property could potentially be developed 
with a wide variety of mix of uses including residential, commercial, institutional, retail, office, and 
other such uses intended to enhance and support the County's existing mass transit system, and 
to provide for transit-oriented development to promote ridership. Staff notes that the subject 
property is less than a five-minute walk from the Culmer Metrorail Station, and that the SMART 
Corridor Subzone designation would effectively allow the site to be easily accessible to the entire 
urban core of Miami and beyond via Metrorail. Additionally, the SMART Corridor Subzone 
designation would effectively allow the site for additional housing and business opportunities in 
this highly urbanized neighborhood in close proximity to transit, improve the pedestrian 
environment and promote walkability within that area providing convenient access for future 
residents to use the Metrorail.  
 
The applicant has submitted general development plans depicting the anticipated massing and 
location of the proposed residential structures on the subject site and provide a potential concept 
plan for the development which would be further detailed through the Administrative Site Plan 
Review (ASPR) process filed under a separate application #Z2025000069. The applicant intends 
to develop the subject property with a 20-story high development consisting of ground floor 
commercial uses and a total of 142 multifamily units, including a certain percentage set-aside for 
Workforce Housing in accordance with the development standards. Specifically, pursuant to 
Section 33C-3.3(B)(4)(b), any proposed developments within the SMART Corridor Subzone of 
the Rapid Transect Zone, that have more than 4 proposed residential units shall provide a 
minimum of 12.5% of their units as workforce housing units. As such, staff notes that the applicant 
has voluntarily proffered a Declaration of Restrictions that, among other things, requires that the 
applicant commits to set aside 12.5% of the proposed dwelling units (18-units) as for-sale housing 
to households whose annual income is up to one hundred forty percent (140%) (“WHU”) of the 
Area Median Income of Miami Dade County. 
 

 
Figure 2 

 
Based on the submitted letter of intent and general development plans, the applicant intends to 
redevelop the ±0.762-acre site with a 20-story high mixed-use building, with a total of 142 
residential units, ±700 sq. ft. of ground floor commercial space, ±4,025 sq. ft. of open space. The 
proposed development shall also provide for 163 parking spaces within a six-story structured 
parking garage, and would have an ingress/egress point of direct vehicular and pedestrian access 
to the proposed development from NW 11 Street Road. The accompanying master plan generally 
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depicts a preliminary general development program for the subject parcel and includes site plans; 
floor plans; building elevations; landscape plans; lot coverage and open space diagrams; aerials; 
and renderings for the proposed mixed-use development at the subject site (see Figure 2 above). 
Attached Exhibit A consists of the subject property’s general development plan depicting the 
location of the proposed uses and provides a potential concept plan for the subject property which 
would be further detailed through the “final review” or, the Administrative Site Plan Review (ASPR) 
process filed separately under Application number Z2025000069. 
 
The SMART Corridor Subzone, found under Section 33C-3.3 of Chapter 33C, provides the 
permitted uses, development standards, regulatory framework, site plan review standards, and 
procedures for zoning approvals; revises requirements pertaining to workforce housing units; 
amends procedures for other subzones and non-Metrorail development areas based on the new 
standard procedures. Additionally, properties within the SMART Corridor Subzone will be subject 
to similar development standards applicable to other Community Urban Centers (CUC), and may 
be developed in accordance with the development parameters set forth in subsection 33C-8(C). 
As such, the proposed development  has been designed in accordance with the CUC designation; 
more specifically, the project has been designed pursuant to those development parameters set 
forth in subsection 33C-8(C), and with participation in the County’s Workforce Housing Program 
(Article XIIA of the County Code). The regulatory framework adopted by this Board for these 
Metropolitan Urban Centers calls for mixed-use development, with a maximum residential density 
of 250 units/per acre and a maximum height determined by that allowed by the Miami International 
Airport zoning regulations. Said regulations are consistent with the County’s designation of the 
area as the County’s “Community Urban Center” on the Comprehensive Development Master 
Plan (CDMP) - Land Use Plan Map, the CDMP’s urban center policies, and related interpretative 
text (see addendum). Pursuant to Section 33C-3.3(C)(1)(c) of the County Code, instances where 
the underlying land use designation allows for greater density, that greater density shall govern. 
The underlying City of Miami land use designation for this site allows a density of 150 du/ac. The 
CDMP’s urban center policies further provide for mixed-use development at a minimum floor-area 
ratio greater than 1.5 in the core and not less than 0.5 in the edge, and a 25% density bonus 
above the listed maximum urban center densities for residential rapid transit developments being 
designed for and having registered for certification for a Gold certification rating from LEED. Staff 
notes that the proposed mixed-use building with a total of 142 multifamily units, and a floor area 
ratio of +/-10.98 would be within the density, massing and floor area ratio threshold that would be 
allowed under aforementioned regulations. Staff notes that the proposed development complies 
with all the development standards and general requirements set forth in Section 33C-3.3(D) 
regarding density, setbacks, heights of buildings, FAR, open space, lot coverage, and 
landscaping. As designed, would be within the density, massing and floor area ratio threshold that 
would be allowed under the aforementioned SMART Corridor RTZ Subzone regulations, would 
be similar in scale to the surrounding area, will produce a development that will be compatible 
with the neighborhood, is consistent with, and complements the overall development trend in the 
area. Since it is the goal of this application to include the ±0.762-acre subject property within the 
SMART Corridor Subzone and to assign permitted uses and development regulations, staff finds 
the request for a special exception consistent with the CDMP, and recommends approval 
with conditions of request #1 under Section 33-311(A)(3) Special Exceptions, Unusual 
Uses and New Uses. 
 
Staff opines that pertaining to the subject property (see Figure 2), approval of this application 
would enable the development/redevelopment of the subject parcel in a manner that is 
compatible with that of other development in the balance of the SMART Corridor Subzone and 
the surrounding properties that are in close proximity to the Culmer Metrorail Station. Staff notes 
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that approval of the request would also authorize for the site all of the applicable permitted uses 
identified under Section 33C-8(C)(1) and additional permitted uses under Section 33C-3.3(B), 
subject to the development standards set forth in Section 33C-8(C) (see Addendum). 
 
Staff notes that both the Traffic Engineering Division (TED) as well as the Infrastructure Planning 
Division of the Department of Transportation and Public Works (DTPW) have indicated no 
objection to the application subject to conditions as specified in their combined memorandum. 
Staff also notes that the Platting and Traffic Review Section of the Department of Regulatory and 
Economic Resources (RER), does not object to the application pursuant to standard conditions, 
and indicate in their memorandum that the application lies within the urban infill area and in a 
municipality where traffic concurrency does not apply, but that the application will generate 48 PM 
peak hour vehicle trips. Further, memoranda submitted by other departments reviewing the 
application, including the Division of Environmental Resources Management (DERM) of the RER, 
the Office of Historic Preservation (OHP) of the RER, the Miami-Dade Sheriff’s Office (MDSO), 
the Miami-Dade Fire Rescue Department (MDFRD), the Miami-Dade Parks Recreation and Open 
Spaces (MDPROS) Department, Water and Sewer Department (WASD), and the Miami-Dade 
Department of Solid Waste Management (DSWM), as well as Miami-Dade County Public Schools, 
do not indicate that any potential impacts would preclude development in accordance with the 
SMART Corridor Subzone regulations but note that a final determination of traffic, environmental, 
or other impacts on County resources, will be determined during the Final Review process for 
specific development approvals. 
 
In order to effectuate proposed mixed-use development on the subject site, the applicant also 
seeks approval of an ancillary non-use variance that is otherwise required under the Development 
Parameters set forth in SMART Corridor RTZ subsection 33C-8(C)(7) Parking, which, among 
other things, requires screening of its parking garage that fronts along streets by a 20-foot-wide 
liner building of habitable space. When request #2, wherein the applicant seeks to waive the 
requirement that multi-story parking garage structures be screened along the street frontage by 
a liner building of a minimum depth of 20 feet of habitable space; and have no habitable space 
screening the proposed parking garage (request #2), is analyzed under Section 33-311(A)(4)(b), 
Non-Use Variance Standards, staff is supportive of the aforementioned request and opines that 
the approval of the request with conditions would be compatible with the neighborhood, would 
not affect the appearance of the community, would not generate excessive noise or traffic, tend 
to create fire or other equally dangerous hazard, provoke excessive overcrowding of people, or 
provoke a nuisance in the surrounding area. 
 
Staff notes that the ground floor is activated by habitable spaces in the form of commercial/retail 
space, lobby and other amenities, however, the next 6 floors that consist of the parking garage 
above the ground floor do not have habitable spaces as liner screening the parking garage 
facades. Staff acknowledges that providing a liner habitable space of a minimum depth of 20’ on 
a site that is shallow and irregularly shaped would have a significant impact on the configuration 
of and amount of parking, and may render a functioning structured parking garage impossible. 
Staff notes that in lieu of an active liner of habitable space screening the parking garage facade 
from the 2nd to the 7th floor, the applicant is proposing unique architectural features along the 
entire facade that makes up the parking structure on the proposed building, and which effectively 
achieve the same goal as a habitable liner and mitigate any negative visual impacts associated 
with a parking garage use along the building’s façade. Staff opines that although the parking 
garage component of the proposed development will not meet the aforementioned zoning 
regulation requiring multi-story parking garage structures be screened along their street frontages 
by a liner building of a minimum depth of 20 feet of habitable space, the variance request has 
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been adequately mitigated in its façade treatment, ample landscaping, glazing, and unique 
architectural features and is minimally intrusive when taking into consideration the overall scale 
and massing of the proposed development. As such, staff opines that approval of this request will 
not create a significant visual impact on the surrounding properties and would be compatible with 
same. 
 
Therefore, staff opines that approval with conditions of the request will not create a significant 
visual impact on the surrounding areas, nor based on memoranda from the reviewing 
departments, would the aforementioned variance be intrusive to the surrounding area. As such, 
staff opines that approval with conditions of the request will maintain the basic intent and purpose 
of the zoning, subdivision and other land use regulations, which is to protect the general welfare 
of the public, particularly as it affects the stability and appearance of the community and that the 
requested non-use variances for the proposed mixed-use development would be compatible 
with the surrounding area and would not be detrimental to same. Therefore, staff recommends 
approval with conditions of request #2 under Section 33-311(A)(4)(b), Non-Use Variance 
from Other than Airport Regulations. 
 
ACCESS, CIRCULATION AND PARKING: The submitted general development plans indicate 
one (1)-ingress/egress point of direct vehicular and pedestrian access provided along NW 11 
Street Road to facilitate the flow of traffic for the proposed multi-family residential development. 
Parking and driveways are internal to the site, with the parking provided as structured parking 
within the proposed development. The proposed mixed-use development provides for a total of 
163 parking garage spaces and complies with the code minimums.  
 
NEIGHBORHOOD SERVICES PROVIDER REVIEW:  See attached. 
 
OTHER: Not applicable. 
 
RECOMMENDATION:   Based on the aforementioned analysis, staff recommends approval 
of this application with conditions. 
 
CONDITIONS:  
 
1. That the final site plan must conform to the general development plans dated stamped received 

2/12/2025 as approved pursuant to this Special Exception. 
 

2. That the applicant shall execute a Declaration of Restrictions pursuant to Section 33-193.13 
along with the required Workforce Housing Agreement pursuant to Section 33-193.14 in legally 
sufficient and recordable form, prior to the issuance of the building permit and consistent with 
all requirements in the code as may be amended. 

 
3. That the applicant complies with all the applicable conditions, requirements, recommendations, 

requests, and other provisions of the Division of Environmental Resources Management of the 
Department (DERM) of Regulatory and Economic Resources as contained in their 
memorandum.  

 
4. That the applicant complies with all applicable conditions, requirements, recommendations, 

requests, and other provisions of the Miami-Dade Aviation Department (MDAD) as indicated 
in their memorandum. 
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5. That the applicant complies with all applicable conditions, requirements, recommendations, 
requests, and other provisions of the Platting and Traffic Review Section of the Department of 
Regulatory and Economic Resources as indicated in their memorandum. 

 
6. That the applicant complies with all applicable conditions, requirements, recommendations, 

requests, and other provisions of the Office of Historic Preservation (OHP) as indicated in their 
memorandum. 

 
7. That the applicant complies with all applicable conditions, requirements, recommendations, 

requests, and other provisions of the Water and Sewer Department (WASD) as indicated in 
their memorandum. 

 
8. That the applicant complies with all applicable conditions, requirements, recommendations, 

requests, and other provisions of the Traffic Engineering Division (TED) and the Infrastructure 
Planning Division of the Department of Transportation and Public Works (DTPW) as indicated 
in their combined memorandum. 

 
 
ES:JB:SS 
 
 
 
____________________________ 
Eric Silva, AICP, Assistant Director 
Development Services Division 
Miami-Dade County Department of  
Regulatory and Economic Resources 
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COMPREHENSIVE DEVELOPMENT MASTER PLAN (CDMP) OBJECTIVES, 
POLICIES AND INTERPRETATIVE TEXT 

 

NEIGHBORHOOD SERVICES PROVIDER COMMENTS* 
Division of Environmental Resources Management (RER) No objection* 
Platting and Traffic Review Section (RER) No objection* 
Department of Transportation and Public Works (DTPW) No objection* 
Miami-Dade Fire Rescue (MDFR) No objection 
Miami-Dade Aviation Department (MDAD) No objection* 
Office of Historic Preservation (OHP) No objection* 
Water and Sewer Department (WASD) No objection* 
Parks, Recreation and Open Spaces Department (PROS) No objection 
Miami-Dade County Public Schools No objection 
Miami-Dade Police Department No objection 
Building and Neighborhood Compliance (BNC) No objection 
*Subject to conditions in their memorandum. 

Urban Centers  
(Page I-46) 

Diversified urban centers are encouraged to become hubs for future urban development 
intensification in Miami-Dade County, around which a more compact and efficient urban 
structure will evolve. These Urban Centers are intended to be moderate- to high-intensity 
design-unified areas which will contain a concentration of different urban functions integrated 
both horizontally and vertically. Three scales of centers are planned: Regional, the largest, 
notably the downtown Miami central business district; Metropolitan Centers such as the 
evolving Dadeland area; and Community Centers which will serve localized areas. Such 
centers shall be characterized by physical cohesiveness, direct accessibility by mass transit 
service, and high-quality urban design. Regional and Metropolitan Centers, as described 
below, should also have convenient, preferably direct, connections to a nearby expressway 
or major roadways to ensure a high level of countywide accessibility.  
 
The locations of urban centers and the mix and configuration of land uses within them are 
designed to encourage convenient alternatives to travel by automobile, to provide more 
efficient land use than recent suburban development forms, and to create identifiable "town 
centers" for Miami-Dade's diverse communities. These centers shall be designed to create 
an identity and a distinctive sense of place through unity of design and distinctively urban 
architectural character of new developments within them.  
 
The core of the centers should contain business, employment, civic, and/or high-or moderate-
density residential uses, with a variety of moderate-density housing types within walking 
distance from the centers. Both large and small businesses are encouraged in these centers, 
but the Community Centers shall contain primarily moderate and smaller sized businesses 
which serve, and draw from, the nearby community. Design of developments and roadways 
within the centers will emphasize pedestrian activity, safety and comfort, as well as vehicular 
movement. Transit and pedestrian mobility will be increased and area wide traffic will be 
reduced in several ways: proximity of housing and retail uses will allow residents to walk or 
bike for some daily trips; provision of jobs, personal services and retailing within walking 
distance of transit will encourage transit use for commuting; and conveniently located retail 
areas will accommodate necessary shopping during the morning or evening commute or 
lunch hour.  
 
Urban Centers are identified on the LUP map by circular symbols noting the three scales of 
planned centers. The Plan map indicates both emerging and proposed centers. The 
designation of an area as an urban center indicates that governmental agencies encourage 
and support such development. The County will give special emphasis to providing a high 
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level of public mass transit service to all planned urban centers. Given the high degree of 
accessibility as well as other urban services, the provisions of this section encourage the 
intensification of development at these centers over time. In addition to the Urban Center 
locations depicted on the Land Use Plan Map, all future rapid transit station sites and their 
surroundings shall, at a minimum, be developed in accordance with the Community Center 
policies established below.  
 
Following are policies for development of Urban Centers designated on the Land Use Plan 
(LUP) map. Where the provisions of this section authorize land uses or development 
intensities or densities different or greater than the underlying land use designation on the 
LUP map, the more liberal provisions of this section shall govern. All development and 
redevelopment in Urban Centers shall conform to the guidelines provided below.  
 
Uses and Activities. Regional and Metropolitan Centers shall accommodate a concentration 
and variety of uses and activities which will attract large numbers of both residents and visitors 
while Community-scale Urban Centers will be planned and designed to serve a more 
localized community. Uses in Urban Centers may include retail trade, business, professional 
and financial services, restaurants, hotels, institutional, recreational, cultural and 
entertainment uses, moderate to high density residential uses, and well planned public 
spaces. Incorporation of residential uses is encouraged, and may be approved, in all centers, 
except where incompatible with airport or heavy industrial activities. Residential uses may 
be required in areas of the County and along rapid transit lines where there exists much 
more commercial development than residential development, and creation of employment 
opportunities will be emphasized in areas of the County and along rapid transit lines where 
there is much more residential development than employment opportunity. Emphasis in 
design and development of all centers and all of their individual components shall be to create 
active pedestrian environments through high-quality design of public spaces as well as 
private buildings; human scale appointments, activities and amenities at street level; and 
connectivity of places through creation of a system of pedestrian linkages. Existing public 
water bodies shall also be incorporated by design into the public spaces within the center.  
 
Streets and Public Spaces. Urban Centers shall be developed in an urban form with a street 
system having open, accessible and continuous qualities of the surrounding grid system, with 
variation, to create community focal points and termination of vistas. The street system should 
have frequent connections with surrounding streets and create blocks sized and shaped to 
facilitate incremental building over time, buildings fronting on streets and pedestrian 
pathways, and squares, parks and plazas defined by the buildings around them. The street 
system shall be planned and designed to create public space that knits the site into the 
surrounding urban fabric, connecting streets and creating rational, efficient pedestrian 
linkages. Streets shall be designed for pedestrian mobility, interest, safety and comfort as 
well as vehicular mobility. The size of blocks and network of streets and pedestrian access 
ways shall be designed so that walking routes through the center and between destinations 
in the center are direct, and distances are short. Emphasis shall be placed on sidewalks, with 
width and street-edge landscaping increased where necessary to accommodate pedestrian 
volumes or to enhance safety or comfort of pedestrians on sidewalks along any high-speed 
roadways. Crosswalks will be provided, and all multi-lane roadways shall be fitted with 
protected pedestrian refuges in the center median at all significant pedestrian crossings. In 
addition, streets shall be provided with desirable street furniture including benches, light 
fixtures and bus shelters. Open spaces such as public squares and greens shall be 
established in urban centers to provide visual orientation and a focus of social activity. They 
should be located next to public streets, residential areas, and commercial uses, and should 
be established in these places during development and redevelopment of streets and large 
parcels, particularly parcels 10 acres or larger. The percentage of site area for public open 
spaces, including squares, greens and pedestrian promenades, shall be a minimum of 15 
percent of gross development area. This public area provided outdoor, at grade will be 
counted toward satisfaction of requirements for other common open space. Some or all of 
this required open space may be provided off-site but elsewhere within the subject urban 
center to the extent that it would better serve the quality and functionality of the center.  
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Parking. Shared parking is encouraged. Reductions from standard parking requirements 
shall be authorized where there is a complementary mix of uses on proximate development 
sites, and near transit stations. Parking areas should occur predominately in mid-block, block 
rear and on-street locations, and not between the street and main building entrances. Parking 
structures should incorporate other uses at street level such as shops, galleries, offices and 
public uses.  
 
Buildings. Buildings and their landscapes shall be built to the sidewalk edge in a manner 
that frames the adjacent street to create a public space in the street corridor that is 
comfortable and interesting, as well as safe for pedestrians. Architectural elements at street 
level shall have a human scale, abundant windows and doors, and design variations at short 
intervals to create interest for the passing pedestrian. Continuous blank walls at street level 
are prohibited. In areas of significant pedestrian activity, weather protection should be 
provided by awnings, canopies, arcades and colonnades. 
 
Density and Intensity. The range of average floor area ratios (FARs) and the maximum 
allowed residential densities of development within the Regional, Metropolitan and 
Community Urban Centers are shown in the table below. 
 
 Average Floor Area Ratios 

(FAR) 
Max. Densities 
/Gross Acre 

Regional Activity Centers greater than 4.0 in the core 
not less than 2.0 in the edge 

500 

Metropolitan Urban Centers greater than 3.0 in the core 
not less than 0.75 in the edge 

250 

Community Urban Centers greater than 1.5 in the core 
not less than 0.5 in the edge 

125 

 
In addition, the densities and intensities of developments located within designated 
Community Urban Centers and around rail rapid transit stations should not be lower than 
those provided in Policy LU-7F. Height of buildings at the edge of Metropolitan Urban 
Centers adjoining stable residential neighborhoods should taper to a height no more than 2 
stories higher than the adjacent residences, and one story higher at the edge of Community 
Urban Centers. However, where the adjacent area is undergoing transition, heights at the 
edge of the Center may be based on adopted comprehensive plans and zoning of the 
surrounding area. Densities of residential uses shall be authorized as necessary for 
residential or mixed-use developments in Urban Centers to conform to these intensity and 
height policies. 

As noted previously in this section, urban centers are encouraged to intensify incrementally 
over time. Accordingly, in planned future rapid transit corridors, these intensities may be 
implemented in phases as necessary to conform with provisions of the Transportation 
Element, and the concurrency management program in the Capital Improvement Element, 
while ensuring achievement of the other land use design requirements of this section and 
Policy LU-7F. 
 

Policy LU-4A 
(Page.  I-11) 

When evaluating compatibility among proximate land uses, the County shall consider such 
factors as noise, lighting, shadows, glare, vibration, odor, runoff, access, traffic, parking, 
height, bulk, scale of architectural elements, landscaping, hours of operation, buffering, and 
safety, as applicable. 
 

Objective LU-7 
(Page.  I-13) 

Miami-Dade County shall require all new development and redevelopment in existing and 
planned transit corridors and urban centers to be planned and designed to promote transit 
oriented development (TOD), and transit use, which mixes residential, retail, office, open 
space and public uses in a pedestrian and bicycle friendly environment that’s promote the 
use of transit services. 
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Policy LU-7A 
(Page.  I-13) 

Through its various planning, regulatory and development activities, Miami-Dade County shall 
encourage development of a wide variety of residential and non-residential land uses and 
activities in nodes around rapid transit stations to produce short trips, minimize transfers, 
attract transit ridership, and promote travel patterns on the transit line that are balanced 
directionally and temporally to promote transit operational and financial efficiencies. Land 
uses that may be approved around transit stations shall include housing, shopping and offices 
in moderate to high densities and intensities, complemented by compatible entertainment, 
cultural uses and human services in varying mixes. The particular uses that are approved in 
a given station area should, a) respect the character of the nearby community, b) strive to 
serve the needs of the community for housing and services, and, c) promote a balance in the 
range of existing and planned land uses along the subject transit line. Rapid transit station 
sites and their vicinity shall be developed as "urban centers" as provided in this plan element 
under the heading Urban Centers. 
 

Policy LU-7B 
(Page.  I-14) 

It is the policy of Miami-Dade County that both the County and its municipalities shall 
accommodate new development and redevelopment around rapid transit stations that is well 
designed, conducive to both pedestrian and transit use, and architecturally attractive. In 
recognition that many transit riders begin and end their trips as pedestrians, pedestrian 
accommodations shall include, as appropriate, continuous sidewalks to the transit station, 
small blocks and closely intersecting streets, buildings oriented to the street or other 
pedestrian paths, parking lots predominantly to the rear and sides of buildings, primary 
building entrances as close to the street or transit stop as to the parking lot, shade trees, 
awnings, and other weather protection for pedestrians. 
 

Policy LU-7D 
(Page.  I-13) 

Redevelopment of property within one-half mile of existing or planned mass transit stations 
and bus routes shall not cause an increase in walking distances from nearby areas to the 
transit services and shall, wherever practical, be done by establishing blocks of walkable 
scale that form an interconnected network of streets, maximizing connectivity with existing 
streets and promoting a comfortable environment for pedestrians. 
 

Policy LU-7F 
(Page.  I-14) 

Residential development around rail rapid transit stations should have a minimum density of 
15 dwelling units per acre (15 du/ac) within 1/4 mile walking distance from the stations and 
20 du/ac or higher within 700 feet of the station, and a minimum of 10 du/ac between 1/4 and 
1/2 mile walking distance from the station. Business and office development intensities 
around rail stations should produce at least 75 employees per acre within 1/4 mile walking 
distance from the station, 100 employees per acre within 700 feet, and a minimum of 50 
employees per acre between 1/4 and 1/2 mile walking distance from the station. Where 
existing and planned urban services and facilities are adequate to accommodate this 
development as indicated by the minimum level-of-service standards and other policies 
adopted in this Plan, and where permitted by applicable federal and State laws and 
regulations, these densities and intensities shall be required in all subsequent development 
approvals. Where services and facilities are currently or projected to be inadequate, or where 
required by Policy LU-7A, development may be approved at lower density or intensity 
provided that the development plan, including any parcel plan, can accommodate, and will 
not impede, future densification and intensification that will conform with this policy. 
 

Policy LU-8A 
(Page.  I-15) 

Miami-Dade County shall strive to accommodate residential development in suitable locations 
and densities which reflect such factors as recent trends in location and design of residential 
units; projected availability of service and infrastructure capacity; proximity and accessibility 
to employment, commercial and cultural centers; character of existing adjacent or 
surrounding neighborhoods; avoidance of natural resource degradation; maintenance of 
quality of life and creation of amenities. Density patterns should reflect the Guidelines for 
Urban Form contained in this Element. 
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PERTINENT ZONING REQUIREMENTS/STANDARDS 
 

Section 33C-2  
Rapid  
Transit  
Zone 

(A) Definition- The “Rapid Transit Zone” consists of all land area, including surface, 
subsurface, and appurtenant airspace, heretofore or hereafter designated by the 
Board of County Commissioners as necessary for the construction of the fixed-
guideway portion of the Stage 1 Rapid Transit System, including all station sites, 
parking areas and yard and maintenance shop facilities. 

 
(B) Designation of land included-  The Board of County Commissioners hereby 

designates all land areas (including surface, subsurface, and appurtenant airspace) 
shown on Exhibits 1 through 16, bearing the following effective dates: Exhibit 1, July 
31, 1998, Exhibits 2 through 9 and Exhibits 11 through 16, July 13, 1979 and Exhibit 
10, May 26, 1983, certified by the Clerk of the Board as a portion of this chapter, 
incorporated hereby by reference, and transmitted to the custody of the Department 
of Planning and Zoning, as the Rapid Transit Zone for the Stage 1 Fixed-Guideway 
Rapid Transit System. The Director of the Department of Planning and Zoning shall 
submit to each affected municipality an official map or maps designating the Rapid 
Transit Zone which may from time to time be altered, enlarged, added to, amended or 
deleted by ordinance, after a public hearing within each municipality affected. 

 
(C) Jurisdiction of County- Jurisdiction for purposes of building and zoning approvals 

(including, but not limited to, site plan approvals, issuance of building permits, building 
inspections, compliance with the South Florida Building Code, issuance of certificates 
of occupancy, zoning applications, special exceptions, variances, district boundary 
changes, building and/or zoning moratoria, and all other types of functions typically 
performed by Building and/or Zoning Departments), water and sewer installations, 
compliance with environmental regulations, street maintenance (including sidewalks 
where applicable) and utility regulation, all of which relate to the uses specifically 
delineated in subsection (D) below, shall be and are hereby vested in Miami-Dade 
County regardless of any municipal code, charter, or ordinance provisions to the 
contrary. Where a municipality continues to provide other services to a property in 
the Rapid Transit Zone, the municipality shall be responsible for ensuring that all 
matters relating to enforcement of land use, zoning, or building code requirements 
that may arise in the course of providing municipal services are referred to the 
County's Building Official, and the municipality shall coordinate with the County to 
ensure that affected property owners and tenants are also informed as to these 
jurisdictional matters. 

 
(D) Permitted land uses- The following land uses are permitted within the Rapid Transit 

Zone and no others: 
 
(1) Fixed guideways for the Rapid Transit System. 
   
(2) Stations for the Rapid Transit System, including such uses as passenger platforms 

and waiting areas, ticket and information booths, restrooms, utility rooms, in-station 
advertising displays, stairs, elevators, walkways, concessions, vending machines, 
and other service-related businesses offering goods and services for sale to 
passengers, and other similar uses as are necessary for or ancillary to the proper 
functioning of a rapid transit station. 

 
(3) Parking lots and parking structures. 
 
(4) Bus stops and shelters. 
 
(5) Streets and sidewalks. 
 
(6) Maintenance facilities for the Rapid Transit System, including yard and shops, and 

associated tracks and facilities. 
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(7) Landscaping. 
 
(8) Bikeways, parks, community gardening, playgrounds, power substations and other 

uses necessary for the construction, operation and maintenance of the Rapid Transit 
System. 

 
(9) (a) Such other uses, including commercial, office and residential uses, as may be 

appropriate to and compatible with the operation of the Rapid Transit System and 
the convenience of the ridership thereof. 

 
(b) Subzones; development regulations, standards and criteria.  In the    unincorporated 

areas of the Rapid Transit Zone, subzones shall be created by separate ordinances 
which shall become part of this chapter.  Said ordinances shall identify the 
boundaries of the individual subzones and shall establish development regulations 
and site plan review standards and criteria for those land uses permitted pursuant to 
subsection (9)(a) herein and approved pursuant to subsection (9)(c) herein. 

 
(c) Requests for approval of development of those land uses permitted pursuant to 

subsection (9)(a) herein within a subzone created pursuant to subsection (9)(b) 
herein shall be made by filing an application in accordance with the provisions of 
Section 33-304.  Said application shall be considered a special exception for site 
plan approval to be considered and acted upon directly by the Board of County 
Commissioners pursuant to the criteria established in Section 33-311(d) and the 
provisions of the applicable subzone. 

 
E)  Effect on existing land uses.  All land areas included by this section within the Rapid 

Transit Zone upon which uses other than those specified in subsection (D) of this section 
were authorized or permitted prior to October 27, 1978 may be used as follows: 

 
(1) Existing structures.  All existing buildings or structures and all uses for which building 

permits have already been issued prior to the effective date of this article and which 
have complied with the applicable provisions of the South Florida Building Code, may 
be continued or constructed in accordance with the approved plans and specifications 
therefore.  Alterations, improvements, or expansions of existing structures shall be 
subject to the provisions of paragraph (2) hereof. 

 
(2) All other lands.  No applications for site or plan approvals and/or building permits shall 

be issued for new facilities within the Rapid Transit Zone except in the following 
circumstances: 

 
(a) The estimated construction costs does not exceed ten thousand dollars ($10,000.00) 

in any consecutive two-year period; or 
 
(b) The Miami-Dade Transit Agency certifies that approval of the application will not have 

an adverse impact upon a material element of the Stage I System.  The Miami-Dade 
Transit Agency shall, with respect to any application for which certification is refused, 
provide a detailed written explanation supporting the refusal to certify and specifying 
the corrective actions, if any, which would lead to certification.  The decision of the 
Agency may be appealed to the Board of County Commissioners within thirty (30) days 
from the date of the written explanation by filing a notice of appeal with the Clerk of the 
Board of County Commissioners.  The Board of County Commissioners, after giving 
public notice as required by Chapter 33 of the Code, shall hear the appeal and either 
affirm, deny or modify the decision of the Agency.   Appeals from the Board of County 
Commissioners’ action shall be in accordance with Section 33-316 of this Code. 

 
Section 33C-5  
Rapid Transit  
Zone (“RTZ”) 
District 

(B) Existing zoning designations; administrative site plan review required. Until a special 
exception or other zoning approval for development is approved, lands within the RTZ 
district shall remain subject to the applicable municipal zoning district regulations that existed 
prior to the property's inclusion in the RTZ District. 
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Section  
33C-3.3.-  
SMART Corridor  
Subzone.   

(A) Applicability in the incorporated and unincorporated areas. Except as provided below, in 
Section 33C-4, or elsewhere in this chapter, lands within the RTZ District and outside of 
the RTCSAs and RTCBPA shall be assigned to the SMART Corridor Subzone and shall 
be governed by this subsection. 

 
(1) Exclusions. Notwithstanding any other provision to the contrary, the following shall 

not be included within the SMART Corridor Subzone; the Director shall be responsible 
for interpreting the applicability of these exclusions to any particular parcel, subject to 
review of administrative interpretations pursuant to Section 33-314:  
 
(a) Lands assigned to a different subzone in this chapter. 
(b) Lands included within an urban center or urban area district pursuant to Chapter 

33.   
(c) Lands that are zoned for, or developed with, single-family or two-family residences 

and that are not part of a mixed-use development. 
(d) Airport properties, except those constituting the Miami Intermodal Center as 

shown on Exhibit 25 to subsection 33C-2(B). Airport properties excluded from this 
subzone shall be governed by Article XXXVII of Chapter 33 and not this chapter. 

(e) PortMiami, or the "Port of Miami," which is the geographic area located within the 
CDMP's designated Regional Urban Center, commencing at the northeast 
intersection of Biscayne Boulevard and Port Boulevard, thence east along the 
north side of Port Boulevard to the perimeter of the Port of Miami, thence 
north/northeasterly, south/southeasterly, west/northwesterly, and northeast along 
said perimeter to Port Boulevard (encompassing the entirety of the Port of Miami 
lands, formerly Dodge, Lummus, and Sam's Islands), thence west along the south 
side of Port Boulevard to the eastern side of Biscayne Boulevard, thence north 
along the eastern side of Biscayne Boulevard to the point of beginning. The full 
legal description of the PortMiami boundaries is on file with the Department and 
with PortMiami's administrative office. 

(f) Those portions of the City of Miami Urban Core, as defined in Section 33-84, that 
are east of I-95. 

(g) Fisher Island. 
(h) Properties within the North Corridor, other than County-owned properties, outside 

of the Miami Gardens RTZ Boundaries shown on Exhibit 26. 
 

(2) Applicability to municipalities. 
 
(a) For lands within the SMART Corridor Subzone, municipalities shall only be 

subject to the requirements set forth in this subsection (2). 
 

(i) Except as provided in this section and Section 33C-5, and 
notwithstanding Section 33C-2 regarding County jurisdiction, for properties 
within the SMART Corridor Subzone that are located within a municipality, the 
applicable municipality shall continue to exercise jurisdiction over regulatory 
decisions, as that term is defined in subsection 33C-2(C)(1), water and sewer 
installations, street maintenance, and utility regulation, to the extent it 
otherwise exercises jurisdiction over those functions. 

(ii) Municipalities shall retain jurisdiction over signage within their respective 
boundaries, subject to the minimum standards set forth in Article VI of Chapter 
33. 

 
(b) Each municipality shall, by ordinance, adopt its own zoning districts, its own 

enumeration of permitted uses and uses allowable after public hearing, and its 
own development standards satisfying the minimum floor-area ratio requirements 
of this section. Such ordinance may include, without limitation: protection of 
existing single-family neighborhoods from encroachment by incompatible 
development; exclusion of existing single-family or two-family neighborhoods 
from the Rapid Transit Zone; protection of individual properties and districts 
designated as historic, subject to the minimum standards set forth in Chapter 

https://library.municode.com/fl/miami_-_dade_county/codes/code_of_ordinances?nodeId=PTIIICOOR_CH33CRATRSYEVZO_S33C-2RATRZODEDELAINCOJUMUSEOCLITAMUIMFE
https://library.municode.com/fl/miami_-_dade_county/codes/code_of_ordinances?nodeId=PTIIICOOR_CH33ZO
https://library.municode.com/fl/miami_-_dade_county/codes/code_of_ordinances?nodeId=PTIIICOOR_CH33ZO_ARTVISI_DIV1TIAPPUDE_S33-84DE
https://library.municode.com/fl/miami_-_dade_county/codes/code_of_ordinances?nodeId=PTIIICOOR_CH33CRATRSYEVZO_S33C-2RATRZODEDELAINCOJUMUSEOCLITAMUIMFE
https://library.municode.com/fl/miami_-_dade_county/codes/code_of_ordinances?nodeId=PTIIICOOR_CH33CRATRSYEVZO_S33C-2RATRZODEDELAINCOJUMUSEOCLITAMUIMFE
https://library.municode.com/fl/miami_-_dade_county/codes/code_of_ordinances?nodeId=PTIIICOOR_CH33ZO
https://library.municode.com/fl/miami_-_dade_county/codes/code_of_ordinances?nodeId=PTIIICOOR_CH33ZO
https://library.municode.com/fl/miami_-_dade_county/codes/code_of_ordinances?nodeId=PTIIICOOR_CH16AHIPR
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16A; and requirements that buildings meet LEED or other green building 
standards that promote ecological and resource-efficient construction or 
operations. 

(c) Each municipality shall, by ordinance, adopt its own procedures for review and 
approval of zoning applications, including district boundary changes, special 
exceptions, unusual uses, and variances, or their municipal equivalents. 

(d) Minimum floor-area ratio requirement. Notwithstanding any provision to the 
contrary, municipal zoning districts and development standards for all new 
development and redevelopment within urban centers and rapid transit activity 
corridors, as defined below and as applicable, shall provide at least the minimum 
floor area ratio specified within the applicable floor area ranges provided in 
subsection (C), except where such minimums would result in: 

 
(i) Incompatible development encroaching into, or being established adjacent to 

or abutting, existing single-family or two-family neighborhoods; or 
(ii) Existing single-family or two-family neighborhoods being required to redevelop; 

or 
(iii) Development that is contrary to the requirements of a municipal historic 

preservation ordinance or Chapter 16A, as applicable, for a property or district 
that has been designated as historic pursuant to such historic preservation 
regulation. 

 
(e) Time to comply. 

(i) For the North Corridor, as shown on Exhibits 26 and 32, the affected 
municipalities shall have until July 31, 2023, within which to adopt standards 
and procedures pursuant to this section or demonstrate that their existing 
standards or procedures comply with the minimum standards of this section. 

(ii) All other municipalities that exercise jurisdiction over real properties that are 
located wholly or partially within one-half mile of each of the SMART Plan 
Corridors identified on Exhibit 32, or within one mile of the East-West Corridor 
identified on Exhibit 32, shall have until July 31, 2024, within which to adopt 
standards and procedures as required by this section or demonstrate that their 
existing standards or procedures comply with the minimum standards of this 
section. 

(iii) Each municipality shall submit its adopted development standards and 
procedures for properties within the Rapid Transit Zone to the County Mayor 
or County Mayor's designee within 30 days of adoption. 

(f) Adoption of municipal SMART Plan Corridor zoning maps. The Board may, by 
resolution, designate for inclusion within the Rapid Transit Zone, as set forth 
in subsection 33C-2(B), a municipal map of lands that will be subject to the 
minimum floor-area ratio requirements of this section, which map has been 
adopted by municipal ordinance. 

 
(B) Additional permitted uses. The following categories of additional uses shall be permitted 

in the SMART Corridor Subzone, either alone or in horizontal or vertical mixed-use 
developments, as defined in Section 33-1. Except where otherwise specified herein, uses 
shall be as defined in Section 33-284.83(B). 

 
(1) Accommodation uses. 
(2) General retail/personal service establishments. 
(3) Professional business offices. 
(4) Residential uses. 

(a) Residential uses include group residential homes subject to requirements for the MC 
category and rooming houses subject to subsection 33-208(6). 

(b) All developments with more than 4 residential units shall provide a minimum of 12.5 
percent of their units as workforce housing units on the site of the proposed 
development. 

https://library.municode.com/fl/miami_-_dade_county/codes/code_of_ordinances?nodeId=PTIIICOOR_CH16AHIPR
https://library.municode.com/fl/miami_-_dade_county/codes/code_of_ordinances?nodeId=PTIIICOOR_CH16AHIPR
https://library.municode.com/fl/miami_-_dade_county/codes/code_of_ordinances?nodeId=PTIIICOOR_CH33CRATRSYEVZO_S33C-2RATRZODEDELAINCOJUMUSEOCLITAMUIMFE
https://library.municode.com/fl/miami_-_dade_county/codes/code_of_ordinances?nodeId=PTIIICOOR_CH33ZO_ARTIINGE_S33-1DE
https://library.municode.com/fl/miami_-_dade_county/codes/code_of_ordinances?nodeId=PTIIICOOR_CH33ZO_ARTXXXIII_K_STURCEDIRE_S33-284.83US
https://library.municode.com/fl/miami_-_dade_county/codes/code_of_ordinances?nodeId=PTIIICOOR_CH33ZO_ARTXVIIIHIDEAPHODI_S33-208USPE
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(c) Workforce housing units above the minimum requirements of this section shall be 
entitled to such bonuses as are provided in the CDMP for "Density Bonus Programs 
for Affordable/Workforce Housing." 

 
(5) Entertainment uses, except adult entertainment. 
(6) Food/beverage establishments. 
(7) Rental car facilities. 
(8) Commercial parking garages and surface parking lots. 
(9) Institutional or governmental uses, including civic uses, colleges, universities, trade 

schools, child-care facilities, religious facilities, and schools (K-12). 
(10) Health care services, except hospitals. 
(11) Public and private parks and open spaces. 
(12) Industrial uses as permitted in Section 33-259, subject to the following requirements: 
 

(a) Prior to being added to the RTZ District, the property on which an industrial use is 
proposed was designated on the land use plan or zoned for industrial uses; and 

(b) The proposed industrial use is mixed with one or more other allowed uses, either in 
vertical or horizontal mixed-use developments. 

 
(13) Other similar uses, as determined by the Director. 

 
(C) Density, intensity, and building height. The County's CDMP provides different policies for 

development density and intensity for different areas within the SMART Corridor 
Subzone. Properties that are within the radius of a CDMP-designated urban center shall 
be governed by the CDMP policies for urban centers. Properties that are located outside 
of a CDMP-designated urban center shall be governed by the CDMP's policies for mixed-
use development. Figure 1 graphically depicts the relationship between these areas. In 
accordance with those policies, the maximum density as measured by dwelling units per 
acre, maximum and minimum intensity as measured by floor-area ratio (FAR), and 
maximum building height shall be as set forth in the CDMP provisions. 

 
Section  
33C-8.-  
Rapid transit 
zone district 
regulations for 
non-Metrorail 
development 
around certain 
stations within 
the City of 
Miami.   

(A) Purpose and intent. The purpose of these development standards is to provide guidelines 
governing the use, site design, building mass, parking, and circulation for all non-Metrorail 
Station development in the Rapid Transit Zone within the City of Miami around the 
Allapattah, Civic Center, Culmer, Vizcaya, Coconut Grove, and Douglas Road Metrorail 
Stations, with the intent of fulfilling the goals, objectives and policies of the County's 
Comprehensive Development Master Plan urban center text. 

 
(C) Development Parameters. The following parameters shall apply to Rapid Transit Zone 

Station development provided such uses are compatible with transit uses and operations 
as determined by DTPW: 

 
(3) Floor Area Ratio (F.A.R.). The floor area ratio for Rapid Transit Zone station development 

shall be as follows: 
(a) Community Urban Centers (Civic Center Station; Coconut Grove Station; Culmer 

Station; the undeveloped portion of Douglas Road Station) shall have a minimum 
F.A.R. of 1.5. 

 
(4) Density. The maximum densities for Rapid Transit Zone station development shall be as 

follows: 
 

(a) Metropolitan Urban Centers: 250 units per net acre. 
(b) Community Urban Centers: 125 units per net acre. 
A 25% density bonus above the listed maximum urban center densities is permitted for 
residential rapid transit developments being designed for and having registered for 
certification for a Gold certification rating from LEED (Leadership in Energy and 
Environmental Design) or a similar organization accredited by the U.S. Green Building 
Council (USGBC). Residential developments being designed and having registered for 
certification for a Silver Certification rating from LEED or a similar organization 

https://library.municode.com/fl/miami_-_dade_county/codes/code_of_ordinances?nodeId=PTIIICOOR_CH33ZO_ARTXXIXINLIMADI_S33-259USPE
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accredited by the U.S. Green Building Council (USGBC) are permitted a density bonus 
of 12.5% above the listed maximum urban center densities. 

 
(5) Building Heights. The maximum building heights for all Rapid Transit Zone station 

development shall be as follows: 
 

(a) Metropolitan Urban Centers: 25 stories (maximum — 7 stories pedestal, 13 stories 
tower, 5 stories penthouse) 

(b) Community Urban Centers: 15 stories (maximum — 5 stories pedestal, 8 stories 
tower, 2 stories penthouse) 

(c) The maximum building height for the Coconut Grove station shall be 250 feet provided 
the development is designed and has registered for certification for a Silver 
Certification rating from LEED or a similar organization accredited by the U.S. Green 
Building Council (USGBC). 

 
All rapid transit development having been designed and having registered for a certification 
rating from LEED or a similar organization accredited by the USGBC is permitted an increase 
in the number of allowable stories as follows: 
 

(a) Metropolitan Urban Centers: a total of 30 stories (maximum — 8 stories pedestal, 16 
stories tower, 6 stories penthouse) with Silver Certification; 40 stories (maximum — 
11 stories pedestal, 22 stories tower, 7 stories penthouse) with Gold Certification 

(b) Community Urban Centers: a total of 20 stories (maximum — 6 stories pedestal, 11 
stories tower, 3 stories penthouse) with Silver Certification; 25 stories (maximum — 7 
stories pedestal, 13 stories tower, 5 stories penthouse) with Gold Certification. 

 
Each story shall have a maximum height of 16 feet, as measured from floor to floor, except 
that a single story may have a maximum height of 30 feet, provided no mezzanine area 
exceeds 10% of the floor area of that story. Any height above 16 feet shall count as an 
additional story. 
 

Section  
33-311(A)(3) 
Special 
Exception, 
Unusual  
and New Uses.   

Special exceptions (for all applications other than public charter schools), unusual and new 
uses. Hear application for and grant or deny special exceptions, except applications for 
public charter schools; that is, those exceptions permitted by the regulations only upon 
approval after public hearing, new uses and unusual uses which by the regulations are only 
permitted upon approval after public hearing; provided the applied for exception or use, 
including exception for site or plot plan approval, in the opinion of the Community Zoning 
Appeals Board, would not have an unfavorable effect on the economy of Miami-Dade 
County, Florida, would not generate or result in excessive noise or traffic, cause undue or 
excessive burden on public facilities, including water, sewer, solid waste disposal, recreation, 
transportation, streets, roads, highways or other such facilities which have been constructed 
or which are planned and budgeted for construction, are accessible by private or public 
roads, streets or highways, tend to create a fire or other equally or greater dangerous 
hazards, or provoke excessive overcrowding or concentration of people or population, when 
considering the necessity for and reasonableness of such applied for exception or use in 
relation to the present and future development of the area concerned and the compatibility 
of the applied for exception or use with such area and its development. 
 

Section  
33-311(A)(4)(b) 
Non-Use 
Variances  
From Other  
Than  
Airport 
Regulations 

Upon appeal or direct application in specific cases, the Board shall hear and grant 
applications for non-use variances from the terms of the zoning and subdivision regulations 
and may grant a non-use variance upon a showing by the applicant that the non-use variance 
maintains the basic intent and purpose of the zoning, subdivision and other land use 
regulations, which is to protect the general welfare of the public, particularly as it affects the 
stability and appearance of the community and provided that the non-use variance will be 
otherwise compatible with the surrounding land uses and would not be detrimental to the 
community.  No showing of unnecessary hardship to the land is required. 
 

 



























 
 
 
Date:  June 2, 2025 
 
To:  Eric Silva, AICP 

Assistant Director, Zoning Division 
Department of Regulatory and Economic Resources (RER) 
 

From:  Francisco Arbelaez, AICP, LEED Green Associate 
Principal Planner – Transportation Planning and Policy Division 
Department of Transportation and Public Works (DTPW) 
 

Subject: Review of DTPW Project No. Z2024000272 
UBC Miami, LLC 
DTPW Project No. OSP173 

____________________________________________________________________________ 
 
Miami-Dade County Department of Transportation and Public Works (DTPW) 
Transportation Planning and Policy Division and Traffic Engineering Division have 
reviewed the above referenced application and have no objections to this application, 
subject to the following conditions and recommendations: 
 
PROJECT LOCATION:  
 
The property is located at 1136 NW 8th Avenue, Miami, FL, 33136, Miami, Florida, Miami-Dade 
County, Florida. 

 
CONDITIONS/RECOMMENDATIONS:  
 

I. Infrastructure Planning Division: 
 

A. Conditions 
 

1. The Applicant shall ensure that the sidewalk along NW 8th Avenue and NW 
11th Street Rd. be maintained in good, operable condition and accessible 
throughout the duration of construction at the development site as to not 
impede public access to the existing bus stop.  

2. The applicant shall provide pedestrian circulation plans and a traffic study 
that, includes:  

a. The applicant shall provide a well-lit, enhanced crosswalk across 
NW 11th Street Rd. to clearly delineate where pedestrians should be 
and connect to the Culmer Metrorail station, subject to the review of 
TED.  

b. It is also recommended that the applicant table this part of the street 
so that it is a more pleasant pedestrian experience for the 
neighborhood. This will promote walkability to the bus stops and train 
stations mentioned in the Project Description section of this Memo.  

c. Applicant is recommended to reach out to DTPW to discuss the 
possibility of making the connection from the proposed building to 
the existing Metrorail station a more pedestrian friendly experience.  
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3. Due to the proposed density of the project, the applicant shall provide 
dedicated spaces for the addition of bicycle and micro-mobility device 
parking near the entrances to the residential building.  

a. Wave-style bicycle racks are discouraged. DTPW recommends the 
use of inverted-u style bicycle racks. 

4. The applicant shall coordinate with the Design and Engineering section of 
DTPW to ensure wayfinding to all existing transit options are provided.  

 
II. Traffic Engineering Division 

 
A. Conditions 

 
1. This development is approved for the construction of a 20-story building 

consisting of 142 multi-family residential units, including 18 Workforce 
Housing Units. Access to the on-site parking garage ramp is provided via 
two connected, two-way driveways along NW 11th Street Road, which also 
serve the loading area. The project is located directly across from the 
Culmer Metrorail Station and does not include any gates or valet services. 
In the case that the land use information is modified, a new site plan/traffic 
study must be submitted for review. 

2. Installation of a midblock pedestrian crosswalk along NW 11th Street Road 
to provide a clear and safe connection between the development, the 
Culmer Metrorail Station, and the Mpath. The design shall include advanced 
warning signs with supplemental panels ahead of the crossing, along with 
adequate lighting levels. Crosswalk illumination must comply with the 
requirements outlined in FDM Sections 222 and 223. 

3. Delivery and loading vehicles shall be able to maneuver into and out of the 
on-site loading area without causing conflicts or obstructing traffic on NW 
11th Street. 

4. According to the latest FDOT FDM manual Section 212.11.6, trees may not 
be placed within the hatched-out areas of the sight triangles, as illustrated 
in the figure below. 

 

 
If you have any questions concerning the conditons, or wish to discuss this matter further, 
please contact Anamersy Arce at anamersy.arce@miamidade.gov.  
 

mailto:anamersy.arce@miamidade.gov


Review of DTPW Project No. Z2024000272 
UBC Miami, LLC 
DTPW Project No. OSP173 
Page 3 
 

 

If you have any questions concerning the overall review conditions, or wish to 
discuss this matter further, please contact Francisco Arbelaez at (786) 469-5310. 
 
c: Lisa Colmenares, AICP, Chief Planning Officer, DTPW 
   Paola Baez, Chief, Transportation Planning and Policy, DTPW 
    Eric Zahn, Transit Planning Section Supervisor, Service Planning and Scheduling, DTPW 
    Linda Morris, AICP, Chief, Service Planning and Scheduling, DTPW 
    Leandro Oña, Chief, Highway Division, DTPW 
 Yamilet Senespleda, Manager, Traffic Engineering Division, DTPW 
 Anamersy Arce, Traffic Engineer, Traffic Engineering Division, DTPW 
 Amina Newsome, Senior Division Chief, Zoning, RER 























































































































Miami-Dade County Department of Regulatory and Economic Resources 
Staff Report to the Board of County Commissioners 

 
PH: Z25-033                                                                                                   __October 23, 2025 
                                                                                                                                    Item No. 8C3 
 

Recommendation Summary  
Commission District 4 
Applicant Garden Place Development, LLC. 
Summary of Request The applicant is requesting to delete a previously recorded 

covenant on the property. The deletion of the aforementioned 
covenant would allow the subject property to be developed with 
more number of units and with greater building height as allowed 
under the Land Use and Density Regulating Plans of the Ojus 
Urban Area District, than currently permitted. 

Location Lying north of NE 187 Street and approximately 166’ west of NE 
25 Avenue, Miami-Dade County, Florida. 

Property Size ±0.43 Acres  
Existing Zoning Ojus Urban Area District (OUAD), RM, Center  
Existing Land Use Vacant  
2030-2040 CDMP Land 
Use Designation  

Metropolitan Urban Center 

Comprehensive Plan 
Consistency 

Consistent with interpretative text, goals, objectives and policies 
of the CDMP. 

Applicable Zoning Code 
Section 

Section 33-311(A)(7) General Modification Standards, 
(See attached Zoning recommendation Addendum)  

Recommendation Deferral, in order to allow staff to correct the advertisement 
and readvertise. 

 
BOARD OF COUNTY COMMISSIONERS’ JURISDICTION:  
 
This Board has jurisdiction over this application pursuant to Section 33-314(C)(13) which states 
“Applications to modify or delete declarations of restrictive covenants encumbering property 
wholly located within any Urban Center or Urban Area zoning district, as defined in this Code, 
where and to the extent that modification or elimination of the declaration of restrictive covenant 
or part thereof is necessary to allow development conforming in all respects to the applicable 
Urban Center or Urban Area District regulations.” 
 
REQUEST: 
 
DELETION of a Declaration of Restrictions recorded in Official Records Book 31237, Page 
2459-2463. 
 
RECOMMENDATION:  
 
Deferral, in order to allow staff to correct the advertisement and readvertise. 
 
 
 
 



Garden Place Development, LLC. 
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10/9/2025 

ES:JB:SS:EA 
 
 
 
____________________________ 
Eric Silva, AICP, Assistant Director 
Development Services Division 
Miami-Dade County Department of  
Regulatory and Economic Resources 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 


	8C1-Z2024000188.pdf
	Z24-188 BCC Oct 23.pdf
	Parking. Shared parking is encouraged. Reductions from standard parking requirements shall be authorized where there is a complementary mix of uses on proximate development sites, and near transit stations. Parking areas should occur predominately in mid-block, block rear and on-street locations, and not between the street and main building entrances. Parking structures should incorporate other uses at street level such as shops, galleries, offices and public uses. 
	Buildings. Buildings and their landscapes shall be built to the sidewalk edge in a manner that frames the adjacent street to create a public space in the street corridor that is comfortable and interesting, as well as safe for pedestrians. Architectural elements at street level shall have a human scale, abundant windows and doors, and design variations at short intervals to create interest for the passing pedestrian. Continuous blank walls at street level are prohibited. In areas of significant pedestrian activity, weather protection should be provided by awnings, canopies, arcades and colonnades.
	Density and Intensity. The range of average floor area ratios (FARs) and the maximum allowed residential densities of development within the Regional, Metropolitan and Community Urban Centers are shown in the table below.
	Max. Densities /Gross Acre



	8C2 - Z2024000272.pdf
	Z24-272 BCC Oct 23_.pdf
	Parking. Shared parking is encouraged. Reductions from standard parking requirements shall be authorized where there is a complementary mix of uses on proximate development sites, and near transit stations. Parking areas should occur predominately in mid-block, block rear and on-street locations, and not between the street and main building entrances. Parking structures should incorporate other uses at street level such as shops, galleries, offices and public uses. 
	Buildings. Buildings and their landscapes shall be built to the sidewalk edge in a manner that frames the adjacent street to create a public space in the street corridor that is comfortable and interesting, as well as safe for pedestrians. Architectural elements at street level shall have a human scale, abundant windows and doors, and design variations at short intervals to create interest for the passing pedestrian. Continuous blank walls at street level are prohibited. In areas of significant pedestrian activity, weather protection should be provided by awnings, canopies, arcades and colonnades.
	Density and Intensity. The range of average floor area ratios (FARs) and the maximum allowed residential densities of development within the Regional, Metropolitan and Community Urban Centers are shown in the table below.
	Max. Densities /Gross Acre






