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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:                    December 18, 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: Z2023000094 

Applicant 18440 Ojus LLC 

District 04 

Summary of 
Requests 

The applicant is requesting an amendment to the Ojus Urban Area District (OUAD) Land 
Use Regulating Plan to allow the subject property to be redesignated to a Land Use of 
Residential Modified (RM) within the Center Sub-district. These amendments would 
allow the properties to be developed with a multifamily residential project at a maximum 
density of 90 dwelling units per acre and up to 12 stories in height. 

Location 
Generally located north of NE 184 Terrace between NE 24 Avenue and NE 24 Court, 
and 18451 NE 24 Avenue, 18440 NE 24 Court, 2427 & 2429 NE 184 Terrace, Miami-
Dade County, Florida 

 

 

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

PH: Z2023000233 

Applicant RRPVII BBI BISCAYNE, LLLP 

District 03 

Summary of 
Requests 

The application seeks to rezone the subject property from RU-3B (residential 
bungalows), RU-2 (duplex) and BU-2 (business district) to BU-2 (business district) in 
order to develop the property with a mixed-use project consisting of up to 430 multi-
family residential units and 55,000 square feet of commercial space. Additionally, the 
application seeks to permit a proposed liquor package store to be spaced less than 
required by code, permit the residential and commercial buildings to occupy less of the 
required building frontage zone and permit certain parking spaces with no wheel stops. 

Location 
11320, 11340 & 11380 Biscayne Boulevard, Miami-Dade County, Florida, Miami-Dade 
County, Florida. 
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DEFERRED ITEM 8A3  
(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 

 

DEFERRED ITEM 8A4  
(The public hearing was held. The public hearing is subject to the rules of procedure.) 

PH: Z2025000020 

Applicant Citinet Aventura LLC and Redlands Grove LLC 

District 08 

Summary of 
Requests 

The applicant seeks to permit a rezoning of the subject property from AU (Agricultural, 
minimum 5-gross acre lots) and EU-M (minimum 15,000 sq. ft. lots) to PAD (Planned 
Area Development) in order to develop the parcel with 138 residential units. Additionally, 
the application seeks to allow single-family residential lots to have no frontage on public 
streets and to permit access to such lots by way of private drives, have less private 
open space for the detached units, to allow some of the units to have no on-street 
parking spaces, and to allow less common open space than required by code.    

Location 
Located between SW 220 Street and SW 226 Street and between SW 132 Court and 
SW 133 Court, Miami Dade County, FL 

 

DEFERRED ITEM 8A5  
(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 would allow the property to be developed as multi-family apartments with a 
maximum density of up to 45 units per acre, and at a maximum height of 6 stories under 
the Land Use and Density Regulating Plans of the Ojus Urban Area District. 

Location 
Lying north of NE 187 Street and approximately 166’ west of NE 25 Avenue, 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: Z2025000066 

Applicant 3645 Investors, LLC 

District 02 

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 within the SMART 
Corridor, and assign to it the permitted uses and development regulations applicable 
under Section 33C-3.3 of the County Code for the “SMART Corridor Subzone of the 
Rapid Transit Zone (RTZ)”, in order to develop the property with a mixed-use 
development, with retail uses and multi-family residential, including workforce housing. 

Location 
Lying on the northeast corner of NW 36 Street and NW 37 Avenue, Miami-Dade County, 
Florida. 

 

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

PH: Z2025000074 

Applicant TLC South Dade, LLC 

District 09 

Summary of 
Requests 

The applicant seeks to amend the regulating plan for the Perrine Community Urban 
Center District (PECUCD) to redesignate the subject property as ID, Industrial District 
on the Center sub-districts. 

Location 16905 SW 100 Avenue, Miami-Dade County, Florida. 

 
 



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

 
PH: Z23-094                                                                                                  December 18, 2025 
                                                                                                                                 Item No. 8A1 
 

Recommendation Summary  
Commission District 4 
Applicant 18440 OJUS, LLC. 
Summary of Requests The applicant is requesting an amendment to the Ojus Urban 

Area District (OUAD) Land Use Regulating Plan to allow the 
subject property to be redesignated to a Land Use of Residential 
Modified (RM) within the Center Sub-district. These amendments 
would allow the subject property to be developed with a 
multifamily residential project at a maximum density of 90 
dwelling units per acre and up to 12 stories in height. 

Location Generally located north of NE 184 Terrace between NE 24 
Avenue and NE 24 Court, and 18451 NE 24 Avenue, 18440 NE 
24 Court, 2427 & 2429 NE 184 Terrace, Miami-Dade County, 
Florida. 

Property Size ±1.21-gross (±0.92-net) Acres 
Existing Zoning Ojus Urban Area District (OUAD), R, Edge  
Existing Land Use Duplex, multi-family and vacant 
2030-2040 CDMP Land 
Use Designation  

Low-Medium Density Residential (within a Metropolitan Urban 
Center) 

Comprehensive Plan 
Consistency 

Inconsistent with the policies for Density and Intensity for Urban 
Centers in the interpretative text of the CDMP and inconsistent 
with policy LU-7A of the CDMP. 

Applicable Zoning Code 
Section 

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

Recommendation Denial without prejudice 
 
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 item was deferred from the November 20, 2025, meeting of the Board of County 
Commissioners (BCC), in order to allow staff to correct the advertisement and readvertise. 
 
The public hearing on this item has not been held.  
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REQUESTS: 
 
(1) AMENDMENT to the OUAD Land Use Regulating Plan to redesignate the subject property 

from Residential (R) to Residential Modified (RM).  
 
(2) AMENDMENT to the OUAD Sub-district Regulating Plan to re-designate the subject 

property from Edge to Center. 
 
PROJECT HISTORY AND DESCRIPTION:  
 
The subject property consists of four (4) parcels totaling approximately ±1.21 gross acres (±0.92 
net acres). The site is generally located north of NE 184 Terrace, between NE 24 Avenue and 
NE 24 Court, and includes the addresses 18451 NE 24 Avenue, 18440 NE 24 Court, 2427 NE 
184 Terrace, and 2429 NE 184 Terrace, in Miami-Dade County, Florida. The property lies within 
the Ojus Urban Area District (OUAD). The surrounding area is characterized primarily by one-
story single-family homes, duplexes, and multi-family residences to the south, east, and west. 
To the north, fronting NE 186 Street, a major east-west corridor, is a four (4)-story office 
building. 

On June 6, 2006, the Board of County Commissioners (BCC) adopted Ordinance No. 06-86 
establishing the Ojus Urban Area District (OUAD) Regulations. The OUAD provides the 
regulatory framework for all development within the Ojus area of northeastern Miami-Dade 
County. The properties within the OUAD boundaries were rezoned to OUAD on March 8, 2007, 
pursuant to Resolution No. Z-3-07. The OUAD regulations have subsequently been amended in 
2007, 2014, 2015 and 2016. OUAD regulations, as well as most Urban Center Districts, are 
based on the Standard Urban Center (SUCO) Regulations, which provide the foundational 
regulatory framework. The permitted density and intensity have been amended from time to 
time, with the most recent amendment approved in 2019 pursuant to Ordinance No. 19-120, 
which increased allowable density and intensity within the area.  

The area within the boundaries of an urban center is divided into three Sub-districts: Core, 
Center and Edge. The highest density and intensity within an urban center shall be allocated to 
the Core Sub-districts, a mixed-use area adjacent to the transit station(s) or major transit 
stop(s). The densities and intensities shall then gradually decrease from the Core to the Center 
Sub-district where mixed uses are still permitted and then further decrease to the Edge Sub-
district, which is characterized by single uses, including low density residential. As previously 
mentioned, the subject property is located within the Edge Sub-district as designated on the 
Land Use Plan Map for the OUAD. The existing Edge Sub-district permits development at a 
maximum density of 18 dwelling units per acre and a maximum building height of two (2) 
stories. Furthermore, the proposed Center Sub-district designation would allow for an increased 
density of 90 dwelling units per acre and a building height of 12 stories. Staff also notes that 
additional density and intensity may be permitted through participation in the Workforce Housing 
Program, pursuant to Article XIIA of the Miami-Dade County Code. 

As part of the subject application, the applicant seeks to amend the Ojus Urban Area District 
(OUAD) Land Use Regulating Plan to re-designate the subject property from Residential (R) to 
Residential Modified (RM) and from Edge to Center Sub-district within the OUAD. The proposed 
amendments would allow the property to be developed with a multi-family development with a 
density of 90 units per acre and a height of 12 stories. Staff notes that no site plan was 
submitted with this application. Furthermore, if the applicant were to pursue development under 
the Workforce Housing Development Program pursuant to Article XIIA of the Miami-Dade 
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County Code, the property could be developed at an even greater density and intensity, 
including up to six (6) additional stories. The OUAD guidelines, derived from the Ojus Charrette 
Report adopted by the Board of County Commissioners in 2004, emphasize maintaining the 
area’s established character by regulating density and intensity. Given that the surrounding 
properties to the south, east, and west are designated Residential (R) and Edge Sub-district and 
are predominantly developed with one-story residential structures, staff concludes that the 
proposed amendment would introduce a level of intensity and scale that is inconsistent and 
incompatible with the existing and anticipated future neighborhood context. 

NEIGHBORHOOD CHARACTERISTICS 
                                           Zoning and Existing Use              Land Use Designation 

Subject Property OUAD-R; multi-family, 
duplexes and vacant 

Metropolitan Urban Center 

North OUAD-MC; office 
building 

Metropolitan Urban Center 

South OUAD-R; duplex Metropolitan Urban Center 
East  OUAD-R and MC; single-

family, multi-family and office 
building 

Metropolitan Urban Center 

West OUAD-R; single-family 
residences  

Metropolitan Urban Center 

 
NEIGHBORHOOD COMPATIBILITY: 
 
The subject property is located north of NE 184 Terrace, between NE 24 Avenue and NE 24 
Court, designated OUAD-R (Residential) and consists of four (4) parcels containing multi-family 
buildings, duplexes, and vacant land. All surrounding parcels are also within the OUAD. To the 
north, the property is developed with an office building. To the south, the area contains 
duplexes. To the east, the parcels include single-family homes, multi-family buildings, and an 
office building. To the west, the area is developed with single-family homes. 
 
SUMMARY OF THE IMPACTS: 
 
Approval of this application will allow the applicant to develop the parcel with more density and 
intensity than currently permitted. Staff acknowledges that the development will result in 
additional traffic on the surrounding roadways. Based on the accompanying department 
memoranda and information contained in memoranda from the Platting and Traffic Review 
Section of the Department of Regulatory and Economic Resources (RER), the proposed 
development will generate approximately 53 PM peak hour vehicle trips. Based on the 
memorandum from the Department of Regulatory and Economic Resources – Division of 
Environmental Resources Management (DERM), approval of the application will not reduce the 
Level of Service (LOS) standards for an initial development order.  
 
COMPREHENSIVE DEVELOPMENT MASTER PLAN ANALYSIS: 
 
The Comprehensive Development Master Plan (CDMP) Land Use Plan (LUP) map designates 
the subject property as lying within the Ojus Urban Area District (OUAD).  The Ojus Urban 
Area District implements the urban center policies and interpretative text of the County’s 
Comprehensive Development Master Plan (CDMP). The CDMP Land Use Element (LUE) states 
that diversified urban centers are encouraged to become hubs for future urban development 
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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. 

Below is a brief overview of the Metropolitan Urban Center Floor Area Ratio (FAR) and 
Maximum Density Requirement: 

 Average Floor Area Ratios 
(FAR) 

Max. Densities Dwellings 
per Gross Acre 

Metropolitan Urban 
Centers 

greater than 3.0 in the core 
not less than 0.75 in the edge 

250 

 
The Ojus Urban Area District implements the Urban Center and Mixed-Use Corridor policies 
and interpretative text of the CDMP. Staff opines that the request to amend the Ojus Urban Area 
District (OUAD) Land Use Regulating Plan to re-designate the subject property from Residential 
(R) to Residential Modified (RM) and from Edge to Center Sub-district within the OUAD, thereby 
allowing development of the subject parcel with 108 dwelling units and 12 stories in height, or a 
maximum of 136 dwelling units and up to 18 stories in height if developed pursuant to the 
Workforce Housing Development Program would be inconsistent with the mixed-use and 
urban center policies and interpretative text of the CDMP.  

In addition, as part of the CDMP, the criteria to evaluate new development and redevelopment 
in existing and planned transit corridors and urban centers is outlined in the CDMP Land Use 
Element, Policy LU-7A, which states; “[T]hrough its various planning, regulatory and 
development activities, Miami-Dade County shall encourage development of a wide variety of 
residential and no-residential land uses and activities in nodes around rapid transit stations to 
promote mobility, 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.” 
 
Additionally, the Interpretive Text for Density and Intensity of Urban Centers, at Page I-50 of the 
CDMP states: 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. Given the site’s location in a 



18440 OJUS, LLC. 
Z23-094 
P a g e  | 5 

 

12/1/2025 

stable residential area, approving an increase in height for this site, as would be the effect of 
this requested amendment, would be incompatible with this interpretive text. 

The applicant seeks to re-designate the parcel to RM, Residential Modified, to allow for future 
development on the site with more density and intensity than currently permitted. Staff opines 
that the maximum density and intensity permitted with the proposed amendment would be 
incompatible with the existing and future physical characteristics of development in the area, 
building massing and height. Based on the foregoing, and for the reasons that will be further 
expanded upon in the zoning analysis, staff opines that approval of the re-designation to RM, 
Center on the subject property would allow development on the site that would not be suitable 
for that area, and could create significant unfavorable impacts which could disrupt or degrade 
the safety and tranquility of the neighboring properties and would be incompatible with the 
surrounding parcels based on the compatibility criteria outlined in Policy LU-7A, and therefore 
would be inconsistent with Policy LU-7A of the CDMP.  
 
ZONING ANALYSIS: 
 
The applicant seeks to amend the Ojus Urban Area District (OUAD) Land Use Regulating Plan 
to re-designate the subject property from Residential (R) to Residential Modified (RM) and from 
Edge to Center Sub-district within the OUAD. Pursuant to the applicant’s letter of intent, the 
purpose of the requested re-designation of the subject property from R to RM is to allow the 
applicant to develop the site as a multi-family development and obtain the additional density and 
height. When evaluated under Section 33-284.89.3 of the Code, staff does not support this 
request and opines that the approval of this request would be incompatible with the 
surrounding area considering the present and future development of the area concerned. The 
OUAD guidelines are derived from the Ojus Miami-Dade Charrette, adopted by the Board of 
County Commissioners (BCC) in 2004, which summarized the recommendations developed 
through the 2003 community charrette and reflected the residents’ vision for the area. During 
the public hearings held in connection with the adoption of the OUAD regulations and rezoning, 
the community emphasized the need for consistency with the Comprehensive Development 
Master Plan (CDMP) and for design standards that promote public health, safety, welfare, and 
compatibility, particularly by reducing traffic congestion and preserving the residential character 
of established neighborhoods. Staff therefore concludes that the request to re-designate the 
property to RM, Center for the purpose of achieving additional density and height would be 
inconsistent with the community vision expressed in the Ojus Miami-Dade Charrette Report 
and adopted through the OUAD regulations. 
 
In addition, no site plan has been submitted as part of the proposed amendments. If the 
proposed amendments were approved, the property could be developed with an 18-story 
building and 136 units under the Workforce Housing Development Program. These represents a 
significant increase of 115 units compared to the current zoning district’s maximum of 21 
dwelling units (or 27 dwelling units when utilizing Workforce Housing density bonuses). 
Similarly, the maximum building height could increase from the current 2-story limit to 18 stories 
under the Workforce Housing Development Program, significantly altering the scale and 
massing of development. As a result, the absence of a specific development proposal and 
covenant raises concerns regarding potential intensity, massing, and compatibility with adjacent 
properties and the surrounding area.  
 
The subject parcel is adjacent to properties designated Residential (R), Edge Sub-district to the 
south, west, and east, which are limited to a maximum density of 18 dwelling units per acre and 
a maximum height of two (2) stories. These surrounding areas are developed with single-family 
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and other low-density residential uses, and there are currently no buildings constructed at the 
density and intensity that would be permitted if this application were approved. As such, any 
development exceeding these thresholds would be incompatible with the surrounding area and 
could represent an intrusion into adjacent parcels, which are either currently developed with 
one-story structures or could potentially be redeveloped with a maximum of two (2) stories. The 
applicant has argued that this application is similar in scale to the property to the north, which 
has a Land Use designation of Mixed-Use Corridor (MC), Center Sub-district. However, this 
comparison is not valid, as the northern property fronts NE 186 Street, a major corridor, and 
was specifically developed under OUAD standards with a four (4) story retail and office building. 
In contrast, the subject parcel is surrounded by low-density residential uses and located along 
minor roads; approval of the requested density and intensity would be inconsistent with the 
established and anticipated character of the area. Staff notes that prior to this public hearing, 
multiple meetings between the applicant and the Development Services Division were held to 
discuss the possibility of proffering a covenant to restrict the building height and maintain an 
appropriate transition to the surrounding neighborhood; however, no agreement was reached 
regarding such restriction. In addition, the applicant elected to proceed with the proposed 
amendments without submitting a conceptual or proposed development plan, which would have 
allowed staff to assess the potential impacts of the requested height and density on the future 
development of the site and surrounding area.  
 
 
 
 
 
 
 

 
 
 
 
 
 
 

(Space intentionally left blank) 
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Below is an image of the existing and proposed Land Use Regulating Plan Redesignation: 
 

Current Land Use Regulating Plan Redesignation: 

                                  
Proposed Land Use Regulating Plan Redesignation: 

                          
 
Staff notes that approval of the requests will not adversely impact the County’s adopted Level of 
Service (LOS) standards for non-transportation County services. The memoranda from The 
Department of Regulatory and Economic Resources – Division of Environmental Resources 
Management (DERM), the Platting and Traffic Review Section of the Department of Regulatory 
and Economic Resources (RER), the Water and Sewer Department and Miami-Dade Fire 
Rescue, indicate that the request will not generate or result in excessive noise, cause undue or 
excessive burden on public facilities, including water, sewer, solid waste disposal, recreation, or 
other such facilities which have been constructed or which are planned and budgeted for 
construction.  
 
For the reasons above, staff opines that approval of the proposed amendments would be an 
obvious departure from the aesthetic character of the immediate vicinity and would have a 
significant visual impact on the abutting properties. As such, staff opines that approval of these 
requests would not uphold the basic intent and purpose of the zoning, subdivision, and other 
land use regulations as they relate to the stability and orderly development of the area. 
Therefore, staff recommends denial without prejudice of requests #1 and #2 under 
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. 
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ACCESS, CIRCULATION AND PARKING:  N/A 
 
NEIGHBORHOOD SERVICES PROVIDER REVIEW:  See attached. 
 
OTHER: N/A 
 
RECOMMENDATION:  
 
Denial without prejudice. 
 
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 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



ZONING RECOMMENDATION ADDENDUM 
 

18440 OJUS, LLC. 
PH: Z23-094 

 
 

 
COMPREHENSIVE DEVELOPMENT MASTER PLAN (CDMP) OBJECTIVES, 

POLICIES AND INTERPRETATIVE TEXT 
 

Objective LU-7A 
(Pg. 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 promote mobility, 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. 

Land Use 
Element 
Urban Centers 
pg. I-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 

NEIGHBORHOOD SERVICES PROVIDER COMMENTS* 
Division of Environmental Resources Management (RER) No objection 
Platting and Traffic Review Section (RER) No objection 
Miami-Dade Fire Rescue (MDFR) No objection 
Water and Sewer Department (WASD) No objection* 
Building and Neighborhood Compliance (BNC) No objection 
Miami-Dade County Department of Transportation and 
Public Works (DTPW) Traffic Engineering Division 

No objection* 

Parks, Recreation and Open Spaces Department (PROS) No objection* 
School Board  No objection 
Housing & Community Development (HCD No objection 
*Subject to conditions in their memorandum. 
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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. Separately  
 
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 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 
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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. 
 
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) 
 

 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. 
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PERTINENT ZONING REQUIREMENTS/STANDARDS 
 

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 
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: Z23-233  December 18, 2025 

Item No. 8A2  
 

Recommendation Summary 
Commission District 3 
Applicant RRPVII BBI BISCAYNE LLLP 
Summary of 
Requests 

The application seeks to rezone the subject property from RU-3B 
(residential bungalows), RU-2 (duplex) and BU-2 (business district) to 
BU-2 (business district) in order to develop the property with a mixed-
use project consisting of up to 430 multi-family residential units and 
55,000 square feet of commercial space. Additionally, the application 
seeks to permit a proposed liquor package store to be spaced less 
than required by code, permit the residential and commercial buildings 
to occupy less of the required building frontage zone and permit 
certain parking spaces with no wheel stops. 

Location 11320, 11340 & 11380 Biscayne Boulevard, Miami-Dade County, 
Florida, Miami-Dade County, Florida. 

Property Size ± 7.76-gross (± 7.08-net) Acres 
Existing Zoning RU-2, Two-Family Residential District  

RU-3B, Bungalow Court District  
BU-2, Special Business District  

Existing Land Use Vacant Parcel  
2030-2040 CDMP 
Land Use  
Designation  

Business and Office (Subject to approval of the concurrent CDMP 
amendment Application No. CDMP20220008) * 
(see attached Zoning Recommendation Addendum) 

Comprehensive Plan 
Consistency 

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

Applicable  
Zoning Code 
Section(s)  

Section 33-311, District Boundary Change, 
Section 33-311(A)(3), Special Exception, Unusual use and New 
Uses, 
Section 33-311(A)(4)(b), Non-Use Variances From Other Than 
Airport Regulations 
(see attached Zoning Recommendation Addendum) 

Recommendation Approval of request #1, and approval with conditions of requests 
#2 through #4 (Subject to approval of the concurrent CDMP 
amendment Application No. CDMP20220008 and it becoming 
effective)* 

 
* This recommendation is contingent on approval of the CDMP amendment Application No. 
CDMP20220008 to amend the CDMP, which the Board of County Commissioners (the 
Board) will hear, pursuant to section 2-116.1 of the County Code, prior to and on the same 
day as the hearing on this concurrent zoning application. 
 
BOARD OF COUNTY COMMISSIONERS’ JURISDICTION:  
 
This Board has jurisdiction over this application pursuant to Section 2-116.1(5)(e), which provides 
that the zoning application shall, at the applicant's request, be processed concurrently with the 
CDMP amendment application, and the Board of County Commissioners may take action on the 
concurrent zoning application on the same day at which it takes final action on the CDMP 
amendment application. 
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PROCEDURAL HISTORY: 
 
This item was initially deferred from the February 22, 2024, meeting of the Board of County 
Commissioners (BCC) at the applicant’s request and was subsequently deferred additional times. 
Subsequently, this item was deferred from the November 20, 2025, meeting of the BCC again at 
a request by the applicant. 
 
The public hearing on this item has not been held. 
 
REQUESTS: 
 
(1) DISTRICT BOUNDARY CHANGE from RU-3B, Bungalow Court District, RU-2, Two-Family 

Residential District and BU-2, Special Business District to BU-2, Special Business District.  
 
(2) SPECIAL EXCEPTION to permit a liquor package store to be spaced less than the required 

1,500’ from another alcohol use.  
 
(3) NON-USE VARIANCE to permit an aggregated building frontage of 23.6% (60% aggregated 

building frontage required).  
 
(4) NON-USE VARIANCE to permit certain parking spaces with no wheel stops (wheel stops 

required). 
 
PROJECT DESCRIPTION:   
 
Staff notes that the applicant has concurrently filed a small-scale amendment application 
(CDMP20220008) to the Comprehensive Development Master Plan (CDMP) Adopted 2030 and 
2040 Land Use Plan (LUP) map. The CDMP application seeks to re-designate the ±7.76-gross 
(±7.08-net) acres subject parcel from “Business and Office and Medium Density Residential” to 
“Business and Office”. The CDMP amendment would be subject to the Board’s acceptance of a 
proffered Declaration of Restrictions (CDMP covenant) restricting the subject site to a mixed-use 
development program consisting of 55,000 sq. ft. of commercial uses and up to a maximum of 
430 multi-family units; and set aside a minimum of twenty-five (25) of the units for persons within 
the income range of 60% to 140% of the median family income for Miami-Dade County as 
published annually by the U.S. Department of Housing and Urban Development. 
 
The applicant seeks to permit a rezoning of the ±7.76-gross (±7.08-net) acres subject parcel from 
RU-3B, Bungalow Court District, RU-2, Two-Family Residential District and BU-2, Special 
Business District to BU-2, Special Business District in order to build a mixed-use development 
consisting of 55,000 sq. ft. of retail uses and 430 multi-family residential  units on the subject 
property (request #1). Additionally, the applicant seeks to allow a proposed liquor package store 
on the commercial development to be spaced less than required from another alcohol use, a 
reduction in the required building frontage and to permit certain parking spaces with no wheel 
stops (requests #2, #3 and #4). Staff notes that the previous staff recommendation included an 
additional request for a special exception to permit a mixed-use development. This request was 
withdrawn, as the proposed rezoning of the entire parcel to BU-2 permits residential development 
as part of a mixed-use project, provided the development is located along a SMART Plan Corridor 
and complies with the Comprehensive Development Master Plan (CDMP) and the standards of 
Article XLV, Mixed-Use Corridor District (MCD). As said development is located along a SMART 
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Plan Corridor and in accordance with the CDMP and the property is developed in accordance 
with Article XLV. 
 
In 2016, pursuant to Resolution No. R-523-16, the Board of County Commissioners (BCC) 
endorsed the SMART Plan, which called for the establishment of six (6) rapid transit corridors, 
among which was the Northeast Corridor. The limits of the Northeast Corridor are identified as 
being from Downtown Miami to the City of Aventura along the existing FEC rail corridor. 
Subsequently, pursuant to Ordinance No. 18-8, the BCC created the Miami-Dade County 
Transportation Infrastructure Improvement District (TIID), The TIID includes all properties located 
wholly, or within a ½ mile of the Northeast Corridor. In 2019, pursuant to Ordinance No. 19-7, the 
Comprehensive Development Master Plan (CDMP) was amended to allow vertical and horizontal 
mixed-use development along the Mixed-Use and Rapid Transit Activity Corridors, which includes 
the SMART Corridors. On February 19, 2020, the BCC adopted Ordinance No. 20-20 creating 
the mixed-use corridor district to implement the CDMP Mixed use development policies.   
 
The subject property is currently a vacant parcel, as indicated in the letter of intent, and was 
previously developed as a mobile home park containing 61 units, along with two (2) commercial 
outparcels. Accordingly, the applicant now seeks to rezone the subject property to BU-2, to permit 
the future development of the property as permitted by the CDMP SMART Plan Regulations. As 
part of this application, the applicant has submitted a bubble plan that serves as a master plan 
generally depicting the anticipated roadway network, a preliminary plan for the residential 
development, and a preliminary general development program for the subject parcel. The exhibits 
indicate the development of property with the proposed mixed-use development. Based on the 
submitted letter of intent, the applicant intends to develop the overall subject property in phases, 
with each phase comprising a portion of both the eastern parcel and the western parcel. Attached 
“Exhibit A” consists of the subject property’s general development plan depicting the location of 
the proposed uses. Additionally, the attached “Exhibit A” depicts a potential concept plan for the 
subject property and the specific development which would be further detailed through the 
Administrative Site Plan Review (ASPR) process. Staff notes that the proposed conceptual plan 
indicates that 12.5% of the units (53 units) will be set-aside for workforce housing households 
with incomes between 60 percent up to 140 percent of the Area Median Income (AMI).  
 

NEIGHBORHOOD CHARACTERISTICS 

                                    Zoning and Existing Use                 Land Use Designation 
Subject 
Property 

RU-2, RU-3B & BU-2; vacant parcel Business and Office (Subject to 
approval of the concurrent 
CDMP amendment) 

North RU-2 & RU-3B; vacant  Medium Density Residential (13 
to 25 DU/Ac) &  
Business and Office 

South RU-3M & BU-1A; vacant Medium Density Residential 
With One Density Increase (DI-
1) (26 to 60 DU/Ac) &  
Business and Office 

East  BU-2; business  Business and Office  

West MCD & RU-2; vacant and duplex 
residences 

Low Density Residential (2.5 to 
6 DU/Ac) &  
Medium Density Residential (13 
to 25 DU/Ac) 
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NEIGHBORHOOD COMPATIBILITY: 
 
The ± 7.76-gross (± 7.08-net) acres subject parcel is comprised of three parcels located at 11320, 
11340 and 11380 Biscayne Blvd which front along Biscayne Boulevard to the east and NW 14 
Avenue to the west. The property is within close proximity to the FEC Railway and lies within the 
½ mile buffer area of the Northeast Corridor of the SMART PLAN. The parcels to the north and 
south are vacant but have approved plans or plans under review for mixed-use development. To 
the west, there are parcels zoned RU-2, developed with duplexes, as well as a parcel zoned MCD, 
planned for a mixed-use project. Properties to the east are zoned BU-2 and are developed with 
commercial/business uses. 
 
SUMMARY OF THE IMPACTS: 
 
The approval of this application will allow the applicant to rezone the property to BU-2, Special 
Business District in order to develop the parcel with a mixed-use development which will provide 
additional retail and housing, including workforce housing, in this area of the County. The Platting 
and Traffic Review Section of the Department of Regulatory and Economic Resources (RER) 
state in their memorandum that the application lies within the urban infill area, where traffic 
concurrency does not apply, but that the application will generate an additional 143 PM peak hour 
vehicle trips. Staff notes that the application will add to the population in the area, impact water 
and sewer services, and may bring additional traffic and noise into the neighborhood.  
 
COMPREHENSIVE DEVELOPMENT MASTER PLAN ANALYSIS:  
 
As previously mentioned, this property is the subject of a small-scale CDMP amendment 
application (CDMP20220008) being processed concurrently with this zoning application, 
pursuant to Section 2-116.1(5)(d)(e) of the Code of Miami-Dade County. The concurrent CDMP 
application is slated to be heard by the Board of County Commissioners, prior to the zoning 
hearing application. The CDMP application seeks to re-designate the ±7.76-gross (±7.08-net) 
acres subject parcel from “Medium Density Residential” & “Business and Office” to “Business 
and Office”. The Business and Office category accommodates the full range of sales and service 
activities. Included are retail, wholesale, personal and professional services, commercial and 
professional offices, hotels, motels, hospitals, entertainment, cultural facilities, and residential 
uses. The applicant seeks to rezone the subject parcel to BU-2, Special Business District, in 
order to develop the site with a mixed-use development consisting of 55,000 sq. ft. of retail and 
a 430 units multi-family residential development.  
 
The CDMP Land Use Element interpretative text for Business and Office states that, 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. When the above conditions are met, 
residential development may be authorized to occur in the Business and Office category at a 
density up to one 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. Based on the foregoing, under the requested “Business and 
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Office” CDMP land use designation, residential development on the subject site may be allowed 
up to 125 dwelling units per net acre, as permitted on the adjoining “Business and Office” and 
“Medium Density Residential with One Density Increase (DI-1)” property to the south. This would 
allow the applicant to develop the 7.08-net acre subject site up to a maximum of 885 dwelling 
units. However, staff notes that the applicant has proffered a CDMP covenant as part of the 
CDMP amendment that limits the density to a maximum of 430 residential units and reserves a 
minimum of twenty-five (25) units for households with incomes between 60% and 140% of the 
Miami-Dade County median family income, as published annually by the U.S. Department of 
Housing and Urban Development. Based on the foregoing, staff opines that the density proposed 
under this application is consistent and, as demonstrated, well within the maximum numerical 
residential density allowed under the CDMP Density threshold, as well as within the maximum 
unit count approved under the concurrent CDMP application.  
 
A section of the CDMP Land Use Element interpretative text 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. Staff opines that the proposed development would 
be consistent with CDMP policies that require the County to give priority to redevelopment of 
substandard or underdeveloped environmentally suitable urban areas contiguous to existing 
urban development such as the application site, where urban services and facilities have the 
capacities to accommodate additional demand. As such, staff opines that the proposed 430-unit 
multi-family residential development would be consistent with the density and intensity allowed 
and would be compatible with the surrounding area based on the criteria set forth in the CDMP 
Land Use Element and Policy LU-4A. 
 
Therefore, subject to the Board’s approval of the CDMP amendment to allow the redesignation 
of the subject parcel to Business and Office on the CDMP LUP map, staff opines that the 
application would be consistent with the CDMP Land Use Element interpretative text and the 
maximum numerical density threshold permitted for the Business and Office use on the CDMP 
Land Use Plan (LUP) map. Staff further opines that approval of the application will not create any 
significant impacts which will disrupt or degrade the safety and tranquility of the neighboring 
properties and would be compatible with the surrounding area based on the Zoning Analysis 
below. 
 
ZONING ANALYSIS:  
 
The applicant seeks approval of a request for a district boundary change from RU-3B, Bungalow 
Court District, RU-2, Two-Family Residential District and BU-2, Special Business District to BU-
2, Special Business District (request #1). As previously mentioned, this ±7.76-gross (±7.08-net) 
acres site is also the subject of a concurrent CDMP amendment application where the applicant 
seeks to re-designate the subject parcel from “Medium Density Residential and Business and 
Office” to “Business and Office”. When the aforementioned request is analyzed under Section 33-
311, District Boundary Change, staff opines that approval of a rezoning on the subject parcel to 
BU-2 would be compatible with the existing uses surrounding the application site. Section 33-
311 of the Code states that the purpose of the Code is to provide a comprehensive plan and 
design to among other things, lessen congestion on the highways and promote convenience and 
general welfare, 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. Staff supports the 
district boundary change and opines that for the reasons explained in the Comprehensive 



RRPVII BBI BISCAYNE LLLP  
Z23-233 
P a g e  | 6 
 

 
12/1/2025 

Development Master Plan Analysis section, and contingent on the approval of the CDMP 
amendment to redesignate the parcel to Business and Office, the request for a zone change on 
the subject site to BU-2 would be consistent with the aforementioned CDMP designation of the 
parcel on the CDMP Land Use Plan map, and would be compatible with the natural transition of 
development trend in the surrounding area. 
 
Staff notes that the BU-2 zoning district permits residential development as part of a mixed-use 
project, provided the development is located along a SMART Plan Corridor and complies with 
the Comprehensive Development Master Plan (CDMP) as well as Article XLV, Mixed-Use 
Corridor District (MCD) standards. The subject property is located within the 1/2 mile buffer area 
of the Northeast SMART Plan Corridor, the aforementioned FEC rail corridor, one of the six rapid 
transit corridors identified as part of the Strategic Miami Area Rapid Transit (SMART) Plan. On 
January 24, 2019, the BCC adopted Ordinance No. 19-7 approving CDMP policies to establish 
transit supportive densities and intensities for mixed-use projects located along the SMART Plan 
Corridors. The SMART Plan Corridor provisions that were adopted are part of the land use 
element’s interpretive text for mixed use developments, and they provide that vertical mixed-use 
projects within a half mile of this corridor are eligible to be developed at certain intensities 
provided that the entire development fits within the building envelope established by the Floor 
Area Ratio (FAR) of up to 2.0 and a maximum density of 60 units per acre for properties located 
within the 1/4 mile buffer area and a FAR of 1.5 and a maximum density of 36 units per acre for 
properties located within the 1/2 mile buffer area. 
 
Similarly, when analyzing the request to permit a liquor package store to be spaced less than the 
required 1,500’ from another alcohol use (request #2), under Section 33-311(A)(3) Special 
Exceptions, Unusual Uses and New Uses, staff opines that the approval of the request with 
conditions would be compatible with the surrounding area. Staff notes that the Business and 
Office designation permits mixed-use uses provided that the scale and intensity of the mixed-use 
development is not out of character with that of adjacent or adjoining development, does not 
detrimentally impact the area, and provides a sensitive, well-designed transition to any adjacent 
or adjoining residentially developed or designated areas of different development intensity. The 
±7.76-gross acre (±7.08-net acre) subject property consists of a vacant parcel that was previously 
developed with a mobile home park, which occupied approximately 5.27 acres of the site, along 
with two (2) commercial outparcels. However, as stated in the applicant’s Letter of Intent, the 
aforementioned uses are no longer present on the property. Located to the north and south are 
vacant parcels with approved plans or plans under review for mixed-use development. To the 
west, there are parcels zoned RU-2, developed with duplexes, as well as a parcel zoned MCD, 
planned for a mixed-use project. Properties to the east are zoned BU-2 and are developed with 
commercial/business uses. Staff notes that the site is located within the buffer area of the SMART 
Corridor. Staff opines that the proposed development would further the County’s policies giving 
priority to redevelopment of infill urban areas by providing for a residential use within proximity to 
employment centers and neighborhood retail uses, thereby allowing residents to live closer to 
where they work and to conveniently access goods and services. Based on the foregoing 
analysis, staff opines that the proposed mixed-use development would be compatible with the 
increasing residential density and ongoing development in the general area. The applicant has 
provided a liquor spacing survey which indicates that there are no existing religious facilities nor 
public schools within the required 2,500’ spacing. The spacing survey indicates that there are four 
(4) existing alcoholic beverage uses spaced less than 1,500’ from the proposed package store. 
Staff notes that two (2) closest beverage uses are located at 827’ and 881’ respectively and across 
from Biscayne Blvd. The other two (2) facilities are restaurants located at 978’ and 1,278’ from 
the subject property. Staff opines that the requested spacing variance is compatible with the area 
as the existing alcohol uses indicted on the spacing survey are not package stores.  
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The submitted master plans depict the subject site being developed with a mixed-use 
development of 55,000 sq. ft. of retail/grocery store and a 430 multi-family residential 
development. The plans illustrate the proposed residential development located on the site, with 
the commercial component situated to the rear of the residential building. The proposed 
residential component of the site will be housed in an 8-story building located along the rear of 
the property fronting along NE 14 Avenue with the proposed commercial development fronting 
along Biscayne Boulevard. The proposed development will have its main access along Biscayne 
Boulevard with a secondary means of ingress/egress along NE 14 Avenue. A parking garage 
within the building is proposed to serve the residential building.  Staff notes that the submitted 
plans are a preliminary plan for the residential development, and a preliminary general 
development program for the subject parcel. Staff further notes that the proposed development 
complies with all the other zoning regulations regarding setbacks, heights of buildings, open 
space, lot coverage and landscaping. As designed, the proposed development, with the 
pedestrian and auto connectivity, buildings with heights and intensity that would be similar in scale 
to the surrounding area, as well as with its proposed landscaping, will produce a development 
that will be compatible with the neighborhood, is consistent with, and complements the overall 
development trend in the area. Staff further notes that the submitted is a general concept plan for 
the subject property and that the specific development for each phase of the project would be 
further detailed through the Administrative Site Plan Review (ASPR) process.  
  
Staff also 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 environment, the 
natural resources, or the economy of Miami-Dade County, and would not be incompatible with 
the area concerned. Staff notes that the Department of Transportation and Public Works (DTPW) 
also reviewed the requests and has no objection to the application, subject to conditions set forth 
under Section IV, as specified in their memorandum. The Platting and Traffic Review Section of 
the Department of Regulatory and Economic Resources (RER), in their memorandum, state that 
they have no objections to the requests subject to conditions in their memorandum, and that the 
application lies within the urban infill area, where traffic concurrency does not apply, but that the 
application will generate an additional 143 PM peak hour vehicle trips. Further, the Division of 
Environmental Resources Management (DERM) of the Department of Regulatory and Economic 
Resources, in their memorandum dated June 9, 2025, 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 
indicate that the application will have a negative impact on fire rescue services in the area. The 
memoranda submitted by the Department of Water and Sewer, and the Park, Recreation and 
Open Spaces (PROS) Department indicate no objections to the application as well. Based on the 
aforementioned department memoranda, staff opines that the request will not result in, among 
other things, excessive noise or cause undue or excessive burden on public facilities. As such, 
staff opines that approval of the application requests for a zone change and to build a 430-unit 
multi-family residential development on the subject property, would be compatible with the 
surrounding area in density and scale, will not detrimentally impact the area and provide a 
sensitive well-designed transition to the surrounding neighborhood. Therefore, staff 
recommends approval of request #1 for a district boundary change to BU-2, Special 
Business District, under Section 33-311, District Boundary Change Subject to approval of 
the concurrent CDMP amendment Application No. CDMP20220008 and it becoming 
effective, and approval with conditions of request #2, under Section 33-311(A)(3), Special 
Exceptions, Unusual Uses and New Uses. 
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In order to implement the proposed mixed-use development on the subject property, the applicant 
is requesting an ancillary non-use variance to permit a building frontage of 23.6% (60% required) 
(request #3) and to permit certain parking spaces on the rear of the proposed commercial building 
with no wheel stops (wheel stops required) (request #4). When these requests are analyzed under 
the Non-Use Variances From Other Than Airport Regulations, Section 33-311(A)(4)(b), staff 
supports the aforementioned requests and opines that the approval of these requests 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 aforementioned request to permit a building frontage of 
23.6% where 60% is required pursuant to Section 33-493(3)(c) of the County Code pertains to 
the proposed commercial building and opines that approval with conditions of the aforementioned 
variance would not result in an intensification of the visual impacts on the surrounding area. Staff 
notes that subject property has frontage on both Biscayne Boulevard and NE 14th Avenue and is 
an irregular quadrilateral in shape. The parcel is long and narrow, with the east property line 
oriented on a diagonal, which complicates the site design. Due to this irregular configuration and 
the prioritization of Biscayne Boulevard as the primary pedestrian and vehicular access point, it 
is not feasible to comply with the building placement and street frontage requirements along the 
east side of the property. The diagonal property line, combined with the parcel’s narrowness, 
precludes the placement of a building within the frontage zone. In lieu of this, the conceptual 
design plan incorporates a plaza along the Biscayne Boulevard frontage, which will activate the 
street, encourage pedestrian activity, and provide a common open space amenity for the property. 
Staff notes that all proposed development on the site will comply with all other code requirements 
and that the proposed development will provide all required buffers in the form of a continuous 
row of street trees and shrubs, and that such landscaping elements will mitigate any visual or 
aural impacts generated by the request. Additionally, the applicant is seeking to permit certain 
parking spaces with no wheel stops. Staff is supportive of this request as the proposed parking 
spaces would comply with the minimum standards in the code. As such, staff opines that approval 
of requests #3 & #4 allows for a well-designed mixed-use development that is compatible with the 
neighborhood, provides for sufficient parking to meet the demands of the proposed development, 
and would 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. Therefore, staff recommends approval with 
conditions of request #3 and #4 under Section 33-311(A)(4)(b), Non-Use Variance from 
Other than Airport Regulations. 
 
ACCESS, CIRCULATION AND PARKING: The submitted site plan depicts that the proposed 
development will have two (2) main ingress-egress point of direct vehicular and pedestrian access 
along Biscayne Boulevard, whereas a secondary ingress-egress point of access will be provided 
NE 14 Avenue. The plans indicate that a private pedestrian path connection shall be provided 
from the residential to the commercial development on the subject site. Parking and driveways 
are internal to the site, with the required parking for the commercial development provided as 
surface parking and the parking for the residential housed within a parking garage inside the 
building. The parking counts on the plan comply with the code minimums. 
 
NEIGHBORHOOD SERVICES PROVIDER REVIEW: See attached. 
 
RECOMMENDATION:   
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Approval of request #1 and approval with conditions of request #2 through #4. (Subject 
to approval of the concurrent CDMP amendment Application No. CDMP20220008 and it 
becoming effective) 
 
CONDITIONS FOR APPROVAL: For requests #2 through #4 only.  

 
1. That a site plan be submitted to and meet with the approval of the Director of the Department 

of Regulatory and Economic Resources or its successor Department upon the submittal of an 
application for a building permit and/or Certificate of Use; said plan must include among other 
things but not be limited to, location of structure or structures, exits and entrances, drainage, 
walls, fences, landscaping, etc. 

 
2. That the applicant shall install all the required landscaping along the property lines prior to 

obtaining a Certificate of Occupancy. 
 
3. 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. 

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

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

 
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 the attached memorandum.  

 
6. 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. 
 

7. That the applicant complies with all applicable conditions of the CDMP Covenant under 
Application No. CDMP20220008. 

 
8. 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. 

 
 
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* 
Department of Transportation and Public Works (DTPW) No objection* 
Fire Rescue Department No objection 
Water and Sewer Department (WASD) No objection* 
Parks, Recreation and Open Spaces Department No objection* 
Police Department  No objection 
Building and Neighborhood Compliance (BNC) No objection 
Department of Solid Waste Management No objection 
Miami-Dade County Office of Historic Preservation (OHP) No objection 
*Subject to conditions in their memorandum. 

Business and 
Office 
(Page I-42) 

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, light industrial, 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 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.  
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PERTINENT ZONING REQUIREMENTS/STANDARDS 
 

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 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. 

 
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, 

(*Subject to approval of the concurrent CDMP amendment Application No. 
CDMP20220008) 
 

Policy LU-4A 
(Page I-9) 

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. 
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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  
33-150(A) 
Location of 
establishments. 

(A)Distance from other establishments. Unless approved as a special exception (Section 33-
311(A)(3)), no premises shall be used for the sale of any alcoholic beverages, as defined 
herein, to be consumed on or off the premises where the structure or place of business 
intended for such use is located less than fifteen hundred (1,500) feet from a place of business 
having an existing, unabandoned, legally established (and not one (1) of the uses excepted 
from the spacing requirements hereinafter provided) alcoholic beverage use which permits 
consumption on or off the premises. The fifteen hundred (1,500) feet distance requirements 
shall be measured by following a straight line from the nearest portion of the structure of the 
place of business. 

Sec. 33-238. - 
Uses permitted 

No land, body of water, or structure shall be used or permitted to be used, and no structure 
shall be hereafter erected, constructed, moved, reconstructed, structurally altered, or 
maintained in any BU-1 District, which is designed, arranged, or intended to be used or 
occupied for any purpose, except for one or more of the following uses: 
(1)Residential uses may be permitted as: 
(a)A combination of permitted business uses and residential uses housed in the same 
building; the floor area of the residential use shall not exceed fifty (50) percent of the floor 
area of the building. 
(b)In connection with a mixed-use development, provided that: 
(i)Said development is located along a SMART Plan Corridor and in accordance with the 
CDMP; and 
(ii)The property is developed in accordance with Article XLV. 

Section  
33-493(3)(c) 
Minimum 
Building 
Frontage 
Required. 

(c) Minimum Building Frontage Required. 
(i) All buildings, except accessory buildings, shall have frontage along or within the 
building frontage zone. The frontage length of a single building or the aggregate 
frontage length of multiple buildings shall comply with the following, as further 
illustrated in the figures below: 

a. Lots with one frontage: 70 percent. 
b. Lots with two frontages: 60 percent. 
c. Lots with three or more frontages: 50 percent. 
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Section  
33-122(3)(a) 

(3) Anti-ram fixtures and parking bumpers. Anti-ram fixtures and parking bumpers shall be 
used to visually and physically separate vehicular and pedestrian areas, in accordance with 
the following: 

(a)Where a parking space heads into and abuts a walkway surrounding a 
commercial use, the paved 18-foot parking space length shall be provided a wheel 
stop or curb at 16 feet, or an anti-ram fixture at 18 feet, in order to prevent extension 
of the vehicle over any portion of the provided walkway width. 
(b)As provided in Section 33-310.4 for commercial uses, when head-in parking is 
located directly adjacent to a storefront, an anti-ram fixture shall be required. 

 
 

https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/10620/424057/33-493Fig4.png


         Building and Neighborhood Compliance  
 

ENFORCEMENT HISTORY  
 

 
RRPVII BBI BISCAYNE, LLLP 11320 BISCAYNE BLVD 

11340 BISCAYNE BLVD 
11380 BISCAYNE BLVD 
MIAMI-DADE COUNTY, FLORIDA. 

 
   

APPLICANT  ADDRESS  

 
Pending Z2023000233 

 
  

  DATE  HEARING NUMBER    
 
 
FOLIO: 30-2232-000-0120, 30-2232-000-0150, and 30-2232-000-0151 
 
REVIEW DATE OF CURRENT ENFORCEMENT HISTORY:  
October 28, 2025 
 
NEIGHBORHOOD REGULATIONS: 
Folio No.: 30-2232-000-0120 
Case No. 202504004478 was opened on 09/26/2025. Warning Notice W478002 was issued on 
09/26/2025 for “FAILURE TO REMOVE GRAFFITI FROM COMMERCIAL PROPERTY, TO WIT: 
GRAFFITI ON GREEN PRIVACY MESH AFFIXED TO CHAIN-LINK FENCE ALONG THE FRONT 
PROPERTY LINE.” Since compliance was not met, Civil Violation Notice T133172 was issued on 
10/06/2025 for “FAILURE TO REMOVE GRAFFITI FROM COMMERCIAL PROPERTY, TO WIT: 
GRAFFITI ON GREEN PRIVACY MESH AFFIXED TO CHAIN-LINK FENCE ALONG THE FRONT 
PROPERTY LINE.” Citation was paid on 10/14/2025. There are no outstanding fees. 
 
Folio No.: 30-2232-000-0151 
Case No. 202404005936 was opened on 12/20/2024. Warning Notice W454791 was issued on 
01/09/2025 for “NO STRUCTURE, LAND OR WATER, SHALL BE USED OR ANY EXISTING USE 
ENLARGED, OR ANY NEW USE MADE WITHOUT FIRST OBTAINING A CERTIFICATE OF USE 
(C.U.), TO WIT: OPERATING 'BISCAYNE BREEZE MOBILE HOME PARK, LLC' WITHOUT A 
VALID MIAMI-DADE COUNTY CERTIFICATE OF USE. CEASE AND DESIST; OR OBTAIN A 
CERTIFICATE OF USE. CONTACT ZONING PERMITS AT 786-315-2660.” A compliance inspection 
conducted on 01/13/2025 revealed that the violation was corrected. Case is closed. 
 
Folio No.: 30-2232-000-0150 



There are no open/closed cases in CMS. 
 
BUILDING SUPPORT REGULATIONS: 
Folio No.: 30-2232-000-0120 
Case No. 20230223328B was opened on 08/04/2023. A Notice of Violation was issued on 
08/04/2023 for “Failure to obtain required building permit(s) prior to commencing work on: electrical 
panel installations.” Case was closed due to change of ownership. New Case Number 
20250237958 was opened. 
 
Case No. 20250237958B was opened on 04/11/2025. A Notice of Violation was issued on 
04/11/2025 for “Failure to obtain required building permit(s) prior to commencing work on: FBC 105.1 
violation(s); Illegal electrical installation.” A compliance inspection conducted on  
08/27/2025 revealed that the violation was corrected. Case is closed. 
 
Case No. 20140165643B was opened on 03/10/2024. A Notice of Violation was issued on 
01/13/2015 for “Failure to obtain required building permit(s) prior to commencing work on: Illegal 
electrical installations.” Since compliance was not met, the following citations were issued on 
03/09/2028: P023910 “SECTION 105.1 OF THE FLORIDA BUILDING CODE: FAILURE OF 
OWNER-BUILDER OR CONTRACTOR TO OBTAIN A PERMIT PRIOR TO COMMENCING WORK 
ON ELECTRIC AND SERVICE INSTALLATION” and P023911 “SECTION 105.1 OF THE FLORIDA 
BUILDING CODE: FAILURE OF OWNER-BUILDER OR CONTRACTOR TO OBTAIN A PERMIT 
PRIOR TO COMMENCING WORK ON ELECTRIC AND SERVICE INSTALLATION.” A lien was 
recorded on 09/25/2019 under book 31615/page 3930, the lien was subsequently cancelled on 
12/29/2022 under book 33521/page 633. Case is closed. 
 
Folio No.: 30-2232-000-0151 
There are no open/closed cases in CMS. 
 
Folio No.: 30-2232-000-0150 
Case No. 20130157118X was opened on 01/04/2013. A Notice of Violation was issued on 
03/06/2023 for “Failure to maintain a building, structure, device or part thereof in a safe condition as 
evidenced by all work not being complete and/or not having obtained final inspection approval under 
Permit No. MECH CAT 0003 PERMIT 2001030243.” Since compliance was not met, Citation 
P012462 was issued on 06/27/2013 for “FAILURE TO MAINTAIN A BUILDING OR STRUCTURE IN 
A SAFE CONDITION OR FAILURE TO MAINTAIN DEVICES OR SAFEGUARDS IN GOOD 
WORKING ORDER FOR WORK UNDER PERMIT NUMBER 2001030243.” A lien was recorded on 
10/29/2014 under book 29369/page 2592. The lien was subsequently satisfied on 03/15/2023. 
Compliance was confirmed on 10/28/2025. This case is in review for closing. 
 
OUTSTANDING LIENS AND FINES: 
There are no outstanding liens or fines. 
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DATE: June 12, 2025 

TO:   Jerry Bell, AICP 
   Assistant Director – Planning Division  
   Department of Regulatory and Economic Resources (RER) 
 
FROM:  Francisco Arbelaez, AICP, LEED Green Associate 

Principal Planner – Infrastructure Planning Division 
 Department of Transportation and Public Works (DTPW) 

 
SUBJECT:  Review of Project No. Z2023000233 

RRPVII BBI Biscayne, LLLP 

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: 

PROJECT LOCATION 

The property is located at 11320, 11340 and 11380 Biscayne Blvd. Miami, FL 33181. The subject 

property is in Miami-Dade County, Florida, it is also located within the Urban Development 

Boundary and within the Miami-Dade County Urban Infill Area.  

CONDITIONS/RECOMMENDATIONS:  

I. Transportation Planning and Policy Division: 
 

A. Conditions 
 

1. The Applicant shall ensure that the sidewalks along Biscayne Blvd. and NE 
14th Avenue be maintained in good, operable condition and accessible 
throughout the duration of construction at the development site as to not 
impede public access to bus stops. 

2. The Applicant shall provide enhanced crosswalks or additional pavement 
markings if approved by Traffic Engineering Division (TED) when crossing 
NE 14th Ave and Biscayne Blvd. to clearly delineate where pedestrians 
should be. This will promote walkability to nearby bus stops and future 
commuter rail stations.  

a) The applicant shall coordinate additional improvements to NE 14th 
Avenue for enhanced pedestrian and bicycle pathways to future 
Northeast Corridor transit stop at NE 123rd Street. This will ensure 
a safe connected network to future commuter rail station. 

3. Due to the proposed density of the project, and the proximity to the 
Northeast Corridor, the applicant shall provide dedicated spaces for the 
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addition of bicycle and micro-mobility device parking near the entrances to 
the residential buildings and retail space.  

a. Wave style bicycle racks are discouraged. DTPW encourages the 
use of inverted-U style bike racks or other bike racks that allow for 
two or more points of connection. 

4. The applicant shall evaluate options to incorporate bicycle and pedestrian 
accessibility into the development site that will ensure a safe connection to 
the existing sidewalk network, existing and proposed Transit Stops.  

a. Adequate lighting throughout all pedestrian/bicycle 
connections/pathways shall be provided. 

5. The applicant shall coordinate with on the proposed solutions to provide 
adequate space for Transit on-demand services. Additionally, the Applicant 
should provide an ADA compliant Drop-off/Pickup Zone within the site that 
can accommodate passenger vans.  

6. The applicant shall coordinate with the Design and Engineering section of 
DTPW to ensure wayfinding to all transit options available is provided. 

 
Please contact Francisco Arbelaez, AICP at Francisco.Arbelaez@miamidade.gov 
if you have any questions on the conditions above. 
 

II. Traffic Engineering Division: 
 

Development of this site requires that the following outstanding comments are addressed 
at the time of administrative site plan review (ASPR): 

 
A. Traffic Study Review Conditions 

1. Based on the letter of intent, the subject development proposes 400 
dwelling units and 112,018 square feet of retail space. Preliminary review 
of the proposed uses reveals that a Traffic Impact Study Level III is 
required for the subject development. Follow the traffic engineering 
division’s standard methodology as guidance for the development of the 
study. The traffic study must include Biscayne Blvd Investments 
(Z2022000029) and Integra Investments LLC (Z2020000198) as 
committed developments. 

2. Study must evaluate the need and provide recommendations for 
dedicated left and right turn lanes at the proposed entrances. 

3. The development must include a schematic of a pedestrian trip 
generation based on its development and surrounding pedestrian 
generators (this must include transit facilities). Also, the study needs to 
evaluate the need to upgrade or install pedestrian infrastructure to 
improve safety and operations within the area of influence.  

4. A queuing analysis is required if the proposed entrance (parking lot, 
garage or any driveway) will be controlled by gates including in the design 
the location of the turnaround. 

 
B. Recommendations 
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1. Exit driveways must comply with clear sight visibility requirements for 
both pedestrians and vehicular traffic. Provide clear sight visibility 
triangles on the site and landscape plans to demonstrate compliance with 
these requirements.  

2. Parking spaces must not be located within 25’ of any stop sign or 25’ from 
the right of way at entrance driveways (throat distance). 

3. A minimum of a 6’ sidewalk must be kept within public right-of-way. 
4. Show the trash collection truck maneuvering wheel path around the site. 

Note that no backing in/out is allowed within public right-of-way.  
5. Driveways must be designed as per FDOT standard 515.  
6. Biscayne Boulevard (SR 5) is part of the State of Florida Highway system. 

Any improvements within the right of way of Biscayne Boulevard requires 
review and approval by the Florida Department of Transportation. Please 
note that driveway connections along Biscayne Boulevard must meet 
FDOT access management requirements. Contact the district office at 
305-470-5367 for driveway permits. All improvements/dedications must 
be approved by FDOT. 

7. A signed and sealed site plan printed to scale must be submitted for 
DTPW review.  Pavement widths, radii, existing and proposed driveway 
connections, proposed circulation paths, pavements markings, lanes 
widths, signing, etc. must be shown in the submitted site plan. A minimum 
of 5 feet must be provided from property line to driveway. 

 

Please contact Anamersy Arce at Anamersy.Arce@miamidade.gov if you have any 
questions on the conditions above. 
 
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 
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Miami-Dade County Department of Regulatory and Economic Resources 
Staff Report to the Board of County Commissioners 

 
PH: Z24-188  December 18, 2025 

Item No. 8A3 

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  

Office/Residential (within a 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.” 
 
PROCEDURAL HISTORY: 
 
This item was deferred from the October 23, 2025, meeting of the Board of County 
Commissioners (BCC). Item was deferred again at the November 20, 2025, meeting of the BCC. 

 
The public hearing for this item has not been held. 
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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. 

 
(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 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) is 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 
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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), 
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 
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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 
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 
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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.  
 

 
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). 
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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 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 
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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 
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 (2) Midblock 
Crosswalks across Brickell Bay Drive (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 one (1) additional midblock crosswalk warrant analysis (and 
installation if warranted) across Brickell Bay Drive north of SE 12th Street. 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 
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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). 
 
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 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. 
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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. 

 
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 
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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: November 4, 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- 4th 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 

__________________________________________________________________________________ 

Miami Dade County has performed an environmental review of 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. Based on the information provided, this zoning 

application is approved pursuant to section 24-43.1 of the Code related to potable water supply 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 submitted with this application, 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 

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 Section 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 Surface Water Management General Permit via Permit 13-02798-P for this location was previously 

approved. Therefore, a RER Surface Water Management General Permit modification shall be required 

for any development. 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. 

 

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. 

 



Z2024000188-4th Review 

1201 Brickell Bay Drive, 1221 Brickell Avenue, 1250-1260 Brickell Bay Drive 

Page 4 

 
 

 

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 the County 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 



















 
 
 
Date:  December 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 DIC Project No. Z2024000188 
1201 Brickell Bay, LLC 
DTPW Project No. OSP 173 

____________________________________________________________________________ 
 
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: 
 
CONDITIONS/RECOMMENDATIONS 
 

I. Transportation Planning and Policy Division: 
 

A. Conditions 
 

1. The applicant shall ensure that the sidewalk along SW 13th St., SW 12th Terr., Brickell Bay 

Drive, and Brickell Avenue be maintained in good, operable condition and accessible 

throughout the duration of construction at the development site to not impede public access 

to the existing bus stops mentioned in Project Description.  

2. The applicant shall promote enhanced pedestrian and bicycle accessibility within the 

project to improve connections to the nearby Metromover, Metrorail, Metrobus, Underline, 

and M-Path facilities: 

a. The applicant shall provide 10-15-foot sidewalks on all streets surrounding the 

property and enhanced bike lanes to allow for higher than usual bicycle, pedestrian, 

and micro-mobility demand at this location.  

b. The applicant shall provide enhanced crosswalks or additional pavement markings 

if approved by Traffic Engineering Division (TED) to clearly delineate safe crossing 

locations. This will promote walkability to the bus stops and train stations mentioned 

in the Project Description section of this Memo.  

c. The applicant shall prioritize the pedestrian environment by making all walkways 

flat as they cross over vehicle access ramps and driveways.  
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3. Due to the proposed density of the project and the proximity to the Metromover rapid transit 

system, the applicant shall retain the existing on-street parking spaces to the proposed site 

plan as there is a need in the area for parking, pick-up and drop-off zones.  

a. Pick-up and drop-off areas may be used for ridesharing services and transit on 

demand services.  

b. Valet service should have a dedicated on-property location and should not utilize 

the public right-of-way.  

4. The applicant shall coordinate with DTPW’ Design and Engineering section to ensure 

wayfinding is provided to all available transit options.  

 
B. Recommendations 
 
5. Due to the proposed density of the project and the proximity to the Metromover rapid 

transit system, the applicant should provide dedicated bicycle and micro-mobility device 

parking near the property entrances.  

 
Please contact Francisco Arbelaez, AICP at Francisco.Arbelaez@miamidade.gov 
if you have any questions on the comments above. 

 
II.Traffic Engineering Division 

 
A. Conditions 

 
1. This development has been approved to redevelop three (3) parcels located at 1201 

Brickell Bay Drive, 1221 Brickell Avenue, and 1250 Brickell Bay Drive. The proposed 

redevelopment at 1201 Brickell Bay Drive includes a 212-room hotel with a 505-person 

ballroom, 1,041,801 square feet of office space, fine dining restaurants totaling 550 seats, 

and 7,240 square feet of health/spa facilities. The 1221 Brickell Avenue redevelopment 

consists of retaining the existing 426,134-square-foot office building and constructing a new 

parking garage with approximately 1,420 spaces. The 1250 Brickell Bay Drive 

redevelopment consists of 300 high-rise multifamily residential units. In the case that the 

land use information is modified, a new site plan/traffic study must be submitted for review. 

2. The location of the gates and the queuing analysis results for both the off-site and on-site 

parking garages shall be incorporated into ASPR application ZZ2024000204. 
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3. A revised signed and sealed site plan showing the added pavement markings and signage 

for the office drop-off area on the west side of the building, ensuring that the driveways 

have a maximum width of 15 feet, shall be provided as part of the ASPR application 

ZZ2024000204. The drop-off area shall operate as a one-way circulation, with right-in 

access from the south driveway and right-out access from the north driveway. 

4. Please ensure that all trees within the sight triangles must comply with the FDOT standards 

outlined in the "Tree Spacing Table" provided below. 

Additional Impacts on Public Facilities and Services 

5. Midblock crosswalks shall be installed across Brickell Bay Drive at two (2) locations: one 

on the south side of the intersection of SE 12th Terrace and Brickell Bay Drive, and another 

on the north side of the intersection of SE 13th Street and Brickell Bay Drive. The midblock 

crosswalks shall feature high-emphasis pavement markings, accessible curb ramps, and 

Rectangular Rapid Flashing Beacons (RRFBs). 

6. Prior to approval of the ASPR, the 1201 Owner shall cause a licensed traffic engineer 

selected to 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. The analysis shall be submitted to the County’s Traffic Engineering Division for review 

and approval. If the analysis determines that a new crosswalk (“Additional Midblock 

Crosswalk”) is warranted within this segment, the 1201 Owner shall install the crosswalk 

prior to the issuance of the Certificate of Occupancy. 

 
Please contact Anamersy Arce at Anamersy.Arce@miamidade.gov if you have any 
questions on the conditions above. 
 
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, P.E., Chief, Transportation Planning and Policy, DTPW  
Eric Zahn, Manager, Service Planning and Scheduling, DTPW 

 Linda Morris, AICP, Chief, Service Planning and Scheduling, DTPW 
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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
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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
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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
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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.
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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,
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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
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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
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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
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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. 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 and 4 of this Declaration, the Owner shall not be obligated to make additional
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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.

6. 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 and Additional Midblock Crosswalk, 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 and Additional Midblock

Crosswalk, 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.

7. 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
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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
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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.
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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]
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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.: ____________________
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Commission Expires:_________________
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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.: ____________________
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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.
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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.
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EXHIBIT “C”

Stormwater Resiliency Plan Study Area
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EXHIBIT “D”

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

 
 PH: Z25-020  December 18, 2025 

Item No. 8A4   
 

Recommendation Summary 
Commission District 8 
Applicants Citinet Aventura LLC and Redland Grove LLC 
Summary of 
Requests 

The applicants seek to permit a rezoning of the subject property from 
AU (Agricultural, minimum 5-gross acre lots) and EU-M (minimum 
15,000 sq. ft. lots) to PAD (Planned Area Development) in order to 
develop the parcel with 138 residential units. Additionally, the 
applicants seek to allow single-family residential lots to have no 
frontage on public streets and to permit access to such lots by way of 
private drives, have less private open space for the detached units, to 
allow some of the units to have no on-street parking spaces, and to 
allow less common open space than required by code.   

Location Located between SW 220 Street and SW 226 Street and between SW 
132 Court and SW 133 Court, Miami Dade County, FL 

Property Size ±20.91-gross (±20.15 net) Acres 
Existing Zoning AU, Agricultural District 
Existing Land Use Single-family residences, agricultural groves, vacant land 
2030-2040 CDMP 
Land Use  
Designation  

Low Density Residential w/ One Density Increase (DI-1) (Subject to 
approval of the concurrent CDMP amendment Application No. 
CDMP20250003) *  
(see attached Zoning Recommendation Addendum) 

Comprehensive Plan 
Consistency 

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

Applicable  
Zoning Code 
Section(s)  

Section 33-311, District Boundary Change, 
Section 33-311(A)(4)(b), Non-Use Variances From Other Than Airport 
Regulations 
(see attached Zoning Recommendation Addendum) 

Recommendation Approval of request #1, subject to the Board’s acceptance of the 
proffered PAD agreement, and approval with conditions of 
requests #2 through #5 (Subject to approval of the concurrent 
CDMP amendment Application No. CDMP20250003 and it 
becoming effective) * 

 
* This recommendation is contingent on approval of the CDMP amendment Application No. 
CDMP20250003 to amend the CDMP, which the Board of County Commissioners (the 
Board) is scheduled to hear, pursuant to section 2-116.1 of the County Code, prior to and 
on the same day as the hearing on this concurrent zoning application.  
 
BOARD OF COUNTY COMMISSIONERS’ JURISDICTION:  
 
This Board has jurisdiction over this application pursuant to Section 2-116.1(5)(e), which provides 
that the zoning application shall, at the applicant's request, be processed concurrently with the 
CDMP amendment application, and the Board of County Commissioners may take action on the 
concurrent zoning application on the same day at which it takes final action on the CDMP 
amendment application. 
   
PROCEDURAL HISTORY: 
 
This item was deferred from the November 20, 2025, meeting of the Board of County 
Commissioners (BCC) in order to allow the applicants to meet with the neighbors. 
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The public hearing on this item was held. 
 
REQUESTS: 
 
(1) DISTRICT BOUNDARY CHANGE from AU, Agricultural District, and EU-M, Estate Modified 

District, to PAD, Planned Area Development. 
 
(2) NON-USE VARIANCE of zoning and subdivision regulations requiring lots to have frontage 

on a public right-of-way; to waive same to permit the proposed residential lots with 0’ of 
frontage and to permit access to a public street by means of private drives. 

 
(3) NON-USE VARIANCE to permit detached single-family residences to have a minimum of 38% 

private open space (125% of the interior gross square footage of the ground floor of each unit 
required). 

 
(4) NON-USE VARIANCE to permit 30 units with 0 parking spaces (2 parking spaces required for 

each) and to allow the required parking spaces to be provided within private garages (not 
permitted). 

 
(5) NON-USE VARIANCE to allow a minimum of 23.18% of common open space where 30% is 

required. 
 
Plans are on file and may be examined in the Department of Regulatory and Economic Resources  
entitled "Rodan Estates," consisting of architectural plans prepared by Pascual, Perez, Kiliddjian, 
Starr and Associates, P.A., comprising 23 sheets dated-stamped received June 25, 2025, and 5 
sheets dated-stamped received on September 30, 2025; civil plans prepared by Ford Engineers, 
Inc., comprising 7 sheets dated-stamped received September 30, 2025; a photometric plan 
prepared by HSQ Group, Inc., comprising 3 sheets, dated-stamped received September 30, 2025; 
and landscape plans prepared by Witkin Hults and Partners, comprising 16 sheets dated-stamped 
received September 30, 2025; for a total of 54 sheets.  Plans may be modified at public hearing. 
 
PROJECT DESCRIPTION:   
 
Staff notes that the applicant has concurrently filed a small-scale amendment application 
(CDMP202500003) to the Comprehensive Development Master Plan (CDMP) Adopted 2030 and 
2040 Land Use Plan (LUP) map. The CDMP application seeks to re-designate the ±20.91-gross 
(±20.15 net) acres subject parcel from “Estate Density Residential” (1 to 2.5 Dwelling units per 
gross acre), to “Low Density Residential w/ One Density Increase (DI-1)” (6 to 13 Dwelling units 
per gross acre with sound urban design). The CDMP amendment would be subject to the Board’s 
acceptance of a proffered Declaration of Restrictions (CDMP covenant) requiring that sound 
urban design principles are incorporated into the design of the development on the property 
consistent with the One Density Increase (DI-1), limiting development on the subject site to a 
maximum of one-hundred and thirty eight (138) residential dwelling units, providing proportionate 
share mitigation prior to tentative plat to mitigate impacts on SW 220 street, SW 226 street, SW 
133 court, SW 132 court and SW 133 avenue, as well as connection to water and sewer service. 
Approval of this zoning application is contingent on the approval of the concurrent CDMP 
amendment Application No. CDMP20250003 and it becoming effective. 
 
The applicant seeks to rezone the subject property from AU, Agricultural District, and EU-M, 
Estate Modified District, to PAD, Planned Area Development, in order to develop the parcel with 
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138 detached single-family residential units. With the aforementioned request, the applicant also 
seeks to allow the proposed single-family lots to have no frontage on the adjoining public streets, 
and to permit access to such lots by way of private driveways. Additionally, this zoning application 
also seeks ancillary non-use variances to provide less private open space for the detached units 
than otherwise required by code, and seeks approval for 30 detached single-family units to have 
no on-street parking spaces, and have the required parking for such units be provided within 
attached 2-car garages, and to allow less common open space than required by code. The 
proposed PAD development will have twenty-one (21) ingress/egress points of direct vehicular 
and pedestrian access to help facilitate the flow of traffic for the proposed residential development. 
There would be seven ingress/egress point of access from the west side where there will be a 
proposed street dedication, and eleven along SW 233 Avenue. The applicant has submitted plans 
that depict the subject site being developed with 138-unit detached single-family residential lots 
with parking and private open spaces and serviced by internal private driveways. These model 
homes, consisting of 3, 4, and 5-bedroom type dwellings, are two (2)-story high, and do not 
exceed 35 feet in height. Staff notes that each model home will include a private garage, is 
constructed on an individual platted lot containing a minimum lot area of 1,950 sq. ft., and will 
have a rear yard enclosed with privacy fences. Parking and driveways are internal to the site, and 
each individual lot, with the exception of 30 lots, will include two surface parking stalls towards 
the front. Parking for those 30 lots will be within a private two-car garage and is also the subject 
for one of the ancillary non-use variances. Submitted plans indicate that the proposed lots and 
blocks are designed along a network of private drives to allow connectivity for pedestrians and 
autos alike. The site amenities depicted on the submitted plans include designated common open 
space areas that will include active and passive recreational amenities such as a tot lot, mail-
kiosks, and a dog park. The development includes a Natural Forest Community (NFC) 
preservation area that will preserve as such, the NFC preservation is 1.99 acres. Submitted 
landscape plans depict ample landscaping in the form of trees and shrubs provided around the 
proposed buildings, as well as along the perimeter of the property lines for the subject parcel, with 
street trees provided along all the five abutting roadways. The applicant has proffered a planned 
area development agreement, which, besides providing certain development parameters, 
restricts the site to the submitted site plans, and limits the subject property to a maximum density 
of 138 single-family detached residential dwelling units. Furthermore, the zoning PAD agreement 
also provides that the owner shall comply with the CDMP covenant accepted in conjunction with 
the approval of CDMP amendment application no. CDMP20250003, being processed 
concurrently with this zoning hearing application. 
 

NEIGHBORHOOD CHARACTERISTICS 
                                    Zoning and Existing Use                 Land Use Designation 

Subject Property AU and EU-M; single-family 
residences, agricultural groves, 
vacant land 

Low Density Residential  
w/ One Density Increase (DI-1)  
(Subject to approval of the 
concurrent CDMP amendment) 

North AU, EU-1; single-family residences Estate Density Residential  
(1 to 2.5 dua) 

South EU-M; single-family residences Estate Density Residential  
(1 to 2.5 dua) 

East  EU-1, AU and EU-M; single-family 
residences. 

Estate Density Residential  
(1 to 2.5 dua) 

West AU; agricultural groves and FPL 
land. 

Estate Density Residential  
(1 to 2.5 dua) 
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NEIGHBORHOOD COMPATIBILITY: 
 
The subject site is a ±20.91-gross (±20.15 net) acres irregularly shaped area comprised of six 
parcels which include single-family residences, agricultural groves and vacant land. It is generally 
bounded by SW 220 Street and SW 226 Street and between SW 132 Court and SW 133 Court. 
The properties to the north of the subject site are single-family residences, including some large 
lot residences and the zoning district is EU-1.  To the west there are active agricultural properties 
that also have FPL power lines zoned AU. To the east of the site there are more single-family 
residences zoned AU and EU-1, and to the south there are more single-family residences zoned 
EU-M. Additionally, the subject property is inside and approximately 0.13 miles (700 feet) east of 
the Urban Development Boundary (UDB). 
 
SUMMARY OF THE IMPACTS: 
 
The approval of this application will allow the applicant to rezone the subject property in order to 
provide additional residential uses in this area of the County. 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. The Platting and Traffic 
Review Section of the Department of Regulatory and Economic Resources (RER) state in their 
memorandum that the application meets traffic concurrency criteria, does not exceed the 
acceptable Level of Service (LOS) on the neighboring roadways and will generate 135 PM daily 
peak hour vehicle trips. Staff notes that the application may add to the population in the area and 
may bring additional noise into the neighborhood. 
 
COMPREHENSIVE DEVELOPMENT MASTER PLAN ANALYSIS:  
 
As previously mentioned, the subject property is the subject of a small-scale CDMP amendment 
application (CDMP20250003) being processed concurrently with this zoning application, pursuant 
to Section 2-116.1(5)(d)(e) of the Code of Miami-Dade County. The concurrent CDMP application 
is slated to be heard by the Board of County Commissioners, prior to the zoning hearing 
application. The CDMP application seeks to re-designate the ±20.91-gross (±20.15 net) acres 
subject parcel from “Estate Density Residential” (1 to 2.5 Dwelling units per gross acre), to “Low 
Density Residential w/ One Density Increase (DI-1)” (6 to 13 Dwelling units per gross acre with 
sound urban design principles incorporated into the design of the proposed development). The 
residential densities allowed in the Low Density Residential use category shall range from a 
minimum of 2.5 to a maximum of 6 dwelling units per gross acre. Furthermore, this category 
includes the One Density Increase (DI-1) overlay designation provided that sound urban design 
principles are incorporated into the design of the proposed development, which would allow one 
density category higher than the aforementioned 2.5 to 6 allowed under Low Density, and would 
be from 6 to 13 dwelling units per gross acre. As such, subject to the approval of the concurrent 
CDMP amendment, this would allow the applicant to develop the ±20.91-gross acre subject site 
with a maximum total of 271 dwelling units as the maximum density allowed under the CDMP 
Low Density Residential w/ One Density Increase (DI-1) threshold on the LUP map. 
Notwithstanding, staff notes that as part of the hearing for this application, the applicant has 
submitted a planned area development agreement for approval and acceptance, which, besides 
providing certain development parameters and that the subject parcel shall be developed in 
substantial compliance with the submitted site plans, also restricts the site to a maximum density 
of 138 single-family detached residential dwelling units. Furthermore, the PAD agreement 
provides that the owner shall comply with the CDMP covenant accepted in conjunction with the 
approval of CDMP amendment application no. CDMP20250003, that is being processed 
concurrently with this zoning hearing application. Based on the foregoing, staff opines that the 
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proposed density under this application would be consistent and, as demonstrated, within the 
maximum numerical residential density threshold that would be permitted by the Land Use Plan 
map, as well within the maximum unit count that may be approved under the concurrent CDMP 
application. Provided the site is designed and developed using sound urban design principles 
such as ensuring that there are no rear yards abutting public roadways.  
 
The criteria for determining compatibility is outlined in CDMP Land Use Element, Policy LU-4A, 
among which are noise, lighting, height, bulk, scale of architectural elements, landscaping and 
buffering as applicable. Staff opines that the proposed rezoning for the PAD development of 138 
detached single-family residential units, at a density of ±6.59 dwelling units per gross acre, would 
be compatible with the development trend within the surrounding area and with the County’s 
policies to appropriately increasing residential densities and intensities of development within the 
UDB, and the rezoned property will act as a reasonable transition between the large lot residences 
to the north, east and south. Furthermore, submitted landscape plans depict ample landscaping 
in the form of trees and shrubs provided along the perimeter of the property lines for the subject 
parcel, with street trees provided along the four abutting public roadways. Based on the foregoing, 
staff opines that the proposed development will be adequately buffered and will not have a 
significant visual impact on the surrounding properties and would be compatible with the area 
based on the criteria set forth in the CDMP Land Use Element and Policy LU-4A. 
 
Therefore, subject to the Board’s approval of the CDMP small-scale amendment to allow the 
redesignation of the subject parcel to Low Density Residential w/ One Density Increase (DI-1) on 
the CDMP LUP map, and subject to the acceptance of the proffered planned area development 
agreement, staff opines that the proposed district boundary change to PAD on the subject 
property would be consistent with the CDMP Land Use Element interpretative text and the 
maximum numerical density threshold permitted for the Low Density Residential use on the 
CDMP Land Use Plan (LUP) map. Staff further opines that approval of the application will not 
create any significant impacts which will disrupt or degrade the safety and tranquility of the 
neighboring properties and would be compatible with the surrounding area based on the Zoning 
Analysis below. 
 
ZONING ANALYSIS:  
 
The applicant seeks approval of a request for a district boundary change from AU, Agricultural 
District and EU-M (minimum 15,000 sq. ft. lots), to PAD, Planned Area Development, on the 
subject property (request #1). For the reasons stated above and below, staff opines that when 
the request to rezone the ±20.91-gross (±20.15 net) acre parcel to PAD in order to develop the 
parcel with 138 single-family detached residential units, is analyzed under Section 33-311, District 
Boundary Change, the approval of the request would be compatible with the surrounding area 
when considering the necessity and reasonableness in relation to the present and future 
development of the area concerned. Section 33-311 of the Code states that the purpose of the 
Code is to provide a comprehensive plan and design to among other things, lessen congestion 
on the highways and promote convenience and general welfare, 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. Staff supports the district boundary change and opines that 
contingent on the approval of the CDMP land use map amendment to redesignate the subject 
parcel to Low Density Residential w/ One Density Increase (DI-1) requiring that certain urban 
design principles be incorporated into the design of the development on the subject property, as 
well as subject to the acceptance of the proffered zoning PAD agreement, and for the reasons 
explained in the Comprehensive Development Master Plan Analysis section, the request for a 
zone change on the subject property to PAD would be consistent with the aforementioned CDMP 
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designation of the parcel on the CDMP Land Use Plan map, and would be compatible with the 
trend of development in the surrounding area. Staff opines that the proposed 2-story high, 138-
unit detached single-family residential development will create a harmonious transition between 
the single-family residential lots located to the north, east and south.  
 
Staff notes that the proposed development complies with all the zoning regulations regarding 
building setbacks, heights of buildings, lot area, lot coverage and landscaping. As designed, the 
proposed PAD development, with the pedestrian and auto connectivity, proposed residential 
structures with massing and intensity similar in scale to the surrounding uses, as well as the 
proposed landscaping, will produce a development that will be compatible with the neighborhood. 
Additionally, staff opines that based on the submitted landscape plans, the perimeter of the 
subject parcel is to be substantially buffered with ample landscaping in the form of a continuous 
row of street trees and shrubs, and that such landscaping elements will create a visual perception 
of continuous greenery and be sufficient to mitigate any visual or aural impacts generated by the 
proposed development on the neighboring properties. Staff further opines that the proposed 
development depicts the applicant’s intent to utilize development parameters in a manner that 
maintains the development trend in the area, comply with the conditions proffered within the 
CDMP Declaration of Restrictions by incorporating design principles to obtain a CDMP density 
increase (DI-1); providing connection to water and sewer service. Staff notes that under the 
requested redesignation on the Land Use Plan (LUP) map to “Low Density Residential w/ One 
Density Increase (DI-1)” (up to a maximum of 13 Dwelling units per gross acre), the ±20.91-gross 
(±20.15 net) acre subject site could be developed with a maximum total of 271 dwelling units. 
However, staff notes that the applicant intends to develop the parcel with 138 single-family 
detached residential units which is an approximate density of ±6.84 dwelling units to the net acre 
(±6.59 dwelling units per gross acre), and has also proffered a zoning PAD agreement that 
requires that the subject parcel shall be developed in substantial compliance with the submitted 
site plans, as well as restricts the property to a maximum density of 138 dwelling units. 
 
Staff notes that based on the memoranda submitted by other departments reviewing the 
application, approval of the request will not cause their facilities and services to operate below 
their adopted levels of service standards. The Platting and Traffic Review Section of the 
Department of Regulatory and Economic Resources (RER), in their memorandum dated July 1, 
2024, states that the application meets traffic concurrency criteria, does not exceed the 
acceptable Level of Service (LOS) on the neighboring roadways and will generate 135 PM daily 
peak hour vehicle trips. The Infrastructure Planning Division of the Department of Transportation 
and Public Works (DTPW) has no objection to the application, subject to conditions set forth in 
their memorandum. Further, the Department of Regulatory and Economic Resources (RER) Code 
Coordination and Public Hearings Section’s Environmental Review indicates that the application 
meets all applicable LOS standards for an initial development order for potable water service, 
wastewater disposal, and flood protection. In addition, the other departments reviewing the 
application, including 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 object to the 
application. Based on the aforementioned department memoranda, staff opines that the request 
for rezoning will not result in, among other things, excessive noise or cause undue or excessive 
burden on public facilities. As such, staff opines that approval of the request to rezone the subject 
parcel to PAD, would be compatible with the character of the surrounding neighborhood, when 
considering the necessity and reasonableness of the rezoning in relation to the present and future 
development of the area. Therefore, staff recommends approval of request #1 for a district 
boundary change to PAD, Planned Area Development, under Section 33-311, District 
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Boundary Change. (Subject to approval of the concurrent CDMP amendment Application 
No. CDMP20250003 and it becoming effective) 
 
In order to implement the proposed residential development, the applicant is requesting ancillary 
non-use variances to permit the proposed detached single-family residential lots to have 0' of 
frontage on public rights-of-ways, and to permit such lots to have access to public streets by 
means of private driveways (request #2), to permit these residences to have 38% private open 
space, where a minimum of 125% of private open space is required (request #3), to allow 30 units 
with 0 parking spaces (2 parking spaces required for each) and to allow the required parking 
spaces to be provided within private garages (not permitted)  (request #4), and to allow a minimum 
of 23.18% of common open space where 30% is required (request #5). When these requests are 
analyzed under the Non-Use Variances From Other Than Airport Regulations, Section 33-
311(A)(4)(b), staff notes that, because of the site plan tied to the PAD re-zoning, these requests 
are intrinsically intertwined with the request for a zone change to PAD which staff supports, and 
opines that the approval of these requests with conditions would be compatible with the area 
concerned, when considering the necessity and reasonableness of the deletion in relation to the 
present and future development of the area concerned. 
 
Staff notes that the private drives will be internal to a subject property which is generally bound 
by the following public rights-of-ways; SW 133 Court to the west, SW 220 Street on the north, SW 
133 Avenue on the east, and SW 226 Street on the south. Staff opines that due to the 
characteristics of the irregularly shaped subject site, the use of private drives are necessary and 
should be approved based on the special circumstances affecting the subject property. Staff 
further opines that the frontage of the proposed single-family residential detached lots along 
private drives would be internal to the subject site, would not be visible in the area, and would not 
create a significant visual impact in the area. Further, staff notes that the Platting and Traffic 
Review Section of the Department of Regulatory and Economic Resources does not object to the 
request. When analyzing request #3, staff opines that the private open spaces that are less than 
required will be internal to the said lots, would only impact the interior areas within the subject 
parcel, and would not create a significant visual impact on the surrounding properties. Staff opines 
that the private open space variance is mitigated for the residents by providing convenient access 
to passive and active recreational amenities within the common areas, which are an integral part 
of the planned area development. Furthermore, any impact generated by the sub-standard private 
open spaces will be adequately mitigated by landscaping in the form of trees and shrubs provided 
along the perimeter of the blocks and around the proposed structures, creating a visual perception 
of greenery around the proposed units, enhancing the views of passersby along the abutting 
roadways and from the neighboring residential properties. Similarly, when request #4, to permit 
30 units with 0 parking spaces (2 parking spaces required for each) and to allow the required 
parking spaces to be provided within private garages (not permitted), is analyzed under Section 
33-311(A)(4)(b), Non-Use Variance From Other Than Airport Standards, staff opines that 
approval with conditions would be compatible with the surrounding area. Staff notes that zoning 
regulations do not allow the use of these spaces in calculating the total available parking spaces 
for the proposed units, resulting in the variance for providing 0 parking spaces for these 30 units 
that is the subject of request #4. Staff supports the request and opines that the likelihood of the 
spillage of parking onto the abutting roadways is very minimal, and notes that the proposed PAD 
development provides for a total of 425 parking spaces where a total of 276 parking spaces are 
required by code. Staff further notes that the Model “E” (30 units) section of the PAD Agreement 
contains a condition that reads, “Model Unit E Parking: The garage shall not be enclosed in any 
manner for habitable space and remain for parking of vehicles and storage of items only.” 
Additionally, when request #5 to allow a minimum of 23.18% of common open space where 30% 
is required. Staff opines that the requested reduction of the common open space, will be internal 
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to the said development and the residential lots, would only impact the interior areas of the subject 
property, and would not create a significant visual impact on the surrounding properties.   
 
Staff, therefore, opines that approval with conditions of the requests #2, through #5 would 
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 provided that the non-use variances will be otherwise 
compatible with the surrounding land uses and would not be detrimental to the community. 
Therefore, staff recommends approval with conditions of request #2 through #5 under 
Section 33-311(A)(4)(b), Non-Use Variances From Other Than Airport Regulations. (Subject 
to approval of the concurrent CDMP amendment Application No. CDMP20250003 and it 
becoming effective) 
 
ACCESS, CIRCULATION AND PARKING: The submitted site plan depicts twenty-one (21) 
ingress/egress points of direct vehicular and pedestrian access to help facilitate the flow of traffic 
for the proposed residential development. There are seven such access points from proposed 
SW 133 Court, and eleven provided along SW 133 Avenue, whereas three such access points 
have been provided along both SW 132 Court. Additionally, the submitted plans indicate that the 
proposed PAD residential development is designed along a network of private drives to allow 
seamless connectivity to the various individual tracts within the proposed development for 
pedestrians and autos alike. The proposed PAD development provides for a total of 425 parking 
spaces, out of which 172 parking spaces are provided within garages attached with the units, and 
253 parking spaces are provided in driveways and on-street. The proposed development 
complies with the code minimums that require a total of 276 parking spaces. 
 
NEIGHBORHOOD SERVICES PROVIDER REVIEW: See attached. 
 
RECOMMENDATION:   
 
Approval of request #1, subject to the Board’s acceptance of the proffered PAD agreement, 
and approval with conditions of requests #2 through #5. (Subject to approval of the 
concurrent CDMP amendment Application No. CDMP20250003 and it becoming effective) 
 
CONDITIONS FOR APPROVAL:  For requests #2, through #5 only. 
 
1. That a site plan be submitted to and meet with the approval of the Director of the Department 

of Regulatory and Economic Resources or its successor Department upon the submittal of an 
application for a building permit and/or Certificate of Use; said plan must include among other 
things but not be limited to, location of structure or structures, exits and entrances, drainage, 
walls, fences, landscaping, etc. 

 
2. That in the approval of the plan, the same be substantially in accordance with that submitted 

for the hearing entitled "Rodan Estates," consisting of architectural plans prepared by Pascual, 
Perez, Kiliddjian, Starr and Associates, P.A., comprising 23 sheets dated-stamped received 
June 25, 2025, and 5 sheets dated-stamped received on September 30, 2025; civil plans 
prepared by Ford Engineers, Inc., comprising 7 sheets dated-stamped received September 
30, 2025; a photometric plan prepared by HSQ Group, Inc., comprising 3 sheets, dated-
stamped received September 30, 2025; and landscape plans prepared by Witkin Hults and 
Partners, comprising 16 sheets dated-stamped received September 30, 2025; for a total of 54 
sheets. 
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3. That the use be established and maintained in accordance with the approved plan. 
 
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 complies with all the applicable conditions, requirements, 

recommendations, requests, and other provisions of the Department of Regulatory and 
Economic Resources (RER) Code Coordination and Public Hearings Section’s Environmental 
Review as contained in their memorandum. 

 
6. 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. 

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

requests, and other provisions of the Miami-Dade County Department of Transportation and 
Public Works (DTPW) Transportation Planning and Policy Division and Traffic Engineering 
Division as indicated in their memorandum. 

 
8. 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.  

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

requests, and other provisions of the Solid Waste Management department as indicated in 
their memorandum.  

 
 
ES:JB:SS:PM 
 
 
 
_________________________ 
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 
 

 
 

 
 

PERTINENT ZONING REQUIREMENTS/STANDARDS 
 

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

Low Density 
Residential 
(Pg. I-31) 
 
With One 
Density Increase 
(DI-1)  
w/ Urban Design 
(Pg. I-32) 

The residential densities allowed in this category shall range from a minimum of 2.5 to a 
maximum of 6.0 dwelling units per gross acre. Residential densities of blocks abutting activity 
nodes as defined in the Guidelines for Urban Form, or of blocks abutting section line roads 
between nodes, shall be allowed a maximum residential density of 10.0 dwelling units per 
gross acre. To promote infill development, residential development exceeding the maximum 
density of 6.0 dwelling units per acre is permitted for substandard lots that were conveyed or 
platted prior to August 2nd, 1938. This density category is generally characterized by single 
family housing, e.g., single family detached, cluster, 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. 
 
Density Increase with Urban Design. Some parcels are designated on the LUP map both 
with a color designating the allowable residential density basis and one of two hatch patterns. 
The hatch pattern labeled on the LUP map legend as DI-1 (Density Increase 1) denotes that 
the parcel is eligible for approval of one density category higher than the residential density 
indicated by the underlying color code, and DI-2 denotes eligibility for approval of up to two 
density categories higher. A property shall be eligible for a DI-1 designation only if the 
development containing the designated property utilizes sound urban design principles 
adopted by County ordinance or incorporated in the Urban Design Manual endorsed by 
Resolution R-1360-98 as may be amended from time to time, or addresses the urban design 
concerns contained in another binding instrument approved by action of the Board of County 
Commissioners. If the referenced urban design principles are not employed, the allowable 
density shall be limited to that authorized only by the underlying color code. 
 
(*Subject to approval of the concurrent CDMP amendment Application No. 
CDMP20230024) 
 

Objective 
LU-4 
(Pg. I-11) 

Miami-Dade County shall, by the year 2020, 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-9) 

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. 
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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 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. 

 
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. 
 

 



         Building and Neighborhood Compliance  
 

ENFORCEMENT HISTORY  
 

 
CITINET AVENTURA, LLC AND REDLAND 
GROVE, LLC. 

13250/13330 SW 224 ST 
MIAMI-DADE COUNTY, FLORIDA. 

 
   

APPLICANT  ADDRESS  

 
Pending Z2025000020 

 
  

  DATE  HEARING NUMBER    
FOLIO: 30-6914-000-0228/30-6914-000-0260/30-6914-000-0284/30-6914-000-0271/30-6914-000-
0283/30-6914-000-0270 
 
REVIEW DATE OF CURRENT ENFORCEMENT HISTORY:  
October 28, 2025 
 
NEIGHBORHOOD REGULATIONS: 
Folio No.: 30-6914-000-0228 
Case No. 202502001494 was opened on 03/11/2025. Warning Notice W462276 was issued on 
03/17/2025 for “FAILURE TO PERFORM LOT MAINTENANCE IN A NON-RESIDENTIAL DISTRICT 
AS STATED IN 19-14(A)(1), TO WIT: OVER GROWTH GRASS THROUGH OUT THE VACANT LOT 
EXCEEDLYING MORE THAN 12 INCHES.” Since compliance was not met, Civil Violation Notice 
T128544 was issued on 03/31/2025 for “FAILURE TO PERFORM LOT MAINTENANCE IN A NON-
RESIDENTIAL DISTRICT AS STATED IN 19-14(A)(1), TO WIT: OVERGROWTH GRASS AND 
WEEDS THROUGHOUT THE VACANT LOT.” Citation was paid on 04/22/2025 and compliance met 
on 05/06/2025. Case is closed. 
 
Folio No.: 30-6914-000-0260 
Case No. 202402003056 was opened on 05/16/2024. Warning Notice W429212 was issued on 
05/20/2024 for “STORING OR MAINTAINING SOLID WASTE, JUNK, TRASH, AND/OR DEBRIS AS 
STATED IN 19-14(A)(2), TO WIT: FAILURE TO MAINTAIN JUNK/TRASH/DEBRIS (TRASH BAGS, 
BLUE/WHITE TARP, CARDBOARD, CLOTHES, PLASTICS, AND OTHER MISC. ITEMS) ON A 
PRIVATE PROPERTY. REMOVE JUNK/TRASH/DEBRIS ON THE PROPERTY.” Since compliance 
was not met, Civil Violation Notice T121234 was issued on 06/17/2024 for “FAILURE TO REMOVE 
SOLID WASTE, JUNK, TRASH, AND/OR DEBRIS AS STATED IN 19- 14(A)(2), TO WIT: FAILURE 



TO MAINTAIN JUNK/TRASH/DEBRIS (TARP, TRASH BAGS, WOOD PANELS, BUCKETS, AND 
OTHER MISC. ITEMS) ON THE PROPERTY.” Compliance was met on 08/13/2024 and citation paid 
on 11/20/2024. Case is closed. 
 
Folio No.s: 30-6914-000-0284 
Case No. 202502005001 was opened on 08/28/2025. Warning Notice W475516 was issued on 
09/04/2025 for “FAILURE TO MAINTAIN RIGHT-OF-WAY SWALE AREA ABUTTING PRIVATE 
PROPERTY IN A NON-RESIDENTIAL DISTRICT, TO WIT: OVERGROWTH ON RIGHT OF WAY 
SWALE ABUTTING (NORTH) SW 224 STREET AND (SOUTH) SW 226 STREET.” Since compliance 
was not met, Civil Violation Notice T132768 was issued on 09/22/2025 for “FAILURE TO MAINTAIN 
RIGHT-OF-WAY SWALE AREA ABUTTING PRIVATE PROPERTY IN A NON-RESIDENTIAL 
DISTRICT OVERGROWTH ON RIGHT OF WAY SWALE ABUTTING (NORTH) SW 224 STREET 
AND (SOUTH) SW 226 STREET TO INCLUDE PROPERTY TO THE WEST 13330 SW 224 ST 
(FOLIO: 30-6914-000-0283).” Citation was paid on 10/06/2025. There are no outstanding fees. 
 
Folio No.: 30-6914-000-0271 
Case No. 202502005112 was opened on 09/04/2025. Warning Notice W475531 was issued on 
09/04/2025 for “FAILURE TO PERFORM LOT MAINTENANCE IN A RESIDENTIAL DISTRICT AS 
STATED IN 19-13(A)(2), TO WIT: OVERGROWTH ON VACANT LOT (INCLUDING LOTS TO THE 
NORTH WITH FOLIO: 30-6914-000-0270 AND 30-6914-000-0260) TO INCLUDE RIGHT OF WAY 
SWALE ABUTTING SW 224 ST.” This case is pending a compliance inspection. 
 
Folio No.: 30-6914-000-0283 
Case No. 202402005282 was opened on 08/27/2024. Warning Notice W443332 was issued on 
08/27/2024 for “FAILURE TO PERFORM LOT MAINTENANCE IN A RESIDENTIAL DISTRICT AS 
STATED IN 19-13(A)(2), TO WIT: OVERGROWTH OF GRASS AND WEEDS ON THE SOUTH SIDE 
OF THE PROPERTY ADJACENT SW 226 ST.” Since compliance was not met, Civil Violation Notice 
T123838 was issued on 09/10/2024 for “FAILURE TO PERFORM LOT MAINTENANCE IN A 
RESIDENTIAL DISTRICT AS STATED IN 19-13(A)(2), TO WIT: OVERGROWTH OF GRASS AND 
WEEDS THROUGHOUT THE PROPERTY TO INCLUDE SOUTH SIDE ADJACENT SW 226 ST AND 
NORTH SIDE SW 224 ST.” Citation was paid on 10/16/2024. Compliance was confirmed on 
01/24/2025. A settlement payment was made on 02/28/2025.Case is closed. 
 
Case No. 202502005197 was opened on 09/08/2025. Citation T132483 was issued on 09/12/2025 for 
“FAILURE TO PERFORM LOT MAINTENANCE IN A RESIDENTIAL DISTRICT AS STATED IN 19-
13(A)(2), TO WIT: OVERGROWTH GRASS AND ABUTTING THE SWALE.” Citation was paid on 
10/06/2025.  There are no outstanding fees. 
 
Case No. 202502005327 was opened on 09/12/2025. Warning Notice W476532 was issued on 
09/12/2025 for “FAILURE TO PROVIDE ANY OR PROPER STREET ADDRESS NUMBER, TO WIT: 
NO ADDRESS DISPLAY ON BUILDING STRUCTURE.” Since compliance was not met, Civil Violation 
Notice T133233 was issued on 10/07/2025 for “FAILURE TO DISPLAY ANY OR PROPER STREET 
ADDRESS NUMBER, TO WIT: NO ADDRESS DISPLAY ON THE BUILDING STRUCTURE.” Citation 
was paid on 10/15/2025.  There are no outstanding fees. 



 
Folio No.: 30-6914-000-0270 
Case No. 202302001147 was opened on 03/08/2023. Warning Notice W400661 was issued on 
03/10/2023 for “FAILURE TO PERFORM LOT MAINTENANCE IN A NON-RESIDENTIAL DISTRICT 
AS STATED IN 19-14(A)(1), TO WIT: OVERGROWTH OF GRASS, CANE GRASS, AND/OR WEEDS 
OBSERVED ON AN AGRICULTURE ZONE PROPERTY. CONTIGUOUS FOLIOS: 30-6914-000-0270 
AND 30-6914-000-0271.” Since compliance was not met, Civil Violation Notice T111858 was issued 
on 03/21/2023 for “FAILURE TO PERFORM LOT MAINTENANCE IN A NON-RESIDENTIAL 
DISTRICT AS STATED IN 19-14(A)(1), TO WIT: OVERGROWTH OF GRASS, CANE GRASS, 
AND/OR WEEDS OBSERVED ON AN AGRICULTURE ZONE PROPERTY. CONTIGUOUS FOLIOS: 
30-6914-000-0270 AND 30-6914-000-0271.” Citation was paid on 05/19/2023. Settlement payment 
was made on 06/17/2025 and compliance met on 05/30/2025. Case is closed. 
 
BUILDING SUPPORT REGULATIONS: 
Folio No.s: 30-6914-000-0228/30-6914-000-0260/30-6914-000-0284/30-6914-000-0271/30-6914-
000-0283/30-6914-000-0270 
There are no open/closed cases in BSS. 
 
VIOLATOR: 
CITINET AVENTURA, LLC AND REDLAND GROVE, LLC. 
 
OUTSTANDING LIENS AND FINES: 
There are no outstanding liens or fines. 

 



                                                    Memorandum  

 

  

Date: November 5, 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: Z2025000020-5th Review 
 Citinet Aventura LLC and Redland Grove LLC 
 SW 133rd Court and SW 222nd Street  
 DBC from AU/EU-M to PAD and several non-use variances for a 

residential development.  
 (AU and EU-M) (20.9 acres) 
 14-56-39 

__________________________________________________________________________________

The applicant is requesting a district boundary change from AU/EU-M to UDBPAD for a single-family 

residential development on approximately 20.9 acres. 

 
RER has reviewed concurrent application No. CDMP20250003 for compliance with Chapter 24 of the 
Code and the CDMP. The review conducted by RER on this concurrent zoning application must assume 
that the CDMP application is approved; if the CDMP application is denied, then RER recommends that 
this concurrent zoning applications be denied, as it would be inconsistent with the unamended CDMP. 
Accordingly, RER’s analysis and recommendations consider whether this concurrent zoning application 
is consistent with the CDMP amendment as requested by the applicant and with the applicable zoning 
and other land development regulations. This analysis does not revisit the merits of the aforementioned 
CDMP application.  
 
Finally, if the Board adopts the CDMP application but with modifications, the recommendations and 
analyses provided in this report may have to be supplemented or revised to address any such 
modifications.   
 
Miami Dade County has performed an environmental review of 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. Based on the information provided, this zoning 

application is approved pursuant to section 24-43.1 of the Code related to potable water service and 

wastewater disposal contingent upon the CDMP application CDMP250003 being approved and 

remaining in effect. 

 

Potable Water Supply and Wastewater Disposal 

Pursuant to the Code and based on the requested district boundary change and non-use variances, the 

future development is within feasible distance to connect to public water and public sanitary 

sewers. Therefore, the future development shall connect to public water and sanitary sewers in 

accordance with the Code. Please note that this development will need to obtain water and sanitary 

sewer extension permits prior to approval of future development orders. To the extent that connection to 

the public sanitary sewer system is not approved due to a sanitary sewer moratorium, this memorandum 
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shall not be interpreted as written approval from RER to allow an alternative means of domestic 

wastewater disposal.  

 
Be advised that the required water main extension permit is issued by the Florida Department of Health. 
Civil drawings for the water main extension will need to be approved by the Miami-Dade Water and Sewer 
Department and the Environmental Permitting Section of RER.  
 
Civil drawings for the required sewer main extension will need to be approved by MDWASD and 

the Environmental Permitting Section of RER prior to approval of final development orders. 

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 contact Glennys.Fernandez-
Martinez@miamidade.gov  or Faith.Kenyon@miamidade.gov for information regarding this covenant. 
 
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 

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. 

 

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 proposed within a parcel, 

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

Conditions of Approval: That the owner submits 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.  

mailto:Glennys.Fernandez-Martinez@miamidade.gov
mailto:Glennys.Fernandez-Martinez@miamidade.gov
mailto:Faith.Kenyon@miamidade.gov
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Stormwater shall be retained on site utilizing designed seepage or infiltration drainage system. Drainage 

plans shall provide for full on-site retention.  

 

Site grading and development shall provide for the full retention and shall also comply with the 

requirements of Chapter 11C of the Code, as well as with all State and Federal Criteria, and shall not 

cause flooding of adjacent properties. Any proposed development shall comply with county and federal 

flood criteria requirements. 

 

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. 

 

The applicant is advised that a proposed surface water management system for this project may require 

approval from DERM Pollution Remediation Section (PRS). It is the applicant's responsibility to contact 

the PRS at (305)372-6700 for additional information.  

 

Depending on PRS results, the applicant is advised that a RER Class VI Permit may be required for the 

construction of the proposed surface water management system for the development.  

 

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.  

Conditions of Approval: None 

 

Tree Preservation Review 

An aerial review of the subject properties indicates the presence of tree resources, including specimen 

trees (a tree with a trunk diameter of 18 inches or greater), and a Natural Forest Community (NFC) on 

the property identified by folio no. 30-6914-000-0260. Information regarding the on-site NFC is described 

separately. 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. 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.  

 

A landscape plan entitled “Rodan Estates” prepared by Steven C. Eaves, R.L.A., and dated as received 

by Miami-Dade County on September 30, 2025, shows the proposed removal of non-specimen and 

specimen tree resources. However, RER Staff has reviewed the Tree removal permit application Tree 

Permit #2500037 associated with the subject application area and has determined that the removal of 

the specimen trees is allowed pursuant to section 24-49.2(II) of the Code. RER has no objection to this 

application provided that the applicant obtains this tree permit and that all conditions of the tree permit 

are adhered to once it is issued.  

 

The applicant is advised to contact the Tree and Forest Resources Section at (305) 372-6574 for 

additional information regarding tree permitting procedures and requirements. 
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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 properties 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 regarding any additional information or concerns 

with this review. 

 

Conditions of Approval: Issuance and compliance with the requirements of Miami-Dade County 

Tree Permit #2500037. 

Endangered Species Review 

Objective 9 of the Conservation Element CDMP states, “Freshwater fish, wildlife and plants shall be 

conserved and used in an environmentally sound manner and undeveloped habitat critical to federal, 

state or County designated endangered, threatened, or rare species or species of special concern shall 

be preserved.” RER notes that the proposed development must be consistent with Policy CON-9B of the 

CDMP which states “All nesting, roosting and feeding habitats used by federal or State designated 

endangered or threatened species, shall be protected and buffered from surrounding development or 

activities and further degradation or destruction of such habitat shall not be authorized. In addition, Policy 

CON-9C of the CDMP states “Rookeries and nesting sites used by federal, or state designated 

endangered or threatened species shall not be moved or destroyed.” 

 

RER has reviewed the wildlife report titled “Endangered Species Review Rodan Estates“ prepared by 

Smart-Sciences and submitted to Miami Dade County on August 15, 2025. RER acknowledges the 

information provided on the threatened and endangered species that may or may not utilize the subject 

application area. The report provided information on the Florida bonneted bat (FBB) and determined the 

site offers potential foraging and/or roosting habitat for the FBB. RER concurs with the proposed Best 

Management Practices (BMPs) listed in the report to improve conditions for use by FBBs and to help 

conserve FBBs that may be foraging or roosting in the area. The proposed BMPs are: 

• Include a combination of native and FBB-friendly plants in the landscape plantings. 

• Retain potential roost trees within the 2.24 acres of NFC pine rockland. 

• Maintain natural light conditions; design artificial lighting to meet minimum life safety 

• requirements according to Service recommendations. This includes restricting upward-
directed light, using the lowest lumens possible, implementing motion-sensor lighting, and 
preventing indoor lighting from reaching the outdoor environment. 

• Avoid engineering designs that encourage bats to use roofs, buildings, or structures. 

• Refrain from the widespread application of insecticides. 

• Remove potential roost trees and structures outside the breeding season when possible 
(January 1 through April 15). 

• Conduct a visual survey of all potential roost trees and structures within 30 days prior to 
removal. 

• Use a “treetop” camera to inspect any cavities and ensure that any cavities unreachable 
or not fully visible by camera are surveyed during emergence. 

• Suspend tree removal if evidence of use by Florida bonneted bats is discovered. 

• Enter roost and emergence survey data into the NABat Partner Portal.  
 

A review of the landscape plans entitled “Rodan Estates” prepared by Steven C. Eaves, R.L.A., and 

dated as received by Miami-Dade County on September 30, 2025, revealed the BMPs are included in 

mailto:Jackelyn.Alberdi@miamidade.gov
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said plans. Therefore, RER recommends approval of this application. In addition, RER will require 

a roost survey to be conducted 30 days prior to tree permit issuance.  

 

Prior to development at the subject properties, it is recommended that the applicant contact the USFWS 

Vero Beach office at (352) 448-9151 and the Natural Resources Division of RER at 

Jackelyn.Alberdi@miamidade.gov or 305-372-6694 with any questions regarding threatened and 

endangered species.  

 

Conditions of Approval: None 

 

Natural Forest Communities Review 

This application must comply with Miami-Dade County's CDMP and the Code. 

 

The property identified by folio no. 30-6914-000-0260 contains approximately 2.80 acres of county-

designated Natural Forest Community (NFC) pine rockland. The development and use of the subject 

property must avoid adverse environmental impacts to the NFC including the storage of construction 

materials adjacent to the NFC, drainage onto the NFC, and erosion affecting the NFC. Section 24-49.2 

of the Code requires that an NFC permit be obtained prior to the removal of NFC and that the remaining 

portions of the NFC be preserved with an NFC restrictive covenant running with the land in favor of Miami-

Dade County. The covenant shall require the preservation and management of the remaining NFC in a 

natural state so that the existing NFC canopy and understory vegetation are not disturbed or removed 

and remain free of exotic herbaceous and exotic woody vegetation.  

 

RER recommends that a Special Taxing District, or similar mechanism, be created to fund the future 

maintenance of the NFC Preservation Area. NFC and Tree Removal Permit application TREE-2500037 

was submitted on January 16, 2025. RER notes the proposed NFC impacts have been increased, and 

the proposed 2.24-acre NFC preservation area has been reduced to 1.99 acres due to the Department 

of Transportation and Public Works (DTPW) required improvement of SW 133rd Avenue. It has been 

determined that the 1.99-acre NFC Preservation Area shown on sheets L-2 and L-3 of the landscape 

plan entitled “Rodan Estates”, prepared by Steven C. Eaves, R.L.A., and dated as received by Miami-

Dade County on September 30 2025, is equivalent in size to the minimum preservation area required for 

the site under section 24-49.2(I) of the Code. RER has no objection to this application provided that 

the applicant executes the tree permit and NFC Covenant prior to any additional development 

approvals for the property and provided that all conditions of tree permit TREE-2500037 are 

adhered to.  

 

RER notes cross section I on civil plan sheet XS-1 shows a 2-foot area of harmonization of the proposed 

SW 133rd Avenue improvements with the NFC Preservation Area. Please be advised the 

harmonization of the SW 133rd Avenue improvements must remain outside of the NFC 

Preservation Area. RER’s no objection to approval of the application precludes cross section I.  

 

Management of the NFC pine rockland may include the use of prescribed burns to assist in controlling 

exotic and invasive species. Firebreaks are necessary to protect the proposed development during 

planned prescribed burns and potential wildfires within the NFC pine rockland preserve. Required 

firebreaks shall be located outside of the NFC preservation area. The applicant can contact Tim Joyner 

of the Tree and Forest Resources Section at (305) 372-6574 or John.Joyner@miamidade.gov for any 

mailto:Jackelyn.Alberdi@miamidade.gov
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questions regarding NFC permitting and preservation requirements. The applicant is advised that per 

section 24-49.9 of the Code of Miami-Dade County, prohibited species shall not be planted on any site 

and controlled species shall not be planted within 500 feet of the native plant community.  

 

Condition of Approval: issuance of tree permit TREE-2500037 and NFC Covenant prior to approval 

of any future development orders and compliance with all the conditions of the tree permit.  

 

Pollution Remediation Review 

DERM has records of current environmental investigation issues on the subject site tracked under Rodan 

Estates (DERM file no. HWR-1535). All construction plans (inclusive of drainage) and dewatering plans 

shall require DERM review and approval from the Environmental Monitoring and Restoration Division of 

DERM (EMRD) as it relates to environmental contamination issues. Be advised that the EMRD review of 

this application does not constitute an approval of any site plans, drainage plans, or development plans 

that may be included as part of this application.   

 

Any contaminated portion of the site that is proposed to be sold, transferred or dedicated (including, but 

not limited to, for public right-of-way) to any public entity shall be identified on the tentative and final plat 

plans for this development. If any contaminated portion of the site is proposed to be sold, transferred or 

dedicated to the County, please note that all soil, groundwater or surface water contaminants, solid waste, 

and methane must be disclosed to the applicable County department at the earliest stage possible. The 

applicable County departments would include all departments that would receive or manage the 

proposed property, and for example, would include Department of Parks and Recreation and Open 

Spaces (PROS) for a park and Department of Transportation and Public Works (DTPW) for road right-

of-way. Please note that the presence of any such contamination, solid waste, or methane or a delay by 

the applicant in disclosing such contamination or impacts to the applicable County departments could 

result in the county declining to accept the proposed dedication. This may in turn result in the need for 

the developer to reconfigure or change previously approved site plans, or make other changes to the 

proposed development, which may require approval after public hearing.  

 

If an applicant elects to address soil contamination, groundwater contamination, solid waste, and 

methane via a No Further Action with Conditions, each individual property owner will be required to 

execute a restrictive covenant.   

 

Please note that nothing stated herein may be interpreted to limit or restrict an engineer’s or other 

professional’s responsibility to prepare plans accurately and completely for proposed rights-of-way as 

well as any other projects or plans. 

  

Please contact Thomas Kux, P.G. of the DERM Environmental Monitoring and Restoration Division at 

Thomas.kux@miamidade.gov or (305)372-6700 should you have any questions. 

Conditions of Approval: None 

 

DERM Enforcement History Review 

There are no open or closed enforcement records for violations of Chapter 24 of the Code for the subject 

property. There are no outstanding DERM liens or fines for the subject property. 

 

 

mailto:Thomas.kux@miamidade.gov
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Concurrency Review Summary 

A concurrency review has been conducted for this application and the County 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.  

 

 

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 
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Date: October 24, 2025 

To: Eric Silva, AICP, Assistant Director 
Regulatory and Economic Resource Department 

From: �e- Raul A. Pino, PLS, Division Chief
Regulatory and Economic Resource Department 

Subject: DIC 25-020 
Name: Citinet Aventura, LLC and Redland Grove, LLC 
Section 14 Township 56 South Range 39 East 

I. PROJECT LOCATION:

The property is located between SW 220 Street and SW 226 Street and between SW 132 

Comi and SW 133 Comi.

II. APPLICATION REQUEST:

This application is to request the approval of a district boundary change to rezone the property 

from AU and EU-M to PAD.

III. EXISTING ROADWAYS SERVICEABLE TO THIS APPLICATION:

Access to this site from the east and west is provided by SW 224 Street and from the n01ih 

and south by SW 133 Comi and SW 133 Avenue.

IV. RECOMMENDATION:

The Department of Regulatory and Economic Resources Platting and Traffic Review 

Section has reviewed the subject application and has no objections.

V. ANTICIPATED TRAFFIC GENERATION AND CONCURRENCY:

A. Trip Generation (Based on Institute of Transp01iation Engineers Trip Generation Manual, 

11th Edition)

135 PM Peak Hour trips are generated by the proposed 138 single-family residences. Notes: 

PM =Post Meridiem

The PM peak hour refers to the highest hour of vehicle trips generated during the afternoon peak hours of 4-6 PM

A. Cardinal Distribution

N01ih 
South 

63 % 
16 % 

East 18 % 

West 3 % 









 
 
 
Date:  October 22, 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 DIC Project No. Z2025000020 
Citinet Aventura LLC and Redland Grove LLC  
DTPW Project No. OSP 173 

____________________________________________________________________________ 
 
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: 
 
CONDITONS/RECOMMENDATIONS:  
 

I. Transportation Planning and Policy Division: 
 
A. Conditions 

1. The Applicant shall ensure that all existing sidewalks remain maintained and in 

good, operable condition over the course of the construction project.  

2. The Applicant shall evaluate options to incorporate bicycle and pedestrian 

accessibility into the development site that will ensure a safe connection to the 

existing sidewalk network and transit stops.  

a. Adequate lighting throughout all pedestrian/bicycle connections/pathways 

shall be provided by the Applicant.  

b. The Applicant shall install a minimum 6ft unobstructed pedestrian path 

along SW 224th Street. All street furniture shall be clear of the pedestrian 

path.  

3. The applicant shall consider providing enhanced crosswalks or additional 

pavement markings at the intersections of SW 134th Ave and SW 244th St. and 

SW 133rd Ave and SW 224th St., if approved by TED.  

4. The Applicant shall coordinate with DTPW’s Design and Engineering section to 

ensure wayfinding signage is provided to all available transit options.  

 
Please contact Francisco Arbelaez, AICP at Francisco.Arbelaez@miamidade.gov if you 
have any questions on the conditions above. 
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II. Traffic Engineering Division: 

 

A. Conditions 

1. This development is approved to rezone the subdivision which would permit the 

property to develop 138 detached single-family homes. In the case that the land 

use information is modified, a new site plan/traffic study must be submitted for 

review. 

2. 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 shown in the figure 

below 

 

3. The developer will construct the south half of SW 220th Street to provide a 

tow-lane road along the site’s frontage. 

4. The developer will construct the north half of SW 226th Street to provide a two-

lane road along the site’s frontage. 

5. The developer will construct the east half of theoretical SW 133rd Court to 

provide one-lane for northbound traffic along the site’s frontage. 

6. The developer will construct the west half of SW 132nd Court to provide a two-

lane road along the site’s frontage. 

7. The developer will construct sections of SW 133rd Avenue along the site’s 

frontage to either provide one lane of traffic or two lanes of traffic if the right-of-

way for the other half exists. 

 

If you have any questions concerning the conditions, or wish to discuss this matter 
further, please contact Anamersy Arce at anamersy.arce@miamidade.gov 
 
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, P.E., Chief, Infrastructure Planning, DTPW  
Eric Zahn, Manager, Service Planning and Scheduling, DTPW 

 Linda Morris, AICP, Chief, Service Planning and Scheduling, DTPW 
     Leandro Oña, Chief, Highway Division, DTPW 

mailto:anamersy.arce@miamidade.gov
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     Yamilet Senespleda, Manager, Traffic Engineering Division, DTPW 
     Anamersy Arce, Traffic Engineer, Traffic Engineering Division, DTPW 
 



From: HERRERA, ANA I
To: Amanda.Naldjieff@hklaw.com
Cc: Simon, Nathaly; Garcia, Jeannette C.; RODRIGUEZ, IVAN M; Concurrency Management; Stillings, Noel (RER)
Subject: Preliminary School Concurrency Analysis for Z2025000020 (PH3025101700625)
Date: Wednesday, October 22, 2025 11:51:00 AM
Attachments: Z2025000020 (PH3025101700625).pdf

Dear Applicant,
Pursuant to State Statutes and the Interlocal Agreement for Public School Facility Planning, the
above-referenced application was reviewed for compliance with Public School Concurrency.
Accordingly, enclosed please find the School District’s Preliminary Concurrency Analysis (School
Planning Level Review).
As noted in the School Planning Level Review, the proposed development would yield a maximum
residential density of 138 units, which generate 43 students (20 at the elementary, 10 at the middle,
and 13 at the senior high school level). At this time, all school levels have sufficient capacity available
to serve the application. However, a final determination of Public School Concurrency and capacity
reservation will only be made at the time of approval of final plat, site plan or functional equivalent,
notwithstanding any additional information that may surface after further departmental research. 
As such, this analysis does not constitute a Public School Concurrency Approval.    
Should you have any questions, please feel free to contact our office at 305-995-7285.
 
Regards,
 

 

 
 

mailto:anah732@dadeschools.net
mailto:amanda.naldjieff@hklaw.com
mailto:NSimon1@dadeschools.net
mailto:jcgarcia1@dadeschools.net
mailto:IRodrigu@dadeschools.net
mailto:concurrency@dadeschools.net
mailto:noel.stillings@miamidade.gov



Concurrency Management System (CMS)
Miami-Dade County Public Schools


Miami-Dade County Public Schools
Concurrency Management System
Preliminary Concurrency Analysis


MDCPS Application Number: PH3025101700625 Local Government (LG): Miami-Dade
Date Application Received: 10/17/2025 1:16:18 PM LG Application Number: Z2025000020
Type of Application: Public Hearing Sub Type: Land Use


Applicant's Name: Z2025000020
Address/Location: e of SW 133 Ct, N of SW 226 St
Master Folio Number: 3069140000228
Additional Folio Number(s): 3069140000260, 3069140000270, 3069140000228, ,


PROPOSED # OF UNITS 138
SINGLE-FAMILY DETACHED UNITS: 138
SINGLE-FAMILY ATTACHED UNITS: 0
MULTIFAMILY UNITS: 0


CONCURRENCY SERVICE AREA SCHOOLS


CSA Id Facility Name Net Available Capacity Seats Required Seats Taken LOS Met Source Type
661 CARIBBEAN K-8 CENTER (ELEM COMP) 87 20 20 YES Current CSA
662 CARIBBEAN K-8 CENTER (MID COMP) 58 10 10 YES Current CSA
7731 MIAMI SOUTHRIDGE SENIOR -105 13 0 NO Current CSA
7731 MIAMI SOUTHRIDGE SENIOR 0 13 0 NO Current CSA Five Year Plan


ADJACENT SERVICE AREA SCHOOLS
7531 MIAMI SUNSET SENIOR 721 13 13 YES Adjacent CSA


*An Impact reduction of 33.68% included for charter and magnet schools (Schools of Choice).


MDCPS has conducted a preliminary public school concurrency review of this application; please see results above. A final determination of public school concurrency and capacity reservation
will be made at the time of approval of plat, site plan or functional equivalent. THIS ANALYSIS DOES NOT CONSTITUTE PUBLIC SCHOOL CONCURRENCY APPROVAL.


1450 NE 2 Avenue, Room 525, Miami, Florida 33132 / 305-995-7285 / concurrency@dadeschools.net







Concurrency Management System (CMS)
Miami-Dade County Public Schools

Miami-Dade County Public Schools
Concurrency Management System
Preliminary Concurrency Analysis

MDCPS Application Number: PH3025101700625 Local Government (LG): Miami-Dade
Date Application Received: 10/17/2025 1:16:18 PM LG Application Number: Z2025000020
Type of Application: Public Hearing Sub Type: Land Use

Applicant's Name: Z2025000020
Address/Location: e of SW 133 Ct, N of SW 226 St
Master Folio Number: 3069140000228
Additional Folio Number(s): 3069140000260, 3069140000270, 3069140000228, ,

PROPOSED # OF UNITS 138
SINGLE-FAMILY DETACHED UNITS: 138
SINGLE-FAMILY ATTACHED UNITS: 0
MULTIFAMILY UNITS: 0

CONCURRENCY SERVICE AREA SCHOOLS

CSA Id Facility Name Net Available Capacity Seats Required Seats Taken LOS Met Source Type
661 CARIBBEAN K-8 CENTER (ELEM COMP) 87 20 20 YES Current CSA
662 CARIBBEAN K-8 CENTER (MID COMP) 58 10 10 YES Current CSA
7731 MIAMI SOUTHRIDGE SENIOR -105 13 0 NO Current CSA
7731 MIAMI SOUTHRIDGE SENIOR 0 13 0 NO Current CSA Five Year Plan

ADJACENT SERVICE AREA SCHOOLS
7531 MIAMI SUNSET SENIOR 721 13 13 YES Adjacent CSA

*An Impact reduction of 33.68% included for charter and magnet schools (Schools of Choice).

MDCPS has conducted a preliminary public school concurrency review of this application; please see results above. A final determination of public school concurrency and capacity reservation
will be made at the time of approval of plat, site plan or functional equivalent. THIS ANALYSIS DOES NOT CONSTITUTE PUBLIC SCHOOL CONCURRENCY APPROVAL.

1450 NE 2 Avenue, Room 525, Miami, Florida 33132 / 305-995-7285 / concurrency@dadeschools.net













The Department of Solid Waste Management (DSWM) review of the above-referenced item is 
provided below. Additional comments will be provided as needed. The DSWM has no objections 
to the proposed application.

Application: The applicant, Citinet Aventura LLC and Redlands Grove LLC (Rodan Estates) is
requesting a District Boundary Change from AU and EU-M to PAD, Planned Area Development,
and three Non-Use Variances related to private drives, minimum private open space
requirements, and parking in order to develop a community of 138 single-family homes.

Size: The subject property is approximately 20.9 gross acres in size.

Location: The property is located between SW 220th and 226th Street, between SW 132nd Court
and SW 133rd Court in unincorporated Miami-Dade County.

Analysis:

1. Solid Waste Disposal

The Miami-Dade County Solid Waste Management System consists of both County facilities and 
private facilities under contract as follows: three Class I landfills (two owned by Waste 
Management Inc., of Florida), a Class III landfill, and three regional transfer facilities.  The 
Department of Solid Waste Management (DSWM) does not assess or adjust estimated capacity 
requirements based on the impacts of individual developments.  Instead, the Department 
maintains sufficient disposal capacity to accommodate five years of waste flows committed to the 
system through long-term interlocal agreements or contracts with municipalities and private waste 
haulers, as well as anticipated non-committed waste flows.  The latest Concurrency Status 
Determination issued on September 29, 2025, which is valid through September 30, 2026, shows 
sufficient disposal system capacity to exceed the County's adopted level of service (five years of 
capacity).  This determination, which is on file with the Regulatory and Economic Resources 
Department, is contingent upon the continued ability of the County to obtain and renew disposal 
facility operating permits from the Florida Department of Environmental Protection, as needed. 
There is no solid waste disposal facility within 2.5 miles, or transfer facility within 1.5 miles, or 
collection facility within ¼ mile of the subject property.

Date:

To:

From:

Subject:

Eric Silva, AICP, Assistant Director
Regulatory and Economic Resources Department

Achaya Kelapanda, Deputy Director of Operations Department 
of Solid Waste Management

Citinet Aventura LLC and Redlands Grove LLC (Z2025-000020)



Citinet Aventura LLC and Redlands Grove LLC (Z2025-000020)
Page 2 

2. Garbage and Trash Collection Services

Should the referenced request be approved, and the anticipated development subsequently 
constructed, it would residential unit  as described in Chapter 15 of the 
Code of Miami-Dade County. Per the code, the residential units planned for development on the 
property will receive DSWM waste collection services. Twice-weekly curbside waste collection, a 
twice-yearly scheduled bulky waste collection service, and unlimited use of the 13 Trash and 
Recycling Centers are the services currently provided to most residential units in the DSWM solid 
waste collection service area. Any attached residential units developed as a part of this project 
may require alternative collection service (such as deletion of the recycling service and provision 
of dumpster garbage service), depending on the final configuration and layout of the units.   

3. Recycling

The DSWM provides curbside recycling services to residential units located in unincorporated 
Miami-Dade County, municipalities incorporated after February 16, 1996, and municipalities 
serviced through interlocal agreements through private contractors. The single-stream recycling 
program currently includes the collection of glass, aluminum cans, steel cans, plastic bottles, 
yogurt cups, butter tubs, paper, and cardboard. Further information may be obtained on the 
Department's website at https://www.miamidade.gov/global/solidwaste/recycling.page.  

4. Waste Storage/Setout Requirements

Section 15-4 of the Code requires that plans for storage and collection of recycling and solid 
waste be adequate before a building permit may be issued. Site plans must address location, 
accessibility, number, and adequacy of recycling and solid waste collection and storage facilities. 

5. Site Circulation Requirements

It is required that development plans associated with this project incorporate at least one of the 
following traffic circulation criteria to minimize the reversing of waste vehicles and, hence, provide 
for the safe circulation of service vehicles:  

a. Cul-de-sac with a minimum 49-foot turning radius (no "dead-  
b. "T" shaped turnaround 60 feet long by 10 feet wide
c. Paved throughway of adequate width (minimum 15 feet)

In addition, any and all alleyways designed with utilities, including waste collection, provided at 
the rear of the property, should be planned in accordance with standard street specifications with 
sufficient width and turning radii to permit large vehicle access.  T -
alleyways developed.  A sufficient waste set-out zone should be preserved between the edge of 
the pavement and any possible obstructions (such as parked cars, fencing, etc.) that would 
interrupt or preclude waste and recyclables collection. Developments requiring that solid waste 
haulers use private roads in order to service properties within the community shall hold the 
haulers, including the Department, harmless for any and all road damage occurring as a 
consequence of normal use of these roads. Failure to maintain any private roads used to provide 
solid waste collection services in adequate condition may, with provision of advance notice, result 
in removal of waste collection services provided by the DSWM. 
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Miami-Dade County Department of Regulatory and Economic Resources 
Staff Report to the Board of County Commissioners 

 
PH: Z25-033                                                                                                  December 18, 2025 
                                                                                                                                 Item No. 8A5 
 

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 would allow the property 
to be developed as multi-family apartments with a maximum 
density of up to 60 units per acre and a maximum height of 8 
stories under the Land Use and Density Regulating Plans of the 
Ojus Urban Area District. 

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

Property Size ±0.62-gross (±0.43-net) Acres 
Existing Zoning Ojus Urban Area District (OUAD), RM, Center  
Existing Land Use Vacant  
2030-2040 CDMP Land 
Use  
Designation  

Low-Medium Density Residential (within a Metropolitan Urban 
Center) 

Comprehensive Plan 
Consistency 

Consistent with the mixed-use and urban center policies and 
interpretative text of the CDMP and inconsistent with policy LU-
7A of the CDMP. 

Applicable Zoning Code 
Section 

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

Recommendation Denial without prejudice 
 
Pursuant to 33-313.1 the request to delete or modify a covenant requires the affirmative 
votes of 2/3 of the Board members present. 
 
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.” 
 
PROCEDURAL HISTORY:  
 
This application was deferred at the October 23, 2025, meeting of the Board of County 
Commissioners (BCC) to the November 20, 2025, in order to allow staff to correct the 
advertisement and readvertise. Subsequently, this item was deferred from the November 20, 
2025, meeting of the BCC at a request by the applicant. 
 
The public hearing on this item has not been held.  
 
 
 



Garden Place Development, LLC. 
Z25-033 
P a g e  | 2 

 

12/1/2025 

REQUEST: 
 
DELETION of a Declaration of Restrictions recorded in Official Records Book 31237, Page 
2459-2463. 
 
PROJECT HISTORY AND DESCRIPTION:  
 
The subject property consists of one mid-block parcel comprising of ±0.62-gross (±0.43-net) 
Acres generally located north of NE 187 Street and approximately 166’ west of NE 25 Avenue, 
Miami-Dade County, Florida and is within the Ojus Urban Area District. The parcel is vacant and 
surrounded by multi-family and single-family residences. 

On June 6, 2006, the Board of County Commissioners (BCC) adopted Ordinance No. 06-86 
establishing the Ojus Urban Area District (OUAD) Regulations. The OUAD provides the 
regulatory framework for all development within the Ojus area of northeastern Miami-Dade 
County. The properties within the OUAD boundaries were rezoned to OUAD on March 8, 2007, 
pursuant to Resolution No. Z-3-07. The OUAD regulations have subsequently been amended in 
2007, 2014, 2015 and 2016. OUAD regulations, as well as most Urban Center Districts, are 
based on the Standard Urban Center (SUCO) Regulations, which provide the foundational 
regulatory framework. The permitted density and intensity have been amended from time to 
time, with the most recent amendment approved in 2019 pursuant to Ordinance No. 19-120, 
which increased allowable density and intensity within the area. Prior to the OUAD rezoning, 
zoning records indicate that the subject property was zoned RU-3, Four-Unit Apartment District. 

After two (2) deferrals earlier in 2018, the Board of County Commissioners, on November 15, 
2018, approved an amendment to the Ojus Urban Area District Land Use Regulating Plan 
pursuant to Resolution No. Z-26-18. The amendment re-designated the subject property from 
Residential (R) to Residential Modified (RM), subject to a Declaration of Restrictions. The 
Declaration, among other provisions, limited development to: (1) a maximum building height of 
three (3) stories, and (2) no more than 18 dwelling units in total. The covenant was placed on 
the property to address concerns related to residential uses and the proximity of two (2) schools 
in the surrounding area. 

As part of the subject application, the applicant seeks to delete the above-mentioned 
Declaration of Restrictions, recorded in Official Records Book 31237, Pages 2459–2463. 
Removal of the covenant would allow the property to be developed with multi-family apartments 
with a density of 60 units per acre and a height of eight (8) stories. Staff notes that no site plan 
was submitted with the application. Therefore, if the applicant were to pursue development 
under the Workforce Housing Development Program pursuant to Article XIIA of the Miami-Dade 
County Code, the property could be developed at an even greater density and intensity, 
including up to six (6) additional stories.  

NEIGHBORHOOD CHARACTERISTICS 
                                           Zoning and Existing Use              Land Use Designation 

Subject Property OUAD-RM; vacant Metropolitan Urban Center 
North OUAD-R; multi-family Metropolitan Urban Center 

South OUAD-MC; vacant Metropolitan Urban Center 
East  OUAD-RM; multi-family Metropolitan Urban Center 

West OUAD-R; single family residence  Metropolitan Urban Center 
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NEIGHBORHOOD COMPATIBILITY: 
 
The subject property is a vacant parcel of land located at north of NE 187 Street and 
approximately 166’ west of NE 25 Avenue. It is surrounded by a mix of residential and vacant 
parcels, including multi-family developments to the north and east, a single-family residence to 
the west, and vacant land to the south.  
 
SUMMARY OF THE IMPACTS: 
 
Approval of this application will allow the applicant to develop the parcel with more density and 
intensity than currently permitted. Staff acknowledges that the development will result in 
additional traffic on the surrounding roadways. Based on the accompanying department 
memoranda and information contained in memoranda from the Platting and Traffic Review 
Section of the Department of Regulatory and Economic Resources (RER), the proposed 
development will generate approximately 13 PM peak hour vehicle trips. Based on the 
memorandum from the Department of Regulatory and Economic Resources – Division of 
Environmental Resources Management (DERM), approval of the application will not reduce the 
Level of Service (LOS) standards for an initial development order.  
 
COMPREHENSIVE DEVELOPMENT MASTER PLAN ANALYSIS: 
 
The Comprehensive Development Master Plan (CDMP) Land Use Plan (LUP) map designates 
the subject property as lying within the Ojus Urban Area District (OUAD).  The Ojus Urban 
Area District implements the urban center policies and interpretative text of the County’s 
Comprehensive Development Master Plan (CDMP). The CDMP Land Use Element (LUE) states 
that 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. 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. 
 
Below is a brief overview of the Metropolitan Urban Center Floor Area Ratio (FAR) and 
Maximum Density Requirement: 
 
 Average Floor Area Ratios 

(FAR) 
Max. Densities Dwellings 
per Gross Acre 

Metropolitan Urban 
Centers 

greater than 3.0 in the core 
not less than 0.75 in the edge 

250 

 
The Ojus Urban Area District implements the Urban Center and Mixed-Use Corridor policies 
and interpretative text of the CDMP. Staff opines that the request to delete the Declaration of 
Restrictions recorded in Official Records Book 31237, Pages 2459-2463, thereby allowing 
development of the subject parcel with 37 dwelling units and eight (8) stories in height, or a 
maximum of 47 dwelling units and up to 14 stories in height if developed pursuant to the 
Workforce Housing Development Program would be consistent with the mixed-use and urban 
center policies and interpretative text of the CDMP.  
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However, as part of the CDMP, the criteria to evaluate new development and redevelopment in 
existing and planned transit corridors and urban centers is outlined in the CDMP Land Use 
Element, Policy LU-7A, which states;“[t]hrough its various planning, regulatory and 
development activities, Miami-Dade County shall encourage development of a wide variety of 
residential and no-residential land uses and activities in nodes around rapid transit stations to 
promote mobility, 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.” 
 
The applicant seeks to seeks to delete the above-mentioned Declaration of Restrictions, 
recorded in Official Records Book 31237, Pages 2459–2463, to allow for future development on 
the site with more density and intensity than currently permitted. Staff opines that the maximum 
density and intensity permitted with the proposed amendment would be incompatible with the 
existing and future physical characteristics of development in the area, building massing and 
height. Based on the foregoing, and for the reasons that will be further expanded upon in the 
zoning analysis, staff opines that approval of the deletion of the covenant on the subject 
property would allow development on the site that would not be suitable for that area, and could 
create significant unfavorable impacts which could disrupt or degrade the safety and tranquility 
of the neighboring properties and would be incompatible with the surrounding parcels based 
on the compatibility criteria outlined in Policy LU-7A, and therefore would be inconsistent with 
Policy LU-7A of the CDMP.  
 
ZONING ANALYSIS: 

The applicant seeks to delete a previously recorded Declaration of Restrictions on the property. 
The deletion would allow the property to be developed as multi-family apartments with a density 
of 60 units per acre and a height of 8 stories under the Land Use and Density Regulating Plans 
of the Ojus Urban Area District. When the applicant’s request to delete the agreement, is 
analyzed under Section 33-311(A)(7), Generalized Modification Standards, staff opines that the 
approval of the request would be incompatible with the area concerned, when considering the 
necessity and reasonableness of the deletions in relation to the present and future development 
of the area concerned. The purpose of the application is to delete the covenant that restricts the 
subject property to a maximum of three (3) stories and eighteen (18) dwelling units. Removal of 
this restriction could potentially allow development at a maximum density of 47 dwelling units 
and up to 14 stories in height if pursued under the Workforce Housing Development Program. 
Staff notes that when the application for the amendment to the OUAD and the associated 
covenant was presented to the BCC in 2018, the application was deferred twice (October 3 and 
October 25) to allow further coordination between staff and the applicant. At the November 15, 
2018, BCC hearing, concerns were raised regarding the compatibility of higher density and 
building height with the surrounding area, which includes nearby schools and established 
residential uses. While the underlying zoning could have supported additional units and height, 
staff and the Board concluded that such density and intensity would not be appropriate for the 
site. To address these concerns, the applicant proffered a Declaration of Restrictions limiting the 
site to a maximum of 18 dwelling units and three (3) stories. Based on this proffer, the 
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application was approved in accordance with staff’s recommendation, subject to the Declaration 
of Restrictions adopted under Resolution No. Z-26-18. 

The subject parcel is adjacent to properties designated as Residential (R) to the north and west, 
which are restricted to a maximum density of 13 dwelling units per acre and a maximum height 
of four (4) stories. As such, any development exceeding these thresholds is considered to be 
incompatible with the surrounding area and would have a negative impact in the immediate 
parcels, which are currently developed with one (1) story structures or could potentially be 
redeveloped at a maximum of four (4) stories. Staff also notes that, during the 2018 approval 
process, it was recognized that the property immediately to the east, fronting NE 25 Avenue and 
NW 187 Street, could accommodate additional density and intensity due to its existing land use 
of RM, Center. The 2018 covenant was therefore intended to serve as a transitional buffer, 
allowing for slightly higher density on the subject site while ensuring compatibility with the lower-
density residential areas to the north and west. Prior to this public hearing, multiple meetings 
were held between the applicant and the Development Services Division to discuss the 
possibility of proffering a new covenant restricting the building density and intensity to maintain 
this transitional role. However, no agreement was reached regarding such restriction. Staff 
further opines that the request to delete the existing covenant in order to qualify for the 
additional density and height would also be incompatible with the future development of the 
area outlined in the community’s vision expressed through the Ojus Miami-Dade charrette 
report, and as adopted through the OUAD regulations.   

Staff notes that approval of the request will not adversely impact the County’s adopted Level of 
Service (LOS) standards for non-transportation County services. The memoranda from the 
Division of Environmental Resources Management of the Department of Regulatory and 
Economic Resources (RER), the Platting and Traffic Review Section of the Department of 
Regulatory and Economic Resources (RER), the Water and Sewer Department and Miami-
Dade Fire Rescue, indicate that the request will not generate or result in excessive noise, cause 
undue or excessive burden on public facilities, including water, sewer, solid waste disposal, 
recreation, or other such facilities which have been constructed or which are planned and 
budgeted for construction.  

For the reasons above, staff is of the opinion that deleting the Declaration of Restrictions for the 
subject property would be inconsistent and incompatible with the surrounding area. The 2018 
covenant was intended to provide a transition between higher-density development to the east 
and lower-density residential to the north and west. Removing the covenant could result in a 
development that does not fit the scale and character of the neighborhood. Therefore, staff 
recommends denial without prejudice of the application under Section 33-311(A)(7), 
Generalized Modification Standards. 

ACCESS, CIRCULATION AND PARKING:  N/A 
 
NEIGHBORHOOD SERVICES PROVIDER REVIEW:  See attached. 
 
OTHER: N/A 
 
RECOMMENDATION:  
 
Denial without prejudice. 
 
CONDITIONS FOR APPROVAL: None. 
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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 
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COMPREHENSIVE DEVELOPMENT MASTER PLAN (CDMP) OBJECTIVES, 

POLICIES AND INTERPRETATIVE TEXT 
 

Objective LU-7A 
(Pg. 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 promote mobility, 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. 
 

Land Use 
Element 
Urban Centers 
pg. I-45 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Urban Centers 
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 

NEIGHBORHOOD SERVICES PROVIDER COMMENTS* 
The Department of Regulatory and Economic Resources – 
Division of Environmental Resources Management 
(DERM) 

No objection 

Platting and Traffic Review Section (RER) No objection 
Miami-Dade Fire Rescue (MDFR) No objection 
Water and Sewer Department (WASD) No objection* 
Building and Neighborhood Compliance (BNC) No objection 
*Subject to conditions in their memorandum. 
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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. Separately  
 
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 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 
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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. 
 
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) 
 

 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. 
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PERTINENT ZONING REQUIREMENTS/STANDARDS 
 

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 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. 
 

 



         Building and Neighborhood Compliance  
 

ENFORCEMENT HISTORY  
 

 
GARDEN PLACE DEVELOPMENT, LLC N/A 

MIAMI-DADE COUNTY, FLORIDA. 
 

   
APPLICANT  ADDRESS  

 
Pending Z2025000033 

 
  

  DATE  HEARING NUMBER    
FOLIO: 30-2204-000-0640 
 
REVIEW DATE OF CURRENT ENFORCEMENT HISTORY:  
October 28, 2025 
 
NEIGHBORHOOD REGULATIONS: 
There are no open/closed cases in CMS. 
 
BUILDING SUPPORT REGULATIONS: 
There are no open/closed cases in BSS. 
 
VIOLATOR: 
GARDEN PLACE DEVELOPMENT, LLC. 
 
OUTSTANDING LIENS AND FINES: 
There are no outstanding liens or fines. 

 































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

 
PH: Z25-066  December 18, 2025 

Item No. 8C1 

Recommendation Summary 
Commission District 2 
Applicant 3645 Investors, 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 within the SMART Corridor, and assign to it the 
permitted uses and development regulations applicable under 
Section 33C-3.3 of the County Code for the “SMART Corridor 
Subzone of the Rapid Transit Zone (RTZ)”, in order to develop the 
property with a mixed-use development, with retail uses and multi-
family residential, including workforce housing. 

Location Lying on the northeast corner of NW 36 Street and NW 37 Avenue, 
Miami-Dade County, Florida. 

Property Size ±2.27 Acres 
Existing Zoning BU-2, Special Business District, 

IU-1, Light Industrial Manufacturing District, 
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, 
(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.” 
 
REQUEST: 
 
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 of the County Code.   
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BACKGROUND AND ANALYSIS:  
 
The approximately ±2.27 acre subject property, under folios 01-3121-000-1491; 01-3121-048-
0010; 30-3121-000-1490; 30-3121-000-1505, is located on the northeast corner of NW 36 Street 
and NW 37 Avenue, within close proximity to the 112 Expressway (East-West SMART corridor), 
and the Hialeah Market Tri-Rail Station. Additionally, staff notes that the property is also situated 
in close proximity to the Miami Intermodal Center (MIC) and the Earlington Heights Metrorail 
Station as well. The subject site is currently vacant and comprised of four (4)-lots, of which two of 
the northern parcels were within unincorporated Miami-Dade County whereas the two bottom 
parcels fronting along NW 36 Street were within the jurisdiction of City of Miami prior to the subject 
property’s addition to the SMART Corridor Subzone of the Rapid Transit Zone.  
 

 
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). Recently, on May 6, 2025, the Board adopted Ordinance No. 25-
020, amending sections 33C-2 & 33C-3.3 of the Code and expanding the Smart Corridor Subzone 
of the Rapid Transit Zone to encompass certain private properties in the vicinity of NW 37 Avenue 
and NW 36 Street, and within a half mile of a public transit station. Ordinance No. 25-020 provided 
Exhibit 37 which includes, among other things, the subject property, as shown in Figure 1 above. 
Staff notes that prior to its addition to the SMART Corridor Subzone of the Rapid Transit Zone, 
two of the folios of the subject property that front along SW 36 Street were 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 
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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 SMART Corridor Subzone of the RTZ primarily consists of properties located within 
and along the County’s six (6) rapid transit corridors designated as the Strategic Miami Area Rapid 
Transit (SMART) Plan Corridors. 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 that may be in proximity to these areas. As such, pursuant 
to Ordinance No. 25-020, the BCC expanded the SMART Corridor Subzone of the RTZ relating 
to Chapter 33C-2 and 33C-3.3 of the Code in order to promote higher density near transit hubs, 
thereby increasing transit ridership and offering residents greater access to employment, housing, 
and essential services. It was also anticipated that the proximity of such properties to the East-
West SMART Plan Corridor and the Hialeah Market Tri-Rail Station would provide several transit 
options to residents and workers in the area. 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. 
 
As previously mentioned, the subject property is not only located within the urban center radius 
of the Hialeah Market Tri-Rail Station, but is also situated in close proximity to the 112 Expressway 
(East-West corridor), one of the six (6) rapid transit corridors identified as a part of the Strategic 
Miami Area Rapid Transit (SMART) Plan adopted by the Miami-Dade County’s Transportation 
Planning Organization (TPO) in April 2016, and endorsed by the Board of County Commissioners 
(BCC) by Resolution No. R-523-16. The County’s CDMP provides different policies for 
development density and intensity for different areas within the SMART Corridor Subzone, and 
properties that are within the radius of a CDMP-designated urban center shall be governed by the 
CDMP policies for urban centers. Sections of Chapter 33C (Subsections 33C-3.3 for the SMART 
Corridor Subzone), includes the standards for development of such properties that are located 
within the radius of a designated urban center such as the Hialeah Market Tri-Rail 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. Specifically, Subsection 33C-3.3 (C)(1)(a) 
for the SMART Corridor Subzone states that “for properties located within the radius of an 
Community Urban Center designated on the CDMP Land Use Map but not incorporated in an 
urban center zoning district, the maximum density residential density would be 125 dwelling 
units/per acre and a maximum allowable height of 15-stories.” 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."  
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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. At that 
same meeting, pursuant to Resolution #Z-31-25, the BCC also approved the general development 
plans for another subject site (under application #Z2024000231), located at 13485 Alexandria 
Drive, in close proximity to the Opa Locka Tri- Rail Station. Both sites were granted special 
exception approvals under the “SMART Corridor Subzone of the Rapid Transit Zone (RTZ)”, 
assigning to them the applicable permitted uses in accordance with Section 33C-3.3 and Section 
33C-8 of the County Code. More recently, another site located at 1136 NW 8 Avenue and 1157 
NW 11 Street Road, in close proximity to the Culmer Metrorail Station, was the subject of a similar 
zoning hearing (#Z2024000272), and its general development plans approved by the BCC at their 
November 20, 2025, meeting, and was assigned the permitted uses and development regulations 
applicable under the County Code for the “SMART Corridor Subzone of the Rapid Transit Zone 
(RTZ).” 
 
The applicant intends to develop the subject property with a mixed-use development, with retail 
uses and multi-family residential, 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, the applicant would be required to submit 
a Workforce Housing Agreement that commits to set aside 12.5% of the proposed dwelling units 
(30-units) as workforce housing units. In addition to complying with the aforementioned WFH code 
requirement, the applicant has also voluntarily proffered a covenant setting aside all 30 WFH units 
for households whose annual income is less than 120% of the Area Median Income (AMI) of 
Miami Dade County, and also providing that 50% of those workforce housing units (15-units) 
would be set aside for households earning between 60-79% of the AMI. 
 

 
Figure 2 
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Based on the submitted letter of intent and general development plans that depict the anticipated 
massing and location of the proposed development, the applicant intends to redevelop the ±2.27-
acre site with a 8-story high mixed-use building, with a total of 235 residential units, ±2,771 sq. ft. 
of ground floor commercial spaces, ±34,143 sq. ft. of open space. The proposed amenities may 
include a club room, gym/business center, kids’ area, EV chargers and a dog park. The proposed 
development shall also provide for 365 parking spaces within a structured parking garage, and 
would have two (2) ingress/egress points of direct vehicular and pedestrian access to the 
proposed development; one from NW 37 Avenue and the other provided along NW 36 Street. 
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 previous 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” or, the Administrative Site Plan Review (ASPR) process filed separately 
under Application number Z2025000139. 
 
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 the other Community Urban Centers (CUC). As 
such, the proposed development has been designed in accordance with the CUC designation 
due to its location within the radius of the Hialeah Market Tri-Rail Station urban center, 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 Community Urban Centers calls for mixed-
use development, with a maximum residential density of 125 units/per acre and a maximum 
allowable height of 15-stories. 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). Those Urban Center policies further provide for mixed-use development at 
an floor-area ratio greater than 1.5 in the core; not less than 0.5 in the edge. Based on the SMART 
Plan policies, the applicant could develop the 2.27-acre subject site with a maximum of 283 
multifamily units together with commercial/retail uses within structures that can have a maximum 
height of 15-stories. Staff notes that the proposed eight (8)-floors high mixed-use building with a 
total of 235 multifamily units, and a floor area ratio of +/-2.73 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, the proposed development 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 ±2.27-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 the 
application under Section 33-311(A)(3) Special Exceptions, Unusual Uses and New Uses. 
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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 East-West SMART Plan Corridor and 
the Hialeah Market Tri-Rail Station. Staff notes that approval of the request would also authorize 
for the site all of the applicable permitted uses and building standards set forth in Section 33C-
3.3(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 
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 where traffic 
concurrency does not apply, but that the application will generate 103 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. 
 
ACCESS, CIRCULATION AND PARKING: The submitted general development plans indicate 
one (1)-ingress/egress point of direct vehicular and pedestrian access provided along NW 37 
Avenue, whereas another point of ingress/egress has been provided along NW 36 Street 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 365 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 
with conditions of this application. 
 
CONDITIONS:  
 
1. That the final site plan must conform to the general development plans dated stamped received 

11/19/2025 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, subject to the following conditions: 
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a) The Workforce Housing Agreement shall be a binding commitment that the restrictions of 

this article shall run with the land for the entire control period. 
b) The Workforce Housing Agreement will bind the applicant, any assignee, mortgagee, or 

buyer, and all other parties that receive title to or an interest in the property. 
c) The Workforce Housing Agreement shall be senior to all other liens or encumbrances on 

the property including all instruments that facilitate the securing of permanent financing, 
except that tax and assessment liens shall be superior to these covenants, and except as 
may be provided in Chapter 17, Article IX of this Code. 

d) The Workforce Housing Agreement shall incorporate all terms and conditions regarding 
WHUs (Workforce Housing Units), including without limitation, the required shared equity 
agreement, eligibility standards, appropriate sale and rental price standards and 
affordability controls required of purchasers of WHUs pursuant to Chapter 17, Article VIII 
of this Code. 

e) Where WHUs are to be provided as part of a rental development, the declaration and 
agreement required by this section and Section 33-193.13 may specify the total number of 
WHU rental units to be made available on the property and provide for an annual inventory 
of WHUs, instead of encumbering each individual WHU. 

 
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. 

 
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 Water and Sewer Department (WASD) as indicated in 
their memorandum. 

 
7. 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 

https://library.municode.com/fl/miami_-_dade_county/codes/code_of_ordinances?nodeId=PTIIICOOR_CH17HO
https://library.municode.com/fl/miami_-_dade_county/codes/code_of_ordinances?nodeId=PTIIICOOR_CH17HO
https://library.municode.com/fl/miami_-_dade_county/codes/code_of_ordinances?nodeId=PTIIICOOR_CH33ZO_ARTXIIAWOHODEPR_S33-193.13REDERECO
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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. 
 



ZONING RECOMMENDATION ADDENDUM 
 

3645 Investors, LLC 
PH: Z25-066 

 

  

 

 
 
 
 

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


ZONING RECOMMENDATION ADDENDUM 
 

3645 Investors, LLC 
PH: Z25-066 

 

  

 

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


ZONING RECOMMENDATION ADDENDUM 
 

3645 Investors, LLC 
PH: Z25-066 

 

  

 

(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  
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. 
 

 

https://library.municode.com/fl/miami_-_dade_county/codes/code_of_ordinances?nodeId=PTIIICOOR_CH33ZO_ARTXXIXINLIMADI_S33-259USPE
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DATE: December 1, 2025 

TO: Eric Silva 

 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 DIC Project No. Z2025000066 

3645 Investors, 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 3685 NW 36th St., Miami, FL 

CONDITIONS/RECOMMENDATIONS:  
 

I. Transportation Planning and Policy Division: 
 
A. Conditions 

 
1. The applicant shall ensure that the sidewalk along NW 36th St. and NW 37th 

Avenue 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 stops mentioned in Project Description.  

2. The applicant shall provide enhanced crosswalks or additional pavement markings 
at the intersection of NW 36th St and NW 37th Avenue if approved by TED to clearly 
delineate where pedestrians should be. This will promote walkability to the bus 
stops mentioned in the Proposed Project section of this Memo.  

3. The Applicant shall work with the City of Miami on bus stop enhancements, 
including ADA compliance, and adding an enhanced bus shelter to stop at NW 37 
Ave & NW 36 St along the property. Contact Raonel Rodriguez at 
Raonel.Rodriguez@miamidade.gov for the removal of any signage.  

a. If necessary, Applicant should dedicate an 11’ x 14’ space to ensure bus 
stop enhancements have sufficient space.  

4. The applicant shall evaluate options to incorporate bicycle and pedestrian 
accessibility into the development site that will ensure a safe connection to the 
existing sidewalk network and Transit Stops.  

a. Adequate lighting throughout all pedestrian/bicycle 
connections/pathways shall be provided.  

mailto:Raonel.Rodriguez@miamidade.gov
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5. The applicant shall coordinate with DTPW’s Design and Engineering section to 
ensure wayfinding is provided to all available transit options.  

6. The applicant shall coordinate with the DTPW on the proposed solutions to provide 
adequate space for Transit On-Demand services. Additionally, the Applicant 
should provide a Drop-off/Pickup Zone in a centralized area within the site that can 
accommodate passenger vans.  

a. Valet service shall have a dedicated area and not be occurring within the 
public right-of-way. 

7. The placement of covered and secured bicycle and micro-mobility device parking 
is noted near property entrances on the development plans. 

a. Applicant shall increase the number of short-term bicycle parking spaces. 
b. DTPW discourages the use of wave-style bicycle racks. Inverted U-

shaped racks are recommended.  
8. The applicant shall ensure that a 5 ft clear pedestrian path, per the DTPW Design 

Manual, shall be provided. The Pedestrian path shall be free of furniture and 
obstructions.  

 
Please contact Francisco Arbelaez, AICP at Francisco.Arbelaez@miamidade.gov if you 
have any questions on the conditions above. 

 
II. Traffic Engineering Division 

 

A. Conditions 

1. This development has been approved for the construction of a residential project 
consisting of 235 mid-rise residential units and ±2,771 square feet of retail space. 
In the case that the land use information is modified, a new site plan/traffic study 
must be submitted for review. 

2. The proposed gates shall remain open during daytime hours and shall be closed 

during nighttime hours. A note specifying this requirement shall be included on 

the plans. 

3. According to the email correspondence from Leandro Oña dated July 3, 2025, a 

contribution is required for the ongoing roadway project along NW 37th Avenue 

being completed by the County. Please note that this contribution must be 

provided prior to approval of the final plat. 

 

 
If you have any questions concerning the conditions, or wish to discuss this matter 

further, please contact Anamersy Arce at anamersy.arce@miamidade.gov. 

 
If you have any questions concerning the overall review comments, or wish to 
discuss this matter further, please contact Francisco Arbelaez at (786) 469-5310. 
 
 
 

C: Lisa Colmenares, AICP, Chief Planning Officer, DTPW 

mailto:Francisco.Arbelaez@miamidade.gov
mailto:anamersy.arce@miamidade.gov
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    Paola Baez, P.E., Chief, Transportation Planning and Policy, DTPW 
    Eric Zahn, Manager, 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 

 

























































































































EXHIBIT ‘A’ 
 

General Development Plans 
#Z25-066, 3645 Investors, LLC 

 
 
 
 











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

 
PH: Z25-074   December 18, 2025 
                                                                                                                                   Item No. 8C2 
 

Recommendation Summary 
Commission District 9 
Applicant TLC South Dade, LLC 
Summary of 
Requests 

The applicant seeks to amend the regulating plan for the Perrine 
Community Urban Center District (PECUCD) to redesignate the 
subject property as ID, Industrial District on the Center sub-districts. 

Location 16905 SW 100 Avenue, Miami-Dade County, Florida. 
Property Size ±0.47-gross (±0.26-net) Acres 
Existing Zoning Perrine Community Urban Center District (PECUCD) 
Existing Land Use Day Care Center and Preschool 
2030-2040 CDMP 
Land Use  
Designation  

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

Recommendation Approval, subject to the Board’s acceptance of the proffered 
covenant. 

 
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.” 
 
REQUESTS: 
 
(1) AMENDMENT to the PECUCD Land Use Regulating Plan to re-designate the subject 

property from Residential (R) to Industrial District (ID). 
 
(2) AMENDMENT to the PECUCD Sub-district Regulating Plan to re-designate the subject 

property from Edge to Center. 
 
PROJECT HISTORY AND DESCRIPTION:  
 
In February 2002, pursuant to Resolution No. CZAB14-2-02, the subject property received 
approval with conditions by the Community Zoning Appeals Board 14 (CZAB 14) for an unusual 
use to permit day care center for fifty (50) children, allowed parking closer to an official right-of-
way than permitted, the building of public assemblage located closer to certain property lines 
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and a single-family residence than permitted, and a narrower greenbelt than permitted along 
SW 168 Terrace.  
 
On September 2006, pursuant to Ordinance No. 06-127, the Board of County Commissioners 
(BCC) established the Perrine Community Urban Center District (PECUCD) Regulations. The 
PECUCD as well as the Standard Urban Center District Regulations provide the regulatory 
framework for all development within the Perrine Community Urban Center area of Miami-Dade 
County, including density, building heights, lot standards, setbacks and the urban district and 
Sub-district regulating plans. Subsequently, in 2007, the subject property was a part of a large 
tract of land, which, pursuant to Resolution No. Z-52-07, was approved for a District Boundary 
Change (DBC) from multiple zoning districts to the Perrine Community Urban Center District 
(PECUCD). Within the aforementioned PECUCD, the subject parcel was designated R, 
Residential, and located within the Edge sub-district on the underlying regulating plans. 
 
The area within the boundaries of an urban center is divided in three Sub-districts: Core, Center 
and Edge. The highest density and intensity within an urban center shall be allocated to the 
Core Sub-districts, a mixed-use area adjacent to the transit station(s) or major transit stop(s). 
The densities and intensities shall then gradually decrease from the Core to the Center Sub-
district where mixed uses are still permitted and then further decrease to the Edge Sub-district, 
which is characterized by single uses, including low density residential. As previously 
mentioned, the subject property is located within the Edge Sub-district as designated on the 
Land Use Plan Map. The existing Edge Sub-district permits development at a maximum density 
of 18 dwelling units per acre and a maximum building height of two (2) stories. Furthermore, the 
proposed Center Sub-district designation would allow for an increased density of 90 dwelling 
units per acre and a building height of 12 stories. Staff also notes that additional density and 
intensity may be permitted through participation in the Workforce Housing Program, pursuant to 
Article XIIA of the Miami-Dade County Code. Staff further notes that no plans were submitted 
with this application. However, the applicant has proffered a covenant which, among other 
provisions, restricts the building height on the property to a maximum of four (4) stories. 
 

NEIGHBORHOOD CHARACTERISTICS 
                                               Zoning and Existing Use                 Land Use Designation 
Subject Property PECUCD, R, Edge; day care center 

and preschool 
Community Urban Center 
 

North PECUCD, ID, Center; religious 
facility 

Community Urban Center 

South PECUCD, R, Edge; multi-family 
residential  

Community Urban Center 

East  PECUCD, ID, Center; alley & sales 
and services  

Community Urban Center 

West PECUCD, R, Edge; religious facility, 
Sunday school, kindergarten & 
vacant land  

Community Urban Center 
 

 
NEIGHBORHOOD COMPATIBILITY: 
 
The ±0.47-gross-acre (±0.26-net-acre) subject property is designated PECUCD, Residential (R), 
and is currently developed with a day care center and preschool. To the north, the property is 
bordered by a religious facility within the PECUCD, Institutional (ID) designation. To the south, 



 
TLC South Dade, LLC  
Z25-074 
P a g e  | 3 
 

12/1/2025 

the site abuts multi-family residential development within the PECUCD, Residential (R) 
designation. To the east, the property is adjacent to an alley and sales and services uses within 
the PECUCD, Industrial District (ID) designation. To the west, the site is bordered by a religious 
facility, Sunday school, kindergarten, and vacant land, all within the PECUCD, Residential (R) 
designation. 
 
SUMMARY OF THE IMPACTS: 
 
Approval of this application will allow the applicant to develop the parcel with more density and 
intensity than currently permitted. Staff acknowledges that the development will result in 
additional traffic on the surrounding roadways. Based on the accompanying department 
memoranda and information contained in memoranda from the Platting and Traffic Review 
Section of the Department of Regulatory and Economic Resources (RER), the proposed 
development will generate approximately 15 PM peak hour vehicle trips. Similarly, based on the 
memorandum from The Department of Regulatory and Economic Resources, approval of the 
application will not reduce the Level of Service (LOS) standards for an initial development order.  
 
COMPREHENSIVE DEVELOPMENT MASTER PLAN AND ZONING ANALYSIS: 
 
The Comprehensive Development Master Plan (CDMP) Land Use Plan (LUP) map designates 
the subject property as Low Density Residential and lying within the Perrine Community Urban 
Center District (PECUCD). The Perrine Community Urban Center District implements the 
urban center and mixed-use corridor policies and interpretative text of the County’s 
Comprehensive Development Master Plan (CDMP). The CDMP Land Use Element (LUE) states 
that 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. 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. 
 
Below is a brief overview of the Community Urban Center Floor Area Ratio (FAR) and Maximum 
Density Requirement: 
 
 Average Floor Area Ratios 

(FAR) 
Max. Densities Dwellings per 
Gross Acre 

Community Urban 
Centers 

greater than 1.5 in the core  
not less than 0.5 in the edge 

125 

 
The Perrine Community Urban Center District implements the Urban Center and Mixed-Use 
Corridor policies and interpretative text of the CDMP. The request is to amend the PECUCD 
Land Use Regulating Plan to re-designate the subject property from Residential (R) to Industrial 
District (ID) and from the Edge Sub-district to the Center Sub-district. Under current zoning, the 
site is limited to a maximum of 8 dwelling units and 2 stories in height. The proposed 
amendment would allow development of up to 42 dwelling units at a maximum height of 12 
stories, or up to 53 dwelling units and 18 stories if developed under the Workforce Housing 
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Development Program. However, the applicant has proffered a zoning covenant limiting the 
building height to a maximum of four (4) stories, which would be consistent with the mixed-use 
and urban center policies and interpretative text of the CDMP. This height restriction may also 
limit the total number of units to fewer than what would otherwise be permitted under the 
amendment. 
 
In addition, as part of the CDMP, the criteria to evaluate new development and redevelopment 
in existing and planned transit corridors and urban centers is outlined in the CDMP Land Use 
Element, Policy LU-7A, which states;“[t]hrough its various planning, regulatory and 
development activities, Miami-Dade County shall encourage development of a wide variety of 
residential and no-residential land uses and activities in nodes around rapid transit stations to 
promote mobility, 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.” 
 
The applicant seeks to re-designate the parcel to ID, Industrial District, to allow for future 
development on the site with more density and intensity than currently permitted. Staff opines 
that the proposed density and intensity permitted with the proposed amendment, subject to the 
proffered covenant would be compatible with the existing and future physical characteristics of 
development in the area, building massing and height. Based on the foregoing, and for the 
reasons that will be further expanded upon in the zoning analysis, staff opines that approval of 
the re-designation to ID, Center on the subject property would allow development on the site 
that would be suitable for the area and will be compatible with the surrounding parcels based 
on the compatibility criteria outlined in Policy LU-7A, and therefore would be consistent with 
Policy LU-7A of the CDMP. Staff further opines that the request to re-designate the property ID, 
Center in order to qualify for the additional density and height, subject to the acceptance of the 
proffered covenant would also be consistent with the future development of the area outlined in 
the community’s vision expressed through the Perrine Community Urban Center District 
regulations.   
 
ZONING ANALYSIS: 
 
The subject property is a ±0.47-gross (±0.26-net) Acres and is located within the R (Residential) 
Land use and Edge Sub-district of the PECUCD. The property is currently developed as a day 
care center and the applicant is seeking to re-designate the Land Use from (R) Residential to 
(ID) Industrial District within the Center Sub-district. As previously noted, based on the Standard 
Urban Center Regulations outlined in Section 33-284.84.1 of the Code, the property is located 
within the Urban Center. Surrounding the site, the north and east parcels are designated ID and 
Center Sub-district, while the west and south parcels are designated R and Edge Sub-district. 
Staff notes that the parcel to the south was recently developed with a two-story multi-family 
development, and that the proposed amendment with the proffered height restriction of four (4) 
stories will serve as a transition to the parcels to the north and east currently zoned ID, Center 
Sub-district which allow for higher intensity. 
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As previously mentioned, the Center Sub-district designation could allow mixed-use 
development of up to 90 residential units per acre and up to twelve (12) stories in height. 
However, the applicant has proffered a covenant restricting the height of any proposed building 
to four (4) stories. As a result, staff opines that the re-designation of the property to ID would 
continue the transitional land use pattern of ID that currently exists to the north and east of the 
site. Staff further notes that, although no site plan was submitted with this application, any future 
approvals through the Administrative Site Plan Review (ASPR) process would need to comply 
with the Standard Urban Center District Regulations, including the implementation of adequate 
buffering, site planning, and design features. Additionally, pursuant to Sec. 33-284.83(C)(5), the 
proposed residential development is required to maintain the existing service road to the east as 
a buffer from the adjacent industrial use. Further, pursuant to Sec. 33-284.83(A)(3), a minimum 
of 12.5 percent of the units must be designated as Workforce Housing Units. 
 
Below is an image of the existing and proposed Land Use Regulating Plan Redesignation: 
 

Current Land Use Regulating Plan Redesignation: 

                                         
 

Proposed Land Use Regulating Plan Redesignation: 

                                          
 
Furthermore, staff notes that the memorandum from the Department of Regulatory and 
Economic Resources indicates that the approval of this application 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. The Platting and Traffic Review Section of the 
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Department of Regulatory and Economic Resources (RER), in their memorandum state that 
they have no objections to the application subject to conditions in their memorandum, and that 
the application will generate approximately 15PM peak hour vehicle trips. In addition, the 
memoranda submitted by the Department of Solid Waste Management, the Water and Sewer 
Department, and Miami-Dade Fire Rescue Department indicate no objection to the application 
as well. Based on the aforementioned department memoranda, staff opines that approval with 
conditions of this application would not have an unfavorable effect on the economy of Miami-
Dade County, would not tend to create a fire or other equally or more dangerous hazard, or 
provoke excessive overcrowding of people, will not result in, among other things, excessive 
noise or cause undue or excessive burden on public facilities.  
 
For the reasons stated above, staff opines that the requested amendment of the PECUCD land 
use regulating, and sub-districts plan for the subject property would be consistent with the 
CDMP and compatible with the surrounding area. Based on the foregoing, staff 
recommends approval, subject to the Board’s acceptance of the proffered covenant 
under 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. 
 
ACCESS, CIRCULATION AND PARKING:  N/A  
 
NEIGHBORHOOD SERVICES PROVIDER COMMENTS: See attached. 
 
OTHER: N/A 
 
RECOMMENDATION:   
 
Approval, subject to the Board’s acceptance of the proffered covenant. 
 
 
ES:JB:SS:EA:MA 
 
 
 
____________________________ 
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* 
Department of Regulatory and Economic Resources 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 
Parks, Recreation and Open Spaces Department (PROS) No objection* 
Historic Preservation No objection 
Housing & Community Development (HCD No objection 
School Board  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 
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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 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 
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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 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. 
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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 
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PERTINENT ZONING REQUIREMENTS/STANDARDS 

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, 

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-
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. 
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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 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. 
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