
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 
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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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