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

 
PH: Z25-125  April 23, 2026 

Item No. 8C3 

Recommendation Summary 
Commission District 8 
Applicants 232 Holdings, LLC and 12499 Holdings, LLC 
Summary of Requests The applicants seek to allow a rezoning of the subject property from 

RU-3M (12.9 units per acre) to RMD, Residential Modified District, 
and to delete two (2) existing covenants running with separate 
portions of the land restricting the property to previously approved 
plans, in order to allow this subject site to be developed with a 192-
unit multifamily residential development. Additionally, the applicants 
also seek to allow the main entrance for one (1) of the proposed 
residential buildings to be accessed from a parking lot (not 
permitted). 

Location Lying on the southeast corner of South Dixie Highway (SR 5) and 
SW 232 Street, Miami-Dade County, Florida.  

Property Size ±4.93-gross (±4.89-net) Acres 
Existing Zoning RU-3M, Minimum Apartment House District 
Existing Land Use Vacant land 
2030-2040 CDMP Land 
Use  
Designation  

Medium Density Residential w/ One Density Increase (DI-1) 
(Subject to approval of the concurrent CDMP amendment 
Application No. CDMP20250008) * 
(see attached Zoning Recommendation Addendum) 

Comprehensive Plan 
Consistency 

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

Applicable 
Zoning Code 
Section(s)  

Section 33-311, District Boundary Change, 
Section 33-311(A)(7), Generalized Modification Standards, 
Section 33-311(A)(4)(b), Non-Use Variances From Other Than 
Airport Regulations 
(see attached Zoning Recommendation Addendum) 

Recommendation Approval, subject to the Board’s acceptance of the proffered 
covenant (Subject to approval of the concurrent CDMP 
amendment Application No. CDMP20250008 and it becoming 
effective) *   

 
* This recommendation is contingent on approval of the CDMP amendment Application No. 
CDMP20250008 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. 
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REQUESTS: 
 
(1) DISTRICT BOUNDARY CHANGE from RU-3M, Minimum Apartment House District, to RMD, 

Residential Modified District. 
 

(2) DELETION of a Declaration of Restrictions recorded in Official Records Book 26676, Pages 
1313-1318, of the Public Records of Miami-Dade County, Florida. 

 
(3) DELETION of a Declaration of Restrictions recorded in Official Records Book 30819, Pages 

2911-2916, of the Public Records of Miami-Dade County, Florida. 
 

The purpose of requests #2 and #3 is to allow the applicants to delete existing covenants that 
restrict the subject property to prior site plans, in order to be able to build under the proposed 
zoning district. 

 
(4) NON-USE VARIANCE of the Residential Modified District Regulations requiring that the 

primary entrance of a building shall provide access to a street; to waive same and permit the 
primary entrance for one (1) of the proposed residential buildings to be accessed from a 
parking lot. 

 
PROJECT DESCRIPTION:  
 
The application site was the subject of Comprehensive Development Master Plan (CDMP) 
amendment Application No. 4 filed in the May 2016 cycle of applications to amend the CDMP that 
was approved by the Miami-Dade Board of County Commissioners through Ordinance No. 16-
117 adopted in October 2016. That application changed the land use designation of the 
application site from “Low Density Residential” (2.5 to 6 dwelling units per gross acre) and 
“Business and Office” to it’s current “Low-Medium Density Residential” (6 to 13 dwelling units per 
gross acre) designation. 
 
Additionally, in 2008, the two western parcels of the subject site, under folios 30-6924-000-0691 
and 30-6924-000-0680 (approximately ±2.03-acres), were rezoned from GU, AU and BU-1A, to 
RU-3M pursuant to Resolution No. CZAB15-13-08 in order to develop the site with 26-unit 
townhouse-style residential development through the use of the Workforce Housing credits. As 
part of that approval, the applicants had also proffered a Declaration of Restrictions ORB 26676, 
Pages 1313-1318 (2008 Covenant), restricting that (1) the site shall be developed in substantial 
compliance with the submitted site plan; and (2) proffering 12.5 percent of the proposed homes 
on the property as Workforce Housing units for persons with incomes between 65% and 140% of 
Area Median Income (AMI).  
 
Later, in 2017, the eastern portion (folio 30-6924-000-0670; ±2.9-acres) of the property was the 
subject of a request for a district boundary change from AU to RU-3M that was initially denied by 
the CZAB 15, but reversed on appeal before the Board of County Commission (BCC) and was 
approved pursuant to Resolution No. Z-25-17. At that time the applicants proffered a Declaration 
of Restrictions ORB 30819, Pages 2911-2916 (2018 Covenant), which among other things 
included the following proffers: (1) pedestrian access would be provided from this property to the 
Busway and US-1; and (2) the property shall be developed with two-story high townhouses. 
 
Staff notes that the subject parcel is located within the buffer area of Miami-Dade County’s South 
Dade Transitway Corridor. This corridor is one of the six rapid transit corridors identified in the 
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Strategic Miami Area Rapid Transit (SMART) Plan, which runs along South Dixie Highway and is 
currently served by the South Dade Transitway. The SMART Plan was adopted by the Miami-
Dade County Transportation Planning Organization (TPO) in April 2016 and endorsed by the 
Board of County Commissioners (BCC) through Resolution No. R-523-16. 
 
Staff notes that the applicants have concurrently filed a small-scale amendment application 
(CDMP20250008) to the Comprehensive Development Master Plan (CDMP) Adopted 2030 and 
2040 Land Use Plan (LUP) map. The CDMP application seeks to re-designate the ±4.93-gross 
(±4.89-net) acres subject parcel from “Low-Medium Density Residential” (6 to 13 dwelling units 
per gross acre), to “Medium Density Residential with the One Density Increase (DI-1).” 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 
residential development on the Property to 192 dwelling units. The covenant also commits to 
providing forty percent (40%) of the dwelling units as Workforce Housing for households whose 
annual income is up to one-hundred forty percent (140%) of Area Median Income (“AMI”) of 
Miami-Dade County. The covenant commits to connecting to public water and sanitary sewer 
service and to conduct an endangered species survey prior to the issuance of any Tree Removal 
Permit. Further, the applicants have included in the proffered covenant a commitment to entering 
into a proportionate fair share payment agreement with the County to mitigate impacts to US-1. 
Approval of this zoning application is contingent on the approval of the concurrent CDMP 
amendment Application No. CDMP20250008 and it becoming effective. 
 
The applicants seek to allow a rezoning of the subject property from RU-3M (12.9 units per acre) 
to RMD, Residential Modified District. The applicants also seek to delete two (2008 and 2018) 
prior covenants running on the west and eastern portions of the land restricting the overall subject 
property to previously approved plans, in order to allow this subject site to be developed with a 
192-unit multifamily residential development under the requested RMD standards. Additionally, 
the applicants seek an ancillary non-use variance to allow the main entrance for one (1) of the 
proposed residential buildings to be accessed from a parking lot, which is otherwise not permitted 
under the RMD standards. As part of this application, the applicants have submitted site plans 
depicting the proposed development. The plans indicate three (3) multi-family buildings with a 
maximum height of four (4)-stories, with two of the buildings oriented along SW 232 Street, and 
one to the south of the property closer to the canal. Parking and driveways are internal to the site 
and facilitate the flow of traffic within the proposed development, with the required parking 
provided as a surface parking lot located within the center of the parcel and towards the rear of 
the two buildings that front along SW 232 Street. The third building is accessed from this parking 
lot, and is the subject of the non-use variance request #4. Vehicular access to the proposed 
development is provided by means of a main ingress/egress point of direct vehicular and 
pedestrian access from SW 232 Street. An emergency access with a right turn only has also been 
provided towards the northwest corner of the site. The submitted landscape plans depict adequate 
landscaping in the form of trees and shrubs provided along the perimeter of the subject parcel 
and around the existing/proposed structures. In addition, the applicants have voluntarily proffered 
a Zoning Declaration of Restrictions, which, among other provisions, limits that: (1) 
notwithstanding the zoning district and land use designation of the subject property, the maximum 
number of dwelling units permitted to be developed on the parcel shall not exceed a total of one-
hundred ninety-two (192) multi-family apartment dwelling units, including any workforce housing 
increase; (2) the property shall be developed substantially in accordance with conceptual plans 
submitted in connection with the application; and (3) that forty percent (40%) of the dwelling units 
shall be designated as rental or condominium units to households in the “workforce housing 
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income range,” as that term is defined in Section 33-193.6(10) of the County Code, in accordance 
with the provisions of Chapter 33, Article XIIA of the County Code.  
 

NEIGHBORHOOD CHARACTERISTICS 

                                   Zoning and Existing Use                   Land Use Designation 
Subject Property RU-3M; vacant land Medium Density Residential w/ One 

Density Increase (DI-1) 
(Subject to approval of the 
concurrent CDMP amendment) * 

North BU-1A, RU-1; vacant land, 
single-family residence 

Business and Office,  
Low Density Residential (2.5 to 6 dua) 

South GU; C-102 canal Water 
East  RMD; single-family residence, 

vacant land, groves 
Low Density Residential (2.5 to 6 dua) 

West GU; C-102 canal Water 
* Land subject to CDMP Amendment Application No. CDMP20250008, filed concurrently 
by the applicants, which, if approved by the Board, would change the land use 
designation to “Medium Density Residential w/ One Density Increase (DI-1).” 

 
NEIGHBORHOOD COMPATIBILITY: 
 
The ±4.93-gross (±4.89-net) acres currently vacant subject property is located on the southeast 
corner of South Dixie Highway (SR 5) and SW 232 Street. The properties to the north are zoned 
BU-1A and RU-1 that are mostly vacant except for an existing single-family residence. Abutting 
to the south and west of the site is the curvilinear C-102 Canal, with a gas station, a religious 
facility, agricultural uses, and vacant properties located across from the canal. The two large 
properties immediately to the east of the subject site are zoned RMD and are currently vacant, or 
with existing groves. Additionally, the subject property is inside the Urban Development Boundary 
(UDB) and within ¼ mile of the South Dade Transitway corridor. 
 
SUMMARY OF THE IMPACTS: 
 
The approval of this application will allow the applicants to provide additional housing 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 the traffic 
concurrency criteria, does not exceed the acceptable Level of Service (LOS) on the neighboring 
roadways and generates approximately 103 PM 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 (CDMP20250008) 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 
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application. The CDMP application seeks to re-designate the ±4.93-gross (±4.89-net) acres 
subject parcel from “Low-Medium Density Residential” (6 to 13 dwelling units per gross acre), to 
“Medium Density Residential with the One Density Increase (DI-1)” (13 to 25 Dwelling units per 
gross acre). Medium density Residential use category allows a range in density from a minimum 
of 13 to a maximum of 25 dwelling units per gross acre and the type of housing structures typically 
permitted in this category includes townhouses and low-rise and medium-rise apartments. 
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 13 to 25 allowed under 
Medium Density, and would essentially be from 25 to 60 dwelling units per gross acre. As such, 
subject to the approval of the concurrent CDMP amendment, this would allow the applicants to 
develop the ±4.93-gross acre subject site with a maximum total of 295 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 applicants have voluntarily proffered a Zoning Declaration of Restrictions, which, 
among other provisions, provides that the property shall be developed substantially in accordance 
with submitted site plan, and limits the number of units on the parcel to a maximum of 192 units, 
including that 40% of the dwelling units shall be workforce housing units. Based on the foregoing, 
staff opines that the 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 as within the maximum unit count that may be 
approved under the concurrent CDMP application. 
 
Staff also notes that the subject property is located within of the South Dade Transitway 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 (TPO) in April 2016, 
and endorsed by the Board of County Commissioners (BCC) by Resolution No. R-523-16. 
Additionally, on January 24, 2019, the BCC adopted Ordinance No. 19-7 to allow vertical and 
horizontal mixed-use development with transit-supportive densities and intensities for projects 
located along the mixed-use and Rapid Transit Activity Corridors, which includes the SMART 
Corridors. The property is within ¼ mile of the SMART Plan corridor, where compatible higher 
intensity and density mixed use development is encouraged at up to 60 units per acre. Although 
the development proposes a 192-unit residential project which is well within the density threshold 
allowed for mixed use developments within ¼-mile of the Transitway, it is for a single use and 
does not include a mix of land uses, thereby does not meet the criteria under the “Mixed Use 
Development” provisions of the Land Use Element. Notwithstanding, staff notes that the proposed 
residential development may be authorized through the approval of the land use amendment, and 
would be consistent and in harmony with the intent of the SMART Plan corridor goals, policies 
and objectives, while providing density that is appropriate for the subject site and character of the 
neighboring community. 
 
Additionally, staff notes that on September 16, 2025, pursuant to Resolution No. CZAB15-11-25, 
the parcel located immediately to the east of the subject site (lying on the southwest corner of SW 
232 Street and SW 124 Avenue) was approved by the Community Zoning Appeals Board 15 for 
a district boundary change from RU-3M to RMD, in order to permit the development of an 80-unit 
multifamily residential project on the property. 
 
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 RMD development of 192 
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multi-family residential apartments, with 40 percent Workforce Housing Units (WHUs), at a density 
of ±38.94 dwelling units per gross acre, on the subject site 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. 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. 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 Medium Density Residential w/ One Density Increase (DI-
1) on the CDMP LUP map, and subject to the acceptance of the proffered covenant, staff opines 
that the proposed district boundary change to RMD on the subject property would be consistent 
with the CDMP Land Use Element interpretative text and the maximum numerical density 
threshold permitted for the Medium Density Residential with One Density Increase (DI-1)  land 
use category of 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 applicants seek approval of a request for a district boundary change from RU-3M, Minimum 
Apartment House District, to RMD, Residential Modified District, on the subject property. For the 
reasons stated above and below, staff opines that when the request to rezone the ±4.93-gross 
(±4.89-net) acre parcel to RMD, in order to allow it to be developed with a 192-unit multifamily 
residential development, 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 Medium Density 
Residential w/ One Density Increase (DI-1), as well as subject to the acceptance of the proffered 
zoning covenant, and for the reasons explained in the Comprehensive Development Master Plan 
Analysis section, the request for a zone change on the subject property would be consistent with 
the aforementioned CDMP 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 given the 
established residential pattern in the surrounding area characterized by the rezoning of the large 
parcel located immediately to the east of the subject site which was for a district boundary change 
from RU-3M to RMD in order to be developed with a multifamily residential project, similar to what 
is being requested under the current application, staff finds that the proposed rezoning represents 
a consistent and compatible continuation of the development pattern that would not alter the 
development trend within the surrounding community.  
 
Staff notes that the proposed residential development complies with all the zoning regulations 
regarding building setbacks, heights of buildings, open space, lot coverage, parking requirements, 
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and landscaping. As designed, the proposed development 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. 
Furthermore, the applicants have proffered a Declaration of Restrictions which, among other 
things, restricts the residential density on the subject property to a maximum of 192 units, 
including workforce housing units, to be developed in accordance with submitted site plan.  
 
Staff notes that based on the memoranda submitted by other departments reviewing the 
application, approval of the application will not cause their facilities and services to operate below 
their adopted levels of service standards. Staff notes that the Platting and Traffic Review Section 
of RER, does not object to the application and indicate in their memorandum that the application 
does meet the traffic concurrency criteria for initial development order and that the application will 
generate approximately 103 PM peak hour vehicle trips. Further, the Code Coordination and 
Public Hearings Section of the Department of Regulatory and Economic Resources (RER) in their 
memorandum indicate that the application meets all applicable LOS standards for an initial 
development order as specified in the adopted CDMP for potable water service, wastewater 
disposal, and flood protection. In addition, the other departments reviewing the application, 
including the Miami-Dade Fire Rescue Department, as well as the Water and Sewer Department, 
do not object to the application. Based on the aforementioned department memoranda, staff 
opines that approval of the applicant’s request for a district boundary change will not unduly 
burden the abutting roadways or have an unfavorable impact on the environmental resources. 
Based on the aforementioned reasons, staff opines that approval of the request to rezone the 
subject parcel to RMD, would not be out of character with the area and would be compatible with 
same, when considering the necessity and reasonableness of the zone change in relation to the 
present and future development of the area. Therefore, staff recommends approval of request 
#1, subject to the Board’s acceptance of the proffered covenant, for a district boundary 
change to RMD, Residential Modified District, under Section 33-311, District Boundary 
Change standards. (Subject to approval of the concurrent CDMP amendment Application 
No. CDMP20250008 and it becoming effective) 
 
In order to effectuate that the future development on the site be based on the proposed zoning 
district, the applicants also request the deletion of the two (2) existing covenants each running 
with the two respective portions of the land, and which thereby restrict the overall subject property 
to previously approved site plans. When the requests to delete the previously recorded covenants 
ORB 26676, Pages 1313-1318 (2008 Covenant) (request #2), and ORB 30819, Pages 2911-2916 
(2018 Covenant) (request #3), are analyzed under Section 33-311(A)(7), Generalized 
Modification Standards, staff recommends approval of the requests. Staff opines that the requests 
to delete these prior covenants, is inextricably intertwined with request #1, which staff supports. 
The deletion of the covenants is contingent on the approval of the request to rezone the subject 
parcel to RMD, in order to allow the applicants to develop the site in accordance with the proposed 
district zoning regulations. As such, staff opines that the approval of these requests 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. Therefore, staff 
recommends approval of requests #2 and #3, subject to the Board’s acceptance of the 
proffered covenant, under Section 33-311(A)(7), Generalized Modification Standards.  
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Similarly, when request #4, wherein the applicants seek to allow the main entrance for one (1) of 
the proposed residential buildings to be accessed from a parking lot, where the RMD zoning 
regulations require that the primary entrance of a building shall be from a street, is analyzed under 
Section 33-311(A)(4)(b), Non-Use Variance Standards, staff is supportive of the aforementioned 
request and is of the opinion that the approval of the request with conditions would be compatible 
with the neighborhood, would not negatively 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.  
 
The aforementioned variance is required under the Residential Modified District (RMD) standards 
which require that the primary entrance of a building shall provide access to a street. Specifically, 
for lots with one (1) street frontage, all principal buildings shall be located along or within the 
building frontage zone, with a minimum frontage length of 70 percent. Staff notes that the 
proposed development exceeds this requirement by providing approximately 74% frontage along 
SW 232 Street. However, staff also notes that two of the buildings are located in such a way that 
they utilize all the available frontage area, limiting the ability to accommodate the third building 
along said street frontage. As a result, the third building has been situated towards the interior of 
the site with its main access provided from the parking lot of the proposed development, and as 
such, is the subject of this non-use variance request #4. Although this one structure shall not meet 
the aforementioned building placement requirement, staff opines that the request is internal to the 
site and is minimally intrusive when taking into consideration the scale and massing of the 
proposed development. Therefore, staff opines that approval 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 allowing one (1) of the proposed residential buildings to be accessed from a 
parking lot instead of having a frontage along a street, 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 variance for the proposed development would be compatible with the 
surrounding area and would not be detrimental to same. Based on the foregoing analysis, staff 
recommends approval of request #4, subject to the Board’s acceptance of the proffered 
covenant, under Section 33-311(A)(4)(b), Non-Use Variance from Other than Airport 
Regulations. 
 
ACCESS, CIRCULATION AND PARKING: The submitted general development plans indicate 
one (1)-ingress/egress point of main direct vehicular and pedestrian access provided from SW 
232 Street to facilitate the flow of traffic for the proposed residential development, whereas an 
emergency access with a right turn only has also been provided towards the northwest corner of 
the subject site. Parking and driveways are internal to the site, with the parking provided as 
surface parking located within the center of the parcel and towards the rear of the two buildings 
that front along SW 232 Street. Pedestrian access is provided through internal walkways linking 
parking areas to building entrances. The proposed residential development provides for a total of 
277 parking spaces where 212 spaces are required by code and as such complies with the code 
minimums. Additionally, the plans provide 32 bicycle parking spaces, where 10 are required, 
further supporting multimodal access. 
 
NEIGHBORHOOD SERVICES PROVIDER REVIEW:  See attached. 
 
OTHER: Not applicable. 
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RECOMMENDATION:   
 
Approval, subject to the Board’s acceptance of the proffered covenant (Subject to approval 
of the concurrent CDMP amendment Application No. CDMP20250008 and it becoming 
effective) 
 
CONDITIONS FOR APPROVAL:  None. 
  
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 

 

 
 

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 

NEIGHBORHOOD SERVICES PROVIDER COMMENTS* 
Code Coordination and Public Hearings Section (RER) No objection 
Platting and Traffic Review Section (RER) No objection* 
Department of Transportation and Public Works (DTPW) No objection* 
Miami-Dade Fire Rescue (MDFR) No objection 
Water and Sewer Department (WASD) No objection* 
Building and Neighborhood Compliance (BNC) No objection 
Miami-Dade Sheriff’s Office (Police) No objection 
Public Housing & Community Development (PHCD) No objection 
*Subject to conditions in their memorandum. 

Medium 
Density 
Residential 
(Pg. I-31) 

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

The Medium density category allows a range in density from a minimum of 13 to a maximum 
of 25 dwelling units per gross acre and the type of housing structures typically permitted in this 
category includes townhouses and low-rise and medium-rise apartments. 
 
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. 
CDMP20250008) 

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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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)(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. 
 

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. 
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Sec. 33-284.86. - 
General 
Requirements 
 

B. Buildings. 
11. The primary entrance of a building shall provide access to a street or a designated open 
space. The primary entrance to the upper levels of a mixed-use building with colonnades shall 
be through the colonnaded area along the front property line. 
 

Sec. 33-493. - 
General Site 
Regulations 

 

(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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