


COMMUNITY ZONING APPEALS BOARD - AREA 2

MEETING OF FEBRUARY 3, 2026

HIGHLAND OAKS PARK

20300 NE 24 AVENUE, MIAMI, FLORIDA

NOTICE: THE FOLLOWING HEARINGS ARE SCHEDULED FOR 7:00 P.M.

ALL PARTIES SHOULD BE PRESENT AT THAT TIME

ANY PERSON MAKING IMPERTINENT OR SLANDEROUS REMARKS OR WHO BECOMES
BOISTEROUS WHILE ADDRESSING THE COMMUNITY ZONING APPEALS BOARD SHALL
BE BARRED FROM FURTHER AUDIENCE BEFORE THE COMMUNITY ZONING APPEALS
BOARD BY THE PRESIDING OFFICER, UNLESS PERMISSION TO CONTINUE OR AGAIN
ADDRESS THE BOARD BE GRANTED BY THE MAJORITY VOTE OF THE BOARD
MEMBERS PRESENT.

NO CLAPPING, APPLAUDING, HECKLING OR VERBAL OUTBURSTS IN SUPPORT OR
OPPOSITION TO A SPEAKER OR HIS OR HER REMARKS SHALL BE PERMITTED. NO
SIGNS OR PLACARDS SHALL BE ALLOWED IN THE MEETING ROOM. PERSONS EXITING
THE MEETING ROOM SHALL DO SO QUIETLY.

THE USE OF CELL PHONES IN THE MEETING ROOM IS NOT PERMITTED. RINGERS
MUST BE SET TO SILENT MODE TO AVOID DISRUPTION OF PROCEEDINGS.
INDIVIDUALS, INCLUDING THOSE ON THE DAIS, MUST EXIT THE MEETING ROOM TO
ANSWER INCOMING CELL PHONE CALLS. COUNTY EMPLOYEES MAY NOT USE CELL
PHONE CAMERAS OR TAKE DIGITAL PICTURES FROM THEIR POSITIONS ON THE DAIS.

THE NUMBER OF FILED PROTESTS AND WAIVERS ON EACH APPLICATION WILL BE
READ INTO THE RECORD AT THE TIME OF HEARING AS EACH APPLICATION IS READ.

THOSE ITEMS NOT HEARD PRIOR TO THE ENDING TIME FOR THIS MEETING, WILL BE
DEFERRED TO THE NEXT AVAILABLE ZONING HEARING MEETING DATE FOR THIS
BOARD.



SWEARING IN OF WITNESSES

1. NORTHLAKE VILLAGE AT THE CALIFORNIA CLUB ASSOCIATION 72024000213
Area 02 /District 01

The application seeks to modify a condition of previous resolutions as well as a previous recorded
Agreements, in order to submit a revised site plan showing the filling of an existing brook and
reflecting pond with sod and soil.

(1) MODIFICATION of Condition #2 of Resolution No. 4-ZAB-6-78, last modified by Resolution
No. 4-ZAB-90-79, both passed and adopted by the Metropolitan Dade County Zoning Appeals
Board, reading as follows:

FROM: “2. That in the approval of the plan, the same be substantially in accordance with that
submitted for the hearing prepared by Kelvin Grossman, architect, Inc. and Robert M. Swedroe,
Consulting Architect, entitled “Northlake Village” and dated Revised 8/25/78".

TO: “2. That in the approval of the plans, the same be substantially in accordance with that
submitted for the hearing entitled “Specific Purpose Survey” as prepared by John lbarra &
Associates, Inc., consisting of 2 sheets dated stamped received 10/18/2024 and plans entitled
“Soil Improvement Plan” as prepared by Flagler 113 LLC, consisting of 3 sheets dated stamped
received 4/22/2025, for a total of 5 sheets. Any future additions on the property which conform to
Zoning Code requirements will not require further public hearing action.

(2) MODIFICATION of Paragraph #2 of the Agreement recorded under Official Record Book
10113, Pages 1085-1088, last modified by paragraph 2 of a corrected agreement recorded under
Book 10274, Pages 1250-1254 reading as follows:

FROM: “1. That said property shall be developed substantially in accordance with the spirit and
intent of the plans previously submitted, prepared by Robert M. Swedroe, Architect, entitled North
Village, dated the 20th day of September, 1977, as approved and modified by Resolution No. 4-
ZAB-6-78. Metropolitan Dade County Zoning Appeals Board, adopted January 9, 1978.

TO: “1. That in the approval of the plans, the same be substantially in accordance with that
submitted for the hearing entitled “Specific Purpose Survey” as prepared by John lbarra &
Associates, Inc., consisting of 2 sheets dated stamped received 10/18/2024 and plans entitled
“Soil Improvement Plan” as prepared by Flagler 113 LLC, consisting of 3 sheets dated stamped
received 4/22/2025, for a total of 5 sheets. Any future additions on the property which conform to
Zoning Code requirements will not require further public hearing action.

The purpose of requests #1 and #2 is to allow the applicant to modify a previously approved
resolutions and agreements, in order to submit revised plans showing the filling of the brook and
reflecting pond with sod and soil.

The aforementioned plans are on file and may be examined in the Department of Regulatory and
Economic Resources. Plans may be modified at public hearing.

LOCATION: 740-840 NE 199 Street, Miami-Dade County, Florida
SIZE OF PROPERTY: £8.0 Acres



Department of Regulatory and
Economic Resources

Recommendation: Approval with conditions.
Protests: 0 Waivers: 0
APPROVED: DENIED WITH PREJUDICE:
DENIED WITHOUT PREJUDICE: DEFERRED:

2. 2390 NE 186TH STREET MIAMI, LLC. 72025000108

Area 02 /District 04

The application is to permit the installation of a detached monument (Class B) sign on the subject
property, where such signage is not permitted by Code.

NON-USE VARIANCE to permit a proposed detached permanent point-of-sale sign (Class B) (hot
permitted).

Plans are on file and may be examined in the Department of Regulatory and Economic
Resources, entitled “Zahedi Plastic Surgery”, as prepared by Signarama Deerfield Beach,
consisting of 1 Sheet dated stamped received 5/22/2025 and 1 Sheet dated stamped received
9/22/2025, and a boundary survey prepared by Mojarena & Associates, Inc. consisting of 1 sheet
dated stamped received 10/24/2025, for a total of three (3) sheets. Plans may be modified at
public hearing.

LOCATION: 2390 NE 186 Street, Miami-Dade County, Florida.
SIZE OF PROPERTY: +0.36 Acre

Department of Regulatory and
Economic Resources

Recommendation: Approval with conditions.
Protests: 0 Waivers: 0
APPROVED: DENIED WITH PREJUDICE:
DENIED WITHOUT PREJUDICE: DEFERRED:

3. DIMITRI LABORDE 72025000147

Area 02 /District 04

The application is to modify the condition of a prior resolution only as it applies to the subject
property, in order to modify the previously approved lake slope to permit a proposed swimming
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pool and retaining wall beyond the top of the current lake slope. Additionally, the application
seeks to allow the proposed swimming pool and retaining wall located waterward of the existing
top of lake slope, which is not permitted by Code.

(1) MODIFICATION of Condition #2 of Resolution 9361, passed and adopted by the Board of
County Commissioners, only as it applies to the subject property, reading as follows:

FROM: “2. That the perimeter be backfilled and graded to meet with the approval of the County
Engineer except that a slope of one foot vertical be provided for each seven feet horizontal from
the perimeter into a minimum depth of five feet of water at low water elevation.”

TO: “2. That said Property shall be developed substantially in accordance with the plans entitled
“DIMITRI & ALICEL LABORDE", as prepared by Ari L. Sklar, 3 sheets dated stamped received
11/20/25 and 2 sheets dated stamped received 10/20/25, consisting of a total of 5 sheets.

The purpose of request #1 is to allow the applicant to modify the previously approved lake slope,
only as it applies to the subject property, in order to modify the existing lake slope and to permit a
proposed pool and retaining wall located waterward of the top of slope.

(2) NON-USE VARIANCE of zoning regulations prohibiting structures to be placed waterward
from the top of slope into a lake; to waive same to permit a swimming pool and retaining wall
located waterward from the top of the slope into a lake.

The afore-mentioned plans are on file and may be examined in the Department of Regulatory and
Economic Resources. Plans may be modified at public hearing.

LOCATION: 20921 NE 21 Court, Miami-Dade County, Florida.
SIZE OF PROPERTY: 0.23 Acre

Department of Regulatory and
Economic Resources

Recommendation: Approval with conditions.
Protests: 0 Waivers: 0
APPROVED: DENIED WITH PREJUDICE:
DENIED WITHOUT PREJUDICE: DEFERRED:




NOTICE
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THE FOLLOWING SUMMARY INFORMATION IS PROVIDED AS A COURTESY; IT SHOULD
NOT BE TREATED AS LEGAL ADVICE AND IT SHOULD NOT BE RELIED UPON. LEGAL
CONSULTATION MAY BE WARRANTED IF AN APPEAL OR OTHER LEGAL CHALLENGE IS
BEING CONTEMPLATED.
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Decisions of the Community Zoning Appeals Board (CZAB) may be subject to appeal or other
challenge. For example, depending upon the nature of the requests and applications addressed
by the CZAB, a CZAB decision may be directly appealable to the Board of County
Commissioners (BCC) or may be subject to challenge in Circuit Court. Challenges asserted in
Circuit Court, where available, must ordinarily be filed within 30 days of the transmittal of the
pertinent CZAB resolution to the Clerk of the BCC. Appeals to the BCC, where available, must
be filed with the Zoning Hearing Section of the Department of Regulatory and Economic
Resources (RER), or its successor Department, within 14 days after RER has posted a short,
concise statement (such as that furnished above for the listed items) that sets forth the action that
was taken by the CZAB. (RER'’s posting will be made on a bulletin board located in the office of
RER.) All other applicable requirements imposed by rule, ordinance, or other law must also be
observed when filing or otherwise pursuing any challenge to a CZAB decision.

Further information regarding options and methods for challenging a CZAB decision may be
obtained from sources that include, but are not limited to, the following: Sections 33-312, 33-313,
33-314, 33-316, and 33-317 of the Code of Metropolitan Dade County, Florida; the Florida Rules
of Appellate Procedure; and the Municode website (www.municode.com). Miami-Dade County
does not provide legal advice regarding potential avenues and methods for appealing or
otherwise challenging CZAB decisions; however, a licensed attorney may be able to provide
assistance and legal advice regarding any potential challenge or appeal.



http://www.municode.com/
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PH: Z724-213

February 3, 2026

Item No. 1

Recommendation Summary

Commission District

1

Applicant Northlake Village at California Club Association

Summary of The applicant seeks to modify a condition of previous resolutions as

Requests well as a previous recorded Agreements, in order to submit a revised
site plan showing the filling of the existing brook and reflecting pond
with sod and soil.

Location 740-840 NE 199 Street, Miami-Dade County, Florida.

Property Size

+8.0 Acres

Existing Zoning

RU-4L, Limited Apartment House District

Existing Land Use

Condominium - Residential

2030-2040 CDMP
Land Use
Designation

Medium Density Residential, 13 to 25 DU/A
(see attached Zoning Recommendation Addendum)

Comprehensive Plan
Consistency

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

Applicable Zoning
Code Section(s)

Section 33-311(A)(7) Generalized Modification Standards,
(see attached Zoning Recommendation Addendum)

Recommendation

Approval with conditions.

REQUESTS:

(1) MODIFICATION of Condition #2 of Resolution No. 4-ZAB-6-78, last modified by Resolution
No. 4-ZAB-90-79, both passed and adopted by the Metropolitan Dade County Zoning Appeals
Board, reading as follows:

FROM: “2. That in the approval of the plan, the same be substantially in accordance with
that submitted for the hearing prepared by Kelvin Grossman, architect, Inc. and
Robert M. Swedroe, Consulting Architect, entitled “Northlake Village” and dated
Revised 8/25/78.”

TO: “2. That in the approval of the plans, the same be substantially in accordance with
that submitted for the hearing entitled “Specific Purpose Survey” as prepared by
John Ibarra & Associates, Inc., consisting of 2 sheets dated stamped received
10/18/2024 and plans entitled “Soil Improvement Plan” as prepared by Flagler
113 LLC, consisting of 3 sheets dated stamped received 4/22/2025, for a total of
5 sheets. Any future additions on the property which conform to Zoning Code
requirements will not require further public hearing action.”

(2) MODIFICATION of Paragraph #2 of the Agreement recorded under Official Record Book
10113, Pages 1085-1088, last modified by paragraph 2 of a corrected agreement recorded
under Book 10274, Pages 1250-1254 reading as follows:

FROM: “1. That said property shall be developed substantially in accordance with the spirit
and intent of the plans previously submitted, prepared by Robert M. Swedroe,
Architect, entitled North Village, dated the 20th day of September, 1977, as
approved and modified by Resolution No. 4-ZAB-6-78. Metropolitan Dade
County Zoning Appeals Board, adopted January 9, 1978.”



Northlake Village at California Club Association
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TO: “1. That in the approval of the plans, the same be substantially in accordance with
that submitted for the hearing entitled “Specific Purpose Survey” as prepared by
John Ibarra & Associates, Inc., consisting of 2 sheets dated stamped received
10/18/2024 and plans entitled “Soil Improvement Plan” as prepared by Flagler
113 LLC, consisting of 3 sheets dated stamped received 4/22/2025, for a total of
5 sheets. Any future additions on the property which conform to Zoning Code
requirements will not require further public hearing action.”

The purpose of requests #1 and #2 is to allow the applicant to modify a previously approved
resolutions and agreements, in order to submit revised plans showing the filling of the brook and
reflecting pond with sod and soil.

The aforementioned plans are on file and may be examined in the Department of Regulatory and
Economic Resources. Plans may be modified at public hearing.

PROJECT HISTORY AND DESCRIPTION:

The 18-acre subject property has been the subject of prior zoning hearings. In 1978, pursuant to
Resolution No. 4-ZAB-6-78, the property was approved for a special exception to permit a
multifamily housing development on the subject site, for an unusual use to permit an excavation
of a 18” deep meandering brook and reflecting pond, and for a special exception waiving the
requirement for all uses to front on public streets or roads; in order to permit the aforementioned
multi-family residential development to be accessed by private driveways. At that time, an
agreement was also recorded under ORB 10113, Pages 1085-1088, and later modified under a
corrected agreement recorded under ORB 10274, Pages 1250-1254. Subsequently, in 1979,
pursuant to Resolution No. 4-ZAB-90-79, the subject property was once again approved for a
modification of the prior 1978 resolution in order to allow the applicant to submit revised plans that
indicated a deletion of 40 parking spaces in order to construct a recreational building that would
serve the residential development.

Submitted plans indicate that the subject property fronts on NE 199 Street and is improved with
a condominium development of 8 separate residential buildings. The aforementioned brook can
be seen running thru the entire development and around the existing residential structures, with
the reflective ponds located in the middle of the residential clusters. The letter of intent (LOI) from
the applicant indicates that the brook has been abandoned and is no longer filled with any water,
posing a safety hazard for the residential development. As such, the applicant seeks to modify
the site plan condition of the prior Resolution #4-ZAB-90-79, as well as modify the last recorded
covenant under ORB 10274, Pages 1250-1254, both of which tie the site to the previous plans
which includes the aforementioned brook and pond. The applicant seeks those modifications in
order to submit a new site plan showing the filling of the brook and reflecting pond with sod and
soil. Staff notes that the rest of the site layout of the subject site, which includes the 8-residential
buildings, its surface parking lots, and existing landscaping, shall remain unchanged. Staff also
notes that as part of the modification to the prior covenant, the applicant has submitted a
Declaration of Restrictions that ties the subject property to the new site plans.

NEIGHBORHOOD CHARACTERISTICS
Zoning and Existing Use Land Use Designation
Subject Property RU-4L; condominium Medium Density Residential
development. (13 to 25 dua)

1/26/2026
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North RU-4L; condominium development. | Medium Density Residential
(13 to 25 dua)
South RU-4L; Lake Water
East RU-4L; condominium development. | Medium Density Residential
(13 to 25 dua)
West RU-4L; condominium development. | Medium Density Residential
(13 to 25 dua)

NEIGHBORHOOD COMPATIBILITY:

The +8.0-acre subject site consists of an existing condominium development that fronts along NE
199 Street. The surrounding area is characterized by other similar condominium developments to
the north, east and west; with a large lake located immediately to the south of the subject property.

SUMMARY OF THE IMPACTS:

The approval of this application will allow the applicant filling of the brook and reflecting pond with
sod and soil. Based on memoranda from the departments reviewing this application, staff opines
that approval of same will not create any significant impacts on the surrounding area. 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 does not
generate any additional vehicle trips. Staff further opines that the filling of the existing brook and
reflective pond features would not create any new visual impacts on the surrounding area.

COMPREHENSIVE DEVELOPMENT MASTER PLAN ANALYSIS:

The +8-acre subject property is located within the Urban Development Boundary (UDB) and is
designated as Medium Density Residential (13 to 25 dua) on the Comprehensive Development
Master Plan (CDMP) Adopted 2030-2040 Land Use Plan (LUP) map. The Medium Density
category allows densities from 13 to 25 dwelling units per gross acre. The type of housing
structures typically permitted in this category includes townhouses and low-rise and medium-rise
apartments. Under this zoning application, the applicant simply seeks to modify the site plan
conditions of the prior resolution and previously recorded covenant that runs with the land in order
to submit a new site plan showing the filling of the brook and reflecting pond that are abandoned
and no longer filled with any water, and which may pose a safety hazard for the existing residential
development located on the subject site.

Staff notes that application does not seek to change the existing use on the subject property, and
as such, staff opines that approval of the proposed modifications would be consistent with the
CDMP Land Use Plan map Medium Density Residential designation for the subject property,
and that the approval of the requests that would allow the filling of the existing brook and reflective
pond 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:

As part of this application, the applicant seeks to modify the site plan condition #2 that was
approved under the last modified Resolution #4-ZAB-90-79 (request #1), as well as modify the
previously recorded covenant under ORB 10274, Pages 1250-1254 that runs with the land

1/26/2026
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(request #2) in order to submit revised plans showing the filling of the brook and reflecting pond
with sod and soil. When the aforementioned requests are analyzed under Section 33-311(A)(7),
Generalized Modification Standards, staff opines that approval of the request would be
compatible with the area concerned, when considering the necessity and reasonableness of the
modification in relation to the present and future development of the area concerned, and for the
reasons stated above.

Staff notes that the brook was a special request from the developers, and was not originally
required by the County. Staff opines that the filling of the brook and reflecting pond that are no
longer in use would not negatively impact the rest of the existing residential development. The
applicant’s letter of intent indicates that the brook has become a safety hazard, and has been
abandoned for over two years now. The LOI also indicates that although shallow, there have been
three reported incidents of individuals falling into the empty brook that has concrete sides, raising
serious concerns about the community’s safety.

Staff opines that the proposed filling of the brook and reflecting pond with sod and soil would be
compatible with the surrounding area. Staff notes that the applicant has provided a soll
improvement plan that indicates the filling of the brook, and that the existing concrete moat blocks
walls shall be demolished, and the trench backfilled with selected topsoil and sod. The plans
further indicate that the rest of the existing landscape shall remain untouched.

Staff notes that based on the memoranda submitted by other departments reviewing the
application, approval of the application would not have an unfavorable effect on the economy of
Miami-Dade County, would not tend to create a fire or other equally or greater dangerous hazard,
or provoke excessive overcrowding of people, or provoke a nuisance, and would not be
incompatible with the area concerned. The Platting and Traffic Review Section of the Department
of Regulatory and Economic Resources (RER) indicate no objection to the application in their
memorandum and indicate that the application meets the traffic concurrency criteria, does not
exceed the acceptable Level of Service (LOS) on the neighboring roadways and does not
generates any additional vehicle trips. Further, the Division of Environmental Resources
Management (DERM) of the Department of Regulatory and Economic Resources, in their
memorandum, confirmed that the application meets all applicable Levels of Service (LOS)
standards for potable water supply, wastewater disposal, and flood protection. In addition, the
memoranda submitted by the Water and Sewer Department, and also the Miami-Dade Fire
Rescue Department, indicate no objection 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 the request would be compatible with the area concerned, when considering the necessity
and reasonableness of the modifications in relation to the present and future development of the
area. Based on the aforementioned, staff recommends approval of request #1 and #2 under
Section 33-311(A)(7) Generalized Modification Standards.

ACESS, CIRCULATION AND PARKING: Not applicable.

NEIGHBORHOOD SERVICES PROVIDER REVIEW: See attached.

OTHER: Not applicable.

RECOMMENDATION:

Approval with conditions.

1/26/2026
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CONDITIONS FOR APPROVAL.:

1. That all the other conditions of Resolution No. 4-ZAB-6-78, last modified by Resolution No. 4-
ZAB-90-79, shall remain in full force and effect, except as herein modified.

2. That all other paragraphs of the Agreement recorded under ORB 10113, Pages 1085-1088,
last modified by a corrected agreement recorded under ORB 10274, Pages 1250-1254,
remain in full force and effect, except as herein modified.

3. That the applicant complies with all the applicable conditions, requirements,
recommendations, requests, and other provisions of the Water and Sewer Department
(WASD) as contained in its memorandum.

4. That the applicant complies with all the applicable conditions, requirements,
recommendations, requests, and other provisions of the Division of Environmental Resources
Management (DERM) as contained in its memorandum.

5. That the applicant complies with all the applicable conditions, requirements,
recommendations, requests, and other provisions of the Platting and Traffic Review Section
as contained in its memorandum.

ES:JB:SS:PM

Eric Silva, AICP, Assistant Director
Development Services Division
Miami-Dade County Department of
Regulatory and Economic Resources

1/26/2026



ZONING RECOMMENDATION ADDENDUM

Northlake Village at California Club Association

PH: 224-213
NEIGHBORHOOD SERVICES PROVIDER COMMENTS*
Division of Environmental Resources Management (RER) No objection
Platting and Traffic Review Section (RER) No objection
Neighborhood Compliance (BNC) No objection
Water and Sewer Department (WASD) No objection
Department of Transportation and Public Works (DTPW) No objection
Miami-Dade Fire Rescue (MDFR) No objection
Parks, Recreation and Open Spaces Department (PROS) No objection
Miami-Dade County Office of Historic Preservation No objection

*Subject to conditions in their memorandum.

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

Medium Density | This category allows densities from 13 to 25 dwelling units per gross acre. The type of housing
(Pg. 1-31) structures typically permitted in this category includes townhouses and low-rise and medium-rise
apartments.

PERTINENT ZONING REQUIREMENTS/STANDARDS

Section33- The Board shall hear applications to modify or eliminate any condition or part thereof which has
311(A)(7) been imposed by any final decision adopted by resolution; and to modify or eliminate any
Generalized 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 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.

Modification
Standards
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Item No. 2

Recommendation Summary

Commission District

4

Applicant

2390 NE 186th Street Miami, LLC

Summary of Request

The applicant seeks to permit the installation of a detached monument
(Class B) sign on the subject property that is located within the Ojus
Urban Area District (OUAD), where such signage is not permitted by
Code.

Location

2390 NE 186 Street, Miami-Dade County, Florida.

Property Size

+0.36 Acre

Existing Zoning

OUAD (Ojus Urban Area District)

Existing Land Use

Office building, parking

2030-2040 CDMP
Land Use
Designation

Community Urban Center
(see attached Zoning Recommendation Addendum)

Comprehensive Plan
Consistency

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

Applicable
Zoning Code Section

Section 33-311(A)(4)(b), Non-Use Variance from other than airport
regulations.
(see attached Zoning Recommendation Addendum)

Recommendation

Approval with conditions.

REQUEST:

NON-USE VARIANCE to permit a proposed detached permanent point-of-sale sign (Class B) (not
permitted).

Plans are on file and may be examined in the Department of Regulatory and Economic
Resources, entitled “Zahedi Plastic Surgery”, as prepared by Signarama Deerfield Beach,
consisting of 1 Sheet dated stamped received 5/22/2025 and 1 Sheet dated stamped received
9/22/2025, and a boundary survey prepared by Mojarena & Associates, Inc. consisting of 1 sheet
dated stamped received 10/24/2025, for a total of three (3) sheets. Plans may be modified at
public hearing.

PROJECT DESCRIPTION:

The +0.36-acre subject property is located within the area designated on the Comprehensive
Development master Plan (CDMP) Land Use Plan (LUP) map as a Community Urban Center. In
March 2007, pursuant to Resolution #Z-3-07, the subject property was part of an area wide district
boundary change that rezoned multiple properties to the Ojus Urban Area District (OUAD). All of
the parcels within the boundaries of the OUAD are regulated by the urban district and sub-district
regulating plans and descriptive standards described in Ordinance No. 06-86. The OUAD
regulations have subsequently been amended in 2007, 2014, 2015 and 2016. Within the
aforementioned Ojus Urban Area District, the subject parcel is designated RML, Residential
Modified Live/Work, and is located within the Center sub-district on the underlying regulating
plans.

Staff notes that prior to the Community Urban Center designation, the property was zoned RU-5,
Residential Semi-Professional Office District, and had the current, legally established medical
(reconstructive plastic surgery) business use located on the subject parcel. In order to better
assist the community in identifying the location of this building and business use, the applicant



2390 NE 186th Street Miami, LLC
Z25-108
Page |2

seeks to permit the installation of a detached monument (Class B) sign on the subject property,
where such a detached sign is otherwise not permitted by Code.

The submitted signage plans depict a proposed five (5)-foot-high detached Class B monument
sign advertising the existing medical use and fronting along NE 186 Street, a major roadway.
While the proposed sign complies with the applicable size, height, setback, and site-triangle
requirements, detached Class B monument signs are permitted only in conjunction with permitted
business and industrial uses. However, because the subject parcel is zoned RML, which does
not allow business or industrial uses, the proposed detached monument sign is not permitted.

NEIGHBORHOOD CHARACTERISTICS
Zoning and Existing Use Land Use Designation
Subject Property OUAD/RML; office building, parking Community Urban Center
North QUAD/MC; mixed-use development Community Urban Center
South QOUADI/R; single-family residential Community Urban Center
East OUAD/MC; mixed-use development Community Urban Center
West OUAD/MC; vacant land Community Urban Center

NEIGHBORHOOD COMPATIBILITY:

The +0.36-acre subject property is a corner lot located along a major traveled east-west section
line road (NE 186 Street/SR 860), that also has a frontage along NE 24 Avenue, and consists of
a 1-story office building, along with its ancillary surface parking. The surrounding area is
characterized by properties that are all located within the Ojus Urban Area District (OUAD) as
well. The properties to the north and east consist of multi-story mixed use developments, whereas
vacant lots are located to the west, and single-family residences to the south of the subject site.

SUMMARY OF THE IMPACTS:

Approval of this application will allow the applicant to erect a detached monument sign for the
business use that is located on a corner lot with two street frontages. The signage would provide
the subject site with more visibility on the more well-travelled NE 186 Street/SR 860 roadway and
may facilitate a smoother flow of traffic within the subject site. Based on memoranda from the
departments reviewing this application, staff opines that approval of same will not create any
significant impacts on the surrounding area.

COMPREHENSIVE DEVELOPMENT MASTER PLAN ANALYSIS:

The Comprehensive Development Master Plan (CDMP) Land Use Plan (LUP) map designates
the subject property as lying within the Ojus Urban Area District (OUAD). The Ojus Urban Area
District implements the urban center policies and interpretative text of the County’s
Comprehensive Development Master Plan (CDMP). The CDMP defines urban centers as the
hubs for future urban development intensification in Miami-Dade County, with a mix of uses that
are characterized by physical cohesiveness, direct accessibility by mass transit service, and high-
guality urban design. Emphasis in design and development of these centers and all of their
individual components has been created to promote active pedestrian environments through high-
quality design of public spaces as well as civic use buildings; human scaled appointments,
activities and amenities at street level; and connectivity of places through creation of a system of
pedestrian linkages. All of the parcels within the boundaries of the approved Ojus Urban Area
District are regulated by plans and descriptive standards described in Ordinance #06-86, which
is consistent with the CDMP Land Use Element interpretative text for Urban Centers. OUAD’s
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regulating plans as well as the Standard Urban Center District Regulations provide the regulatory
framework for all development within the urban center, including scale, massing, building
placement, fenestration, setbacks, and signage.

Staff opines that since the non-use variance request to permit a detached permanent point-of-
sale sign sought under this application does not propose to change the existing medical business
use located on the subject property, staff opines that approval with conditions of the application
would be consistent with the CDMP Land Use Element interpretative text for properties
designated Ojus Urban Area District on the CDMP LUP map.

ZONING ANALYSIS:

When the applicant’s request to permit a proposed detached permanent point-of-sale sign (Class
B) (not permitted), is analyzed under 33-311(A)(4)(b), Non-Use Variance Standards From Other
Than Airport Regulations, staff opines that approval with conditions of this request would maintain
the basic intent and purpose of the zoning, subdivision and other land use regulations and would
be compatible with the area. As noted earlier, the +0.36-acre subject property is a corner lot, and
the proposed location for the monument sign would have its frontage along NE 186 Street (SR
860), a well-traveled and well-developed main east/west arterial. The survey map and signage
plans submitted in support of the application depict a proposed 5-foot-high detached Class B sign
fronting along NE 186 Street, that could advertise the existing medical (reconstructive plastic
surgery) business use located on the subject parcel. Staff further notes that the proposed
detached sign meets all the requirements for size, height, and setbacks.

Although pursuant to Section 33-284.87.-Signs (C) Permanent Point of Sale Signs, permanent
point of sale signs are permitted in all Sub-districts in conjunction with permitted business and
industrial uses, Sec 33-284.99.17(5)(A) of the Ojus Urban Area District (OUAD) provides that no
business or industrial uses are allowed in the Residential Modified Live/Work (RML) which is the
current land use for the property. Notwithstanding, staff notes that the current medical office
business use on the property was legally established prior to the Community Urban Center
redesignation of the site, and that the property was zoned as RU-5, Residential Semi-Professional
Office District at that time. However, staff also notes that although the current business may have
been grandfathered in, the proposed detached monument sign does not also comply with the
signage regulations for the prior RU-5 District either which only allows wall signs, and detached
signs are not permitted. Therefore, in order to allow the detached sign, approval at a public
hearing is required. Staff opines that a detached monument sign, with the appropriate design, can
be more aesthetically pleasing and less intrusive, even compared to a large wall sign that might
be typically requested for such business. Staff further opines that the proposed sign will effectively
identify the property along the well-travelled NE 186 Street, and will orient vehicular traffic to the
site, alleviating any traffic congestion brought on by drivers seeing the signage too late.

Although staff's research did not find any approvals for detached signs in the surrounding area,
staff opines that the sign would likely not create any significant visual impacts on the adjacent
properties. Further, staff opines that the detached point-of-sale sign’s scale and location will
provide the necessary visibility as well as identification of the existing business for patrons and
orient vehicular traffic to the site from the abutting roadway. Staff notes that the sign is proposed
fronting along the NE 186 Street roadway, and is purposefully placed oriented away from any of
the neighboring residential properties that are located to the south of the subject site. Staff opines
that the variance for the proposed signage will not create any significant visual impacts that will
be detrimental to the area given the location of the subject property, which fronts a large multi-
story mixed-use building to its north, that would be further separated from the proposed detached
monument sign by NE 186 Street, a well-traveled and well-developed main east/west arterial that
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is a 4-lane roadway. As such, staff opines that the type, scale, location and character of the
signage will not be obtrusive to the surrounding areas and will facilitate the safe and efficient
movement of on-site and off-site vehicular traffic. Therefore, staff opines that approval of the
request with conditions would maintain the basic intent and purpose of the zoning, subdivision
and other land use regulations and will not affect the appearance and stability of the surrounding
community and would be compatible with same. Staff, therefore, recommends approval with
conditions of the application under Section 33-311(A)(4)(b), Non-Use Variance From Other
Than Airport Regulations standards.

ACCESS, CIRCULATION AND PARKING: Not applicable.

NEIGHBORHOOD SERVICES PROVIDER REVIEW: See attached.

RECOMMENDATION:

Approval with conditions.

CONDITIONS FOR APPROVAL.:

1. That a site plan be submitted to and meet with the approval of the Director of the Department
of Regulatory and Economic Resources 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, signs, and other requirements.

2. That in the approval of the plan, the same be substantially in accordance with that submitted
for the hearing entitled “Zahedi Plastic Surgery”, as prepared by Signarama Deerfield Beach,
consisting of 1 Sheet dated stamped received 5/22/2025 and 1 Sheet dated stamped received
9/22/2025, and a boundary survey prepared by Mojarena & Associates, Inc. consisting of 1
sheet dated stamped received 10/24/2025, for a total of three (3) sheets.

3. That the use be established and maintained in accordance with the approved plan.
4. The proposed sign shall be surrounded by low-growing landscape shrubs along its base to

soften its visual appearance and enhance its compatibility with the surrounding streetscape,
while maintaining visibility of the sign face.

ES:JB:SS:EA:MA

Eric Silva, AICP, Assistant Director
Development Services Division
Miami-Dade County Department of
Regulatory and Economic Resources

1/26/2026
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NEIGHBORHOOD SERVICES PROVIDER COMMENTS*

Division of Environmental Resources Management (RER) | No objection
Platting and Traffic Review Section (RER) No objection
Fire Rescue Department No objection
Water and Sewer Department (WASD) No objection
Building and Neighborhood Compliance (BNC) No objection

*Subject to conditions in their memorandum.

COMPREHENSIVE DEVELOPMENT MASTER PLAN (CDMP) OBJECTIVES,

POLICIES AND INTERPRETATIVE TEXT

Urban Centers
(Page 1-46)

Diversified urban centers are encouraged to become hubs for future urban development
intensification in Miami-Dade County, around which a more compact and efficient urban
structure will evolve. These Urban Centers are intended to be moderate- to high-intensity
design-unified areas which will contain a concentration of different urban functions integrated
both horizontally and vertically. Three scales of centers are planned: Regional, the largest,
notably the downtown Miami central business district; Metropolitan Centers such as the
evolving Dadeland area; and Community Centers which will serve localized areas. Such
centers shall be characterized by physical cohesiveness, direct accessibility by mass transit
service, and high quality urban design. Regional and Metropolitan Centers, as described
below, should also have convenient, preferably direct, connections to a nearby expressway
or major roadways to ensure a high level of countywide accessibility.

The locations of urban centers and the mix and configuration of land uses within them are
designed to encourage convenient alternatives to travel by automobile, to provide more
efficient land use than recent suburban development forms, and to create identifiable "town
centers" for Miami-Dade's diverse communities. These centers shall be designed to create
an identity and a distinctive sense of place through unity of design and distinctively urban
architectural character of new developments within them.

The core of the centers should contain business, employment, civic, and/or high-or moderate-
density residential uses, with a variety of moderate-density housing types within walking
distance from the centers. Both large and small businesses are encouraged in these centers,
but the Community Centers shall contain primarily moderate and smaller sized businesses
which serve, and draw from, the nearby community. Design of developments and roadways
within the centers will emphasize pedestrian activity, safety and comfort, as well as vehicular
movement. Transit and pedestrian mobility will be increased and area wide traffic will be
reduced in several ways: proximity of housing and retail uses will allow residents to walk or
bike for some daily trips; provision of jobs, personal services and retailing within walking
distance of transit will encourage transit use for commuting; and conveniently located retail
areas will accommodate necessary shopping during the morning or evening commute or
lunch hour.

Urban Centers are identified on the LUP map by circular symbols noting the three scales of
planned centers. The Plan map indicates both emerging and proposed centers. The
designation of an area as an urban center indicates that governmental agencies encourage
and support such development. The County will give special emphasis to providing a high
level of public mass transit service to all planned urban centers. Given the high degree of
accessibility as well as other urban services, the provisions of this section encourage the
intensification of development at these centers over time. In addition to the Urban Center
locations depicted on the Land Use Plan Map, all future rapid transit station sites and their
surroundings shall, at a minimum, be developed in accordance with the Community Center
policies established below.

Following are policies for development of Urban Centers designated on the Land Use Plan
(LUP) map. Where the provisions of this section authorize land uses or development
intensities or densities different or greater than the underlying land use designation on the
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LUP map, the more liberal provisions of this section shall govern. All development and
redevelopment in Urban Centers shall conform to the guidelines provided below.

Uses and Activities. Regional and Metropolitan Centers shall accommodate a concentration
and variety of uses and activities which will attract large numbers of both residents and visitors
while Community-scale Urban Centers will be planned and designed to serve a more
localized community. Uses in Urban Centers may include retail trade, business, professional
and financial services, restaurants, hotels, institutional, recreational, cultural and
entertainment uses, moderate to high density residential uses, and well planned public
spaces. Incorporation of residential uses is encouraged, and may be approved, in all centers,
except where incompatible with airport or heavy industrial activities. Residential uses may be
required in areas of the County and along rapid transit lines where there exists much more
commercial development than residential development, and creation of employment
opportunities will be emphasized in areas of the County and along rapid transit lines where
there is much more residential development than employment opportunity. Emphasis in
design and development of all centers and all of their individual components shall be to create
active pedestrian environments through high-quality design of public spaces as well as
private buildings; human scale appointments, activities and amenities at street level; and
connectivity of places through creation of a system of pedestrian linkages. Existing public
water bodies shall also be incorporated by design into the public spaces within the center.

Streets and Public Spaces. Urban Centers shall be developed in an urban form with a street
system having open, accessible and continuous qualities of the surrounding grid system, with
variation, to create community focal points and termination of vistas. The street system should
have frequent connections with surrounding streets and create blocks sized and shaped to
facilitate incremental building over time, buildings fronting on streets and pedestrian
pathways, and squares, parks and plazas defined by the buildings around them. The street
system shall be planned and designed to create public space that knits the site into the
surrounding urban fabric, connecting streets and creating rational, efficient pedestrian
linkages. Streets shall be designed for pedestrian mobility, interest, safety and comfort as
well as vehicular mobility. The size of blocks and network of streets and pedestrian access
ways shall be designed so that walking routes through the center and between destinations
in the center are direct, and distances are short. Emphasis shall be placed on sidewalks, with
width and street-edge landscaping increased where necessary to accommodate pedestrian
volumes or to enhance safety or comfort of pedestrians on sidewalks along any high-speed
roadways. Crosswalks will be provided, and all multi-lane roadways shall be fitted with
protected pedestrian refuges in the center median at all significant pedestrian crossings. In
addition, streets shall be provided with desirable street furniture including benches, light
fixtures and bus shelters. Open spaces such as public squares and greens shall be
established in urban centers to provide visual orientation and a focus of social activity. They
should be located next to public streets, residential areas, and commercial uses, and should
be established in these places during development and redevelopment of streets and large
parcels, particularly parcels 10 acres or larger. The percentage of site area for public open
spaces, including squares, greens and pedestrian promenades, shall be a minimum of 15
percent of gross development area. This public area provided outdoor, at grade will be
counted toward satisfaction of requirements for other common open space. Some or all of
this required open space may be provided off-site but elsewhere within the subject urban
center to the extent that it would better serve the quality and functionality of the center.

Parking. Shared parking is encouraged. Reductions from standard parking requirements shall
be authorized where there is a complementary mix of uses on proximate development sites,
and near transit stations. Parking areas should occur predominately in mid-block, block rear
and on-street locations, and not between the street and main building entrances. Parking
structures should incorporate other uses at street level such as shops, galleries, offices and
public uses.

Buildings. Buildings and their landscapes shall be built to the sidewalk edge in a manner that
frames the adjacent street to create a public space in the street corridor that is comfortable
and interesting, as well as safe for pedestrians. Architectural elements at street level shall
have a human scale, abundant windows and doors, and design variations at short intervals
to create interest for the passing pedestrian. Continuous blank walls at street level are
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prohibited. In areas of significant pedestrian activity, weather protection should be provided
by awnings, canopies, arcades and colonnades.

Density and Intensity. The range of average floor area ratios (FARs) and the maximum
allowed residential densities of development within the Regional, Metropolitan and
Community Urban Centers are shown in the table below.

Average Floor Area Ratios Max. Densities

(FAR) Dwellings per Gross Acre
Regional Activity Centers greater than 4.0 in the core 500

not less than 2.0 in the edge
Metropolitan Urban Centers | greater than 3.0 in the core 250
not less than 0.75 in the edge
Community Urban Centers greater than 1.5 in the core 125
not less than 0.5 in the edge

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

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

PERTINENT ZONING REQUIREMENTS/STANDARDS

Sec. 33-284.87. -
Signs.

C. Permanent Point of Sale Signs. Permanent point of sale signs (Class B) shall be permitted
as follows:

1. The following permanent point of sale signs are permitted in all Sub-districts in
conjunction with permitted business and industrial uses: flat attached, hanging, awning,
cantilever, projecting, and monument. No other detached sign shall be permitted
except monument signs.

a. Projecting signs shall be mounted and perpendicular to the building.

b. The copy of an awning sign shall only be located on the valance of the awning.

c¢. The bottom of a hanging sign shall be located at a minimum height of eight (8) feet
from the finished floor.

d. Monument signs, which are freestanding, 2-faced signs, shall have a base at least
seventy-five (75) percent of the horizontal width of the sign and located directly on
the ground or a maximum of twelve (12) inches above grade.

e. Cantilever signs are mounted on those portions of the building that project
horizontally.




ZONING RECOMMENDATION ADDENDUM

2390 NE 186th Street Miami, LLC
PH: z25-108

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.

















































DISCLOSURE OF INTEREST*

If a CORPORATION owns or leases the subject property, list principal stockholders and percent of stock
owned by each. [Note: Where principal officers or stockholders consist of other corporation(s), trust(s),
partnership(s) or similar entities, further disclosure shall be made to identify the natural persons having
the ultimate ownership interest].

CORPORATION NAME: 2390 NE 186TH STREET MIAMI, LLC

NAME AND ADDRESS Percentage of Stock
Michae/ [Fahram S50 %
Mrhsa Hahram. SOV

If a TRUST or ESTATE owns or leases the subject property, list the trust beneficiaries and percent of
interest held by each. [Note: Where beneficiaries are other than natural persons, further disclosure shall
be made to identify the natural persons having the ultimate ownership interest].

TRUST/ESTATE NAME:
NAME AND ADDRESS ‘ Percentage of Interest

if a PARTNERSHIP owns or leases the subject property, list the principals including general and limited
partners. [Note: Where partner(s) consist of other partnership(s), corporation(s), trust(s) or similar
entities, further disclosure shall be made to identify the natural persons having the ultimate ownership

interests].

PARTNERSHIP OR LIMITED PARTNERSHIP NAME:

NAME AND ADDRESS Percent of Ownership




If there is a CONTRACT FOR PURCHASE by a Corporation, Trust or Partnership, list purchasers below,
including principal officers, stockholders, beneficiaries or partners. [Note: Where principal officers,
stockholders, beneficiaries or partners consist of other corporations, trusts, partnerships or similar
entities, further disclosure shall be made to identify natural persons having ultimate ownership interests]

NAME OF PURCHASER:

NAME, ADDRESS AND OFFICE (if applicable) Percentage of Interest
Date of contract:

If any contingency clause or contract terms involve additional parties, list all individuals or officers, if a
corporation, partnership or trust:

NOTICE: For changes of ownership or changes in purchase contracts after the date of the application,
but prior to the date of final public hearing, a supplemental disclosure of interest is required.

The above is a full disclosure of all partiz/s of interest in tt}is application to the best of my knowledge and belief.
4

%

Signature: AL
7/ (Applicant)

e It

/S@om to and subscribed before me this % day of /TML‘{ , 2oz5 . Affiant is personally known to
{ §, e - " . %
me 0738 ProdU071 o [ Drwex (( Ceyie as identification.

(\\ : R M::;;,»/L’ t_’:f}.\ >

SR B
x:*ﬁ'ﬁ-j 5 HENR'Y J. CORTES
-\_-:. w < Notary Public - State of Floriga
,:%’ né’: Commission # HK 528775
ST My Comm, Expires May 19, 2028

(Notary Public)

iy commission expires mw\ e, UW0EY,

“Disclosure shall not be required of: 1) any entity, the equity interests in which are regularly traded on an
sstablished securities market in the United States or another country; or 2) pension funds or pension trusts of more
than five thousand (5,000) ownership interests; or 3) any entity where ownership interests are held in a
partnership, corporation or trust consisting of more than five thousand (5,000) separate interests, including all
interests at every level of ownership and where no one (1) person or entity holds more than a total of five per cent
(5%) of the ownership interest in the parinership, corporation or trust. Entities whose ownership interests are held
in a partniership, corparation, or frust consisting of more than five thousand (5,000) separate interests, including all
interests at every level of ownership, shall only be required to disclose those ownership interest which excead five
(5) percent of the ownership interest in the partnership, corporation or trust,
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Item No. 3

Recommendation Summary

Commission District

4

Applicant

Dimitri Laborde

Summary of Requests

The applicant seeks to modify the condition of a prior resolution only
as it applies to the subject property, in order to modify the previously
approved lake slope and to permit a proposed swimming pool and
retaining wall located waterward from the top of slope into a lake.

Location

20921 NE 21 Court, Miami-Dade County, Florida

Property Size

0.23 Acre

Existing Zoning

RU-1, Single-family Residential District

Existing Land Use

Single-family residence

2030-2040 CDMP Land
Use Designation

Low Density Residential (2.5 to 6 du/ac)
(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(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 with conditions.

REQUESTS:

(1) MODIFICATION of Condition #2 of Resolution 9361, passed and adopted by the Board of
County Commissioners, only as it applies to the subject property, reading as follows:

FROM: “2. That the perimeter be backfilled and graded to meet with the approval of the County
Engineer except that a slope of one foot vertical be provided for each seven feet
horizontal from the perimeter into a minimum depth of five feet of water at low water
elevation.”

TO: “2. That said Property shall be developed substantially in accordance with the plans
entitled “DIMITRI & ALICEL LABORDE”", as prepared by Ari L. Sklar, 3 sheets dated
stamped received 11/20/25 and 2 sheets dated stamped received 10/20/25,
consisting of a total of 5 sheets.”

The purpose of request #1 is to allow the applicant to modify the previously approved lake slope,
only as it applies to the subject property, in order to modify the existing lake slope and to permit
a proposed pool and retaining wall located waterward of the top of slope.

(2) NON-USE VARIANCE of zoning regulations prohibiting structures to be placed waterward
from the top of slope into a lake; to waive same to permit a swimming pool and retaining wall
located waterward from the top of the slope into a lake.

The afore-mentioned plans are on file and may be examined in the Department of Regulatory and
Economic Resources. Plans may be modified at public hearing.
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PROJECT DESCRIPTION AND HISTORY:

The subject property is a part of a larger tract of land which, pursuant to Resolution No. 9361
adopted on February 1956, approved a special permit for lake excavation in conjunction with the
zone change from AU, Agricultural District, to RU-1, Single-Family Residential District, to permit
the development of a subdivision. Several other approvals have occurred in some portions of the
referenced larger tract, none of which included the current subject existing property. The applicant
now seeks to modify Condition #2 of the previously approved Resolution No. 9361, only as it
applies to the subject property, in order to modify the lake slope and to submit plans showing the
proposed swimming pool and retaining wall are to be located waterward from the top of slope into
a lake, which is otherwise not permitted.

The submitted plan depicts the currently vacant 0.21-acre subject property to be improved with a
new 1-story, 3,533 sq. ft. single-family residence along with a proposed swimming pool and
retaining wall which are located towards the rear of the principal residence and along the top of
the slope of the existing lake.

NEIGHBORHOOD CHARACTERISTICS
Zoning and Existing Use Land Use Designation

Subject Property | RU-1; single-family residence Low Density Residential (2.5 to 6 dua)
North RU-1; single-family residence Low Density Residential (2.5 to 6 dua)
South RU-1; single-family residence | Low Density Residential (2.5 to 6 dua
East RU-1; lake Low Density Residential (2.5 to 6 dua)
West RU-1; single-family residence Low Density Residential (2.5 to 6 dua)

NEIGHBORHOOD COMPATIBILITY:

The subject 0.23-acre property is located at 20921 NE 21 Court, Miami-Dade County, Florida.
The subject property is surrounded by single-family residences to the north, south, and west. To
the east is a lake, a portion of which belongs to the property beyond the survey tie line.

SUMMARY OF THE IMPACTS:

The approval of this application will allow the applicant to maintain the single-family residence
with the proposed swimming pool and retaining wall located waterward from the top of slope into
a lake. Staff opines that the visual impact on the surrounding area would be minimal and could
be mitigated by the existing landscape trees and existing 6’ high wood fence along the interior
side property lines and retaining wall along the rear of the lot and the lake to the east.

COMPREHENSIVE DEVELOPMENT MASTER PLAN ANALYSIS:

The subject property is designated as Low Density Residential on the Comprehensive
Development Master Plan (CDMP) Land Use Plan (LUP) map and is inside the Urban
Development Boundary. This category allows a range in density from a minimum of 2.5 to a
maximum of 6 dwelling units per gross acre and is characterized by single family housing, e.g.,
single-family detached, cluster, zero lot line and townhouses. The applicant seeks to modify a
prior resolution in order to submit revised plans for a modification of an existing lake slope in order
to permit a proposed swimming pool and retaining wall to be located waterward from the top of
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slope into a lake.(request #1) and to permit the said accessory structures to be located waterward
from the top of slope into a lake (request #2). Since the applicant is not requesting additional
dwelling units or change the existing single-family detached use on the property, approval with
standard conditions of the application would be consistent with the density threshold of the Low
Density Residential Communities map of the CDMP LUP map designation.

ZONING ANALYSIS:

The applicant seeks approval to modify a prior resolution in order to submit a new site plan that
shows a proposed swimming pool and retaining wall located waterward from the top of slope into
a lake to be located waterward from the top of slope into a lake. When the request to modify
Conditions #2 of Resolution No. 9361 passed and adopted by the Zoning Appeals Board, only as
it applies to the subject property (request #1) is analyzed under the Generalized Modification
Standards, Section 33-311(A)(7), staff opines that approval with conditions would be compatible
with the surrounding area. Staff opines that the approval with conditions of the applicant’s request
to modify the previously approved plans, only as it applies to the subject residence, will not
generate excessive noise or traffic, create other hazards to the surrounding area or be
incompatible with same, when considering the necessity for and reasonableness of the
modifications in relation to the present and future development of the area concerned. Staff's
review of the County’s aerial photographs for the surrounding area, indicates that the subject
residence with the subject proposed accessory structures located waterward on top of the water
slope is similar to the residences in the surrounding area and would be compatible with same.

Staff's research found similar lake slope modification approval within the original larger
development area of the overall parcel of land. For example, pursuant of Resolution No.CZAB-2-
3-23 adopted in July 17, 2023, a property located at 20741 NE 21 Court, the subject application
was approved for to allow structures to be placed waterward from the top of slope into lake; to
waive same to permit a swimming pool waterward from the top of slope into lake a modification of
the same condition #2 of amending the approved lake slope requirements.

Further, staff notes that the Platting and Traffic Review Section of the Department of Regulatory
and Economic Resources (RER), does not object to the application and that the application does
not generate any additional vehicular trips. The memorandum from the Division of Environmental
Resources Management (DERM) of the RER indicates it has no pertinent comments concerning
the application and does not entail any environmental concern. Additionally, the memoranda
from the Water and Sewer Department (WASD) and the Miami-Dade Fire Rescue Department,
states that they do not object to the application. Therefore, staff opines that approval with
conditions of the requested modification (request #1) would be compatible with the area
concerned, when considering the necessity and reasonableness of the modifications or in relation
to the present and future development of the area. As such, staff recommends approval with
conditions of request #1 of the application, under Generalized Modification Standards,
Section 33-311(A)(7).

When request #2 to waive the zoning regulation and permit the proposed swimming pool and
retaining wall located waterward from the top of slope into a lake to be located waterward from
the top of slope into a lake is analyzed under the non-use variance standards, Section 33-
311(A)(4)(b), staff opines that approval of the requests would be compatible with the surrounding
area. Staff has no objection to approving the proposed swimming pool and retaining wall located
waterward from the top of slope into a lake from the top of slope into a lake. Staff notes that this
request #2 is inextricably intertwined with the requested modification of the prior site plan (request
#1), which is recommended for approval with standard conditions including all other conditions of
the said resolution to remain in full force and effect except as modified herein. Further, this
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request #2 is internal to the application site and would not have any significant visual or noise
impact on the surrounding properties.

Staff opines that this non-use variance would be compatible with the surrounding land uses and

that approval of the request would not be detrimental to the community. Therefore, staff opines
that approval of this request would maintain the basic intent and purpose of zoning, and other
land use regulations, as they affect the stability and appearance of the community. Therefore,
staff recommends approval with conditions of request #2 under Section 33-311(A)(4)(b),
Non-Use Variances Standards.

ACCESS, CIRCULATION AND PARKING: Not applicable

NEIGHBORHOOD SERVICES PROVIDER COMMENTS: See attached.

OTHER: Not applicable

RECOMMENDATION: Approval with conditions.

CONDITIONS FOR APPROVAL:

1. That all the conditions of Resolution No. 9361 remain in full force and effect except as herein
modified.

2. That in the approval of the plan, the same be substantially in accordance with that submitted
for the hearing entitled, “DIMITRI & ALICEL LABORDE?", as prepared by Ari L. Sklar, 3 sheets
dated stamped received 11/20/25 and 2 sheets dated stamped received 10/20/25, consisting
of a total of 5 sheets which conform to Zoning Code requirements and will not require further
public hearing action.

3. That the use be established and maintained in accordance with the approved plan.

4. That the applicant obtains a building permit for all non-permitted structures, if applicable, from
the Department of Regulatory and Economic Resources.

5. That the existing 6’ wood metal fence along the interior side property lines be maintained as
a visual buffer, and that if the fence is removed or destroyed, the applicant shall install a 6’
high cbs wall, opaque fence, or chain link fence with a hedge 3’ high at the time of planting,
which shall grow to and be maintained at a minimum height of 6, in accordance with Section
33-11(h) of the County Code.

ES:JB:SS:JH

Eric Silva, AICP, Assistant Director
Development Services Division
Miami-Dade County Department of
Regulatory and Economic Resources
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ZONING RECOMMENDATION ADDENDUM
Dimitri Laborde
(225-147)
NEIGHBORHOOD SERVICES PROVIDER COMMENTS

Division of Environmental Resource Management (RER) No objection
Fire Department No objection
Platting and Traffic Review Section (RER) No objection
Parks, Recreation and Open Spaces No objection
Water and Sewer Department No objection
*Subject to conditions in their memorandum.

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

Low-Density The residential densities allowed in this category shall range from a minimum of 2.5 to a
Residential maximum of 6.0 units per gross acre. This density category is generally characterized by single
(Pg. 1-31) family housing, e.g., single-family detached, cluster, zero lot line and townhouses. It could

include low-rise apartments with extensive surrounding open space or a mixture of housing
types provided that the maximum gross density is not exceeded.

PERTINENT ZONING REQUIREMENTS/STANDARDS

1/26/2026
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Section 33- (@) This section shall govern the placement of accessory improvements and landscaping
16.1 which are hereby deemed not to modify the established slope of privately owned artificial
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lakes. This section shall not apply to the placement of accessory improvements landward
of the top of the slope of such artificial lakes, which structures are permitted as accessory
uses under other Sections of this Code.
For purposes of this section, "privately owned artificial lake" shall mean only a privately
owned artificial lake not connected to any jurisdictional wetlands or to any other surface
water body.
For purposes of this section, "water's edge" shall be defined as the average low ground
water elevation.
The placement of the following accessory improvements and landscaping shall be
permitted waterward of the top of slope, as measured pursuant to the County Flood
Criteria Map as defined in Chapter 11C, on a residential lot, parcel or tract, subject to the
following conditions:
Docks shall either be floated or be placed on pilings at right angles to the shoreline, except
as otherwise provided herein.
All docks on a single lot, parcel or tract collectively shall not exceed 30 percent of the
subject lot's width as measured at the top of the slope; provided, however, a dock that is
placed parallel to the lot and that does not extend more than six feet beyond the water's
edge may be built to the side setback lines.
No dock shall project further into the artificial lake more than one-half the length of the
lot's shoreline frontage as measured at the water's edge, or 20 percent of the lake width
at its widest point, whichever is smaller. In no event shall a dock exceed 50 feet in length.
For purposes of this section, the length shall be the perpendicular dimension measured
from the water's edge to the farthest point of the dock extending into the lake.
In no event shall a dock be placed closer than 100 feet to the opposite shore's top of
slope.
A dock or a deck not exceeding 18 inches above minimum finished grade elevation may
be placed with a zero foot side setback. A dock or a deck exceeding 18 inches above
minimum finished grade elevation shall conform to accessory building side setback
requirements.
Only one (1) dock shall be permitted for each principal building on the subject lot, parcel
or tract.
Rocks and landscaping waterward of the top of slope but landward of the water's edge
are allowed.
Rip-rap and interlocking block waterward of the top of slope and extending to a point
one (1) foot below the water's edge are allowed.
Open sided structures shall be permitted waterward of the top of slope but landward of
the water's edge, subject to compliance with accessory building setback and lot
coverage requirements of the zoning district in which the structure is located; provided,
however, the rear setback requirement shall be zero (0) feet. In no event shall an open
sided structure that is placed waterward of the top of slope exceed fifteen (15) feet in
height nor shall it exceed two hundred twenty-five (225) square feet in area. Only one
(1) such open sided structure shall be permitted for each principal building on the subject
lot, parcel or tract. Open sided structures other than railings on docks and decks shall
not be permitted, unless approved as a nonuse variance at a public hearing.
Steps and decks on pilings or on similar spatially separated upright supports shall be
permitted waterward of the top of slope and landward of the water's edge.
Boat ramps shall be permitted providing no filling of the slope area occurs.
Filling waterward of the top of slope shall be prohibited.

Structures other than those listed above are prohibited from placement within the area

waterward of the top of slope.
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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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