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COMMUNITY ZONING APPEALS BOARD - AREA 8  
 

MEETING OF OCTOBER 28, 2025 
 

MARTIN LUTHER KING, JR., CENTER, CONFERENCE ROOMS 1-4 
 

2525 NW 62 STREET, MIAMI, FLORIDA. 
 
 

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

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. 
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SWEARING IN OF WITNESSES 
 
 
A.  GREENWOOD PLACE, LLC.    Z2022000138                                          Area 08/District 02 
 
The application is to permit a rezoning of the subject parcel from BU-1A (Limited Business 
District) and RU-1 (1 residence / 7,500 sq. ft. lot) to RMD (multi-family residential, maximum of 
60-units per acre) which would allow the subject property to be developed with more residential 
units than currently allowed. In addition, the application seeks to waive the required 5’ clear 
width within the building frontage zone. 
 
(1) DISTRICT BOUNDARY CHANGE from BU-1A, Limited Business District and RU-1, Single-
Family Residential District to RMD, Residential Modified District.  
 
(2) NON-USE VARIANCE of zoning regulations requiring a minimum of 5’ clear width within the 
building frontage zone; to waive same and allow 0' clear width hardscape area (not permitted).  
 
Plans are on file and may be examined in the Department of Regulatory and Economic 
Resources under the title “NEW BUILDING,” as prepared by Juan B. Ordonez, P.E. The plans 
include a Site Plan consisting of one (1) sheet date-stamped received March 7, 2025; Floor 
Plans and Elevations consisting of five (5) sheets date-stamped received July 8, 2024; one (1) 
additional sheet date-stamped received August 21, 2024; and a Dumpster Enclosure sheet 
date-stamped received July 8, 2024. Landscape Plans, entitled “LANDSCAPE PLAN,” were 
prepared by Enrique D. Nuñez, ASLA Landscape Architecture, and consist of two (2) sheets 
date-stamped received March 7, 2025. The complete submittal includes a total of ten (10) 
sheets. Plans may be modified at public hearing. 
 
LOCATION: The southwest corner of NW 32 Avenue and NW 46 Street, Miami-Dade County, 
Florida. 
SIZE OF PROPERTY: ±0.97-gross (±0.66-net) Acres 
 
 
Department of Regulatory and  
Economic Resources  
Recommendation:                        Approval of request #1, subject to the 

Board’s acceptance of the proffered 
covenant, and approval with conditions 
of request #2. 

 
 
Protests:                     0   __       Waivers:                   0 __       ____                                
 
APPROVED:                                        DENIED WITH PREJUDICE:                        
 
DENIED WITHOUT PREJUDICE:                    DEFERRED 
 
 
 
B.  JOSEPH ALCE    Z2022000323                                                                Area 08/District 02 
 
The application is to allow an existing platted lot with frontages on two streets, to be subdivided 
into three (3) separate lots; with one lot consisting of the existing single-family residence and 
allowing the other two proposed lots to have less lot width than otherwise required by Code.  
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NON-USE VARIANCE to permit two (2) proposed lots, each with a lot frontage of 66’ (75’ 
required).  
 
A plan is on file and may be examined in the Department of Regulatory and Economic 
Resources, entitled, “149 NW 158TH St. Site Subdivision Plan”, as prepared by Gene Hay 
Design Works dated stamped received 3/12/2025 and consisting of 1 sheet. Plan may be 
modified at public hearing. 
 
LOCATION: 149 NW 158 Street, Miami-Dade County, Florida 
SIZE OF PROPERTY: 0.81 Acre 
 
 
Department of Regulatory and  
Economic Resources  
Recommendation:                        Approval with conditions. 
 
 
Protests:                     0   __       Waivers:                   0 __       ____                                
 
APPROVED:                                        DENIED WITH PREJUDICE:                        
 
DENIED WITHOUT PREJUDICE:                    DEFERRED 
 
 
 
 
C.  3072 NW 79 ST., LLC.    Z2024000013                                                     Area 08/District 02 
 
The application is to allow a proposed liquor store on the subject site to be spaced less than 
required from two existing public schools.  
 
SPECIAL EXCEPTION to permit a proposed liquor package store located 2,107.60’ from one 
existing public school facility and 2,159.04’ from another existing public school facility (2,500’ 
required for both). 
 
A special purpose “Radial Sketch Survey” as prepared by Landmark Surveying & Associates 
Inc., dated stamped received 6/10/24 consisting of 1 sheet, the survey is on file and may be 
examined in the Department of Regulatory and Economic Resources. 
 
LOCATION: 3072 NW 79 Street, Miami-Dade County, Florida 
SIZE OF PROPERTY: ±0.026 Acre 
 
Department of Regulatory and  
Economic Resources  
Recommendation:                        Approval with conditions. 
 
 
Protests:                     0   __       Waivers:                   0 __       ____                                
 
APPROVED:                                        DENIED WITH PREJUDICE:                        
 
DENIED WITHOUT PREJUDICE:                    DEFERRED 
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D.  MACMILLIAN REAL ESTATE, LLC.    Z2024000169                               Area 08/District 03 
 
The application is to permit a detached sign to be located closer to the front property line than 
permitted by Code. Additionally, the application seeks to allow canopy signage with greater area 
than permitted by Code.  
 
(1) NON-USE VARIANCE to permit a detached sign NO6 to setback 0’-1” (7’ required) from the 
front (north) property line. 
 
(2) NON-USE VARIANCE to permit a canopy sign NO4 with a total area of 57.9 sq. ft. (24 sq. ft. 
maximum permitted).  
 
(3) NON-USE VARIANCE to permit canopy signs NO3 and NO5 with a total combined area of 
105.7 sq. ft. (24 sq. ft. maximum permitted).  
 
A Plan is on file and may be examined in the Department of Regulatory and Economic 
Resources, entitled, "Murphy USA #22028" as prepared by Allen Industries, dated stamped 
received 5/2/2025 and consisting of 29 sheets. Plans may be modified at public hearing. 
 
LOCATION: 3196 NW 54 Street, Miami-Dade County, Florida 
SIZE OF PROPERTY: 0.73-acres 
 
 
Department of Regulatory and  
Economic Resources  
Recommendation:                        Approval with conditions. 
 
 
Protests:                     0   __       Waivers:                   0 __       ____                                
 
APPROVED:                                        DENIED WITH PREJUDICE:                        
 
DENIED WITHOUT PREJUDICE:                    DEFERRED 
 
 
 
 
1.  VIRGINIA PROPERTY INVESTMENT LLC.   Z2024000078                     Area 08/District 02 
 
The application is to permit a duplex residence to be located closer to the side street property 
line than required by Code. 
 
NON-USE VARIANCE to permit a duplex residence to setback a minimum of 9.58’ (15’ 
required) from the side street (west) property line. 
 
Plans are on file and may be examined in the Department of Regulatory and Economic 
Resources, entitled “Shirley Molieri”, as prepared by Arsha Viqar with Miami Permits.Com, 
consisting of 2 sheets dated stamped received 3/28/2025, and sheets A-2 & A-3 dated stamped 
received 1/10/2025, for a total of 4 sheets. Plans may be modified at public hearing. 
 
LOCATION: 1091 NW 112 Street, Miami-Dade County, Florida 
SIZE OF PROPERTY: 0.19 acre 
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Department of Regulatory and  
Economic Resources  
Recommendation:                        Approval with conditions. 
 
 
Protests:                     0   __       Waivers:                   0 __       ____                                
 
APPROVED:                                        DENIED WITH PREJUDICE:                        
 
DENIED WITHOUT PREJUDICE:                    DEFERRED 
 
 
 
 
2.  A2Z CONSTRUCTION & REMODEL LLC.    Z2025000011                      Area 08/District 03 
 
The application is to permit a duplex residence on a parcel of land with less lot area and less lot 
frontage than required by Code. 
 
NON-USE VARIANCE to permit a parcel of land with a lot area of 3,750 sq. ft. (7,500 sq. ft. 
required) and a lot frontage of 50’ (75’ required). 
 
Plans are on file and may be examined in the Department of Regulatory and Economic 
Resources, entitled “Proposed Duplex Family Residence” as prepared by MG Design and 
Salazar Studio Corp., dated stamped received 4/24/25, consisting of 5 sheets. Plans may be 
modified at public Hearing. 
 
LOCATION: Lying on the southwest corner of NW 69 Terrace and NW 21 Avenue 
aka 2102 NW 69 Terrace, Miami-Dade County, Florida 
SIZE OF PROPERTY: 0.08 acre 
 
 
Department of Regulatory and  
Economic Resources  
Recommendation:                        Approval with conditions. 
 
 
Protests:                     0   __       Waivers:                   0 __       ____                                
 
APPROVED:                                        DENIED WITH PREJUDICE:                        
 
DENIED WITHOUT PREJUDICE:                    DEFERRED 
 
 
 
 
3.  701 703 WATERFORD OPERATING LP.    Z2025000103                        Area 08/District 06 
 
The application is to allow a total of 5 signs where 4 signs are the maximum permitted by code. 
The site already has 2 wall signs and 2 monument signs; sign Number 5 will be a wall sign. 
 
NON-USE VARIANCE to permit a lot with multiple businesses to have a total of 5 signs, 3 wall 
signs and 2 monument signs (4 signs maximum permitted). 
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Plans are on file and may be examined in the Department of Regulatory and Economic 
Resources, entitled, “Assurant Exterior Building Sign” as prepared by Forge Signworks, dated 
stamped received 05/12/2025 consisting of 8 sheets, “Waterford Business District 701 
Waterford Way” as prepared by Law’s Architectural Signs, and “701 and 703 Waterford Way” as 
prepared by Biscayne Engineering, dated stamped received 07/2/2025 consisting of 3 sheets, 
for a total of 11 sheets . Plans may be modified at public hearing. 
 
LOCATION: 701 and 703 NW 62 Avenue, Miami-Dade County, Florida 
SIZE OF PROPERTY: 28.46 acres 
 
 
Department of Regulatory and  
Economic Resources  
Recommendation:                        Approval with conditions. 
 
 
Protests:                     0   __       Waivers:                   0 __       ____                                
 
APPROVED:                                        DENIED WITH PREJUDICE:                        
 
DENIED WITHOUT PREJUDICE:                    DEFERRED 
 
 
 

NOTICE 
 
************************************************************************************************************ 
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. 
************************************************************************************************************ 
 
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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Item No. A 
 

Recommendation Summary 
Commission District 2 
Applicant Greenwood Place, LLC. 
Summary of 
Requests 

The applicant seeks to permit a rezoning of the subject parcel from 
BU-1A, Limited Business District, and RU-1, Single-Family Residential 
District, to RMD, Residential Modified District in order to develop the 
site with 30 dwelling units. In addition, the applicant seeks to waive 
the required 5’ clear width within the building frontage zone and 
provide landscaping instead. 

Location The southwest corner of NW 32 Avenue and NW 46 Street, Miami-
Dade County, Florida. 

Property Size ±0.97-gross (±0.66-net) Acres 
Existing Zoning BU-1A, Limited Business District  

RU-1, Single-Family Residential District 
Existing Land Use Vacant parcels 
2030-2040 CDMP 
Land Use  
Designation  

Low-Medium Density Residential, 6-13 dua and within a Rapid Transit 
Activity Corridor 
(see attached Zoning Recommendation Addendum) 

Comprehensive Plan 
Consistency 

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

Applicable  
Zoning Code 
Section(s)  

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

Recommendation Approval of request #1, subject to the Board’s acceptance of the 
proffered covenant, and approval with conditions of request #2. 

 
At the September 17, 2025, meeting of the Community Zoning Appeals Board (CZAB) 8, there 
was an error related to board member attendance, and a new CZAB member from a different 
board was inadvertently directed to attend the CZAB 8 meeting.  There were only 3 CZAB 8 
members in attendance at that meeting, and as such the board did not have quorum. Therefore, 
this item has been readvertised for consideration at the October 28, 2025, meeting of CZAB 8. 
  
The public Hearing on this item was not held. 
 
REQUESTS: 
 
(1) DISTRICT BOUNDARY CHANGE from BU-1A, Limited Business District, and RU-1, Single-

Family Residential District, to RMD, Residential Modified District.  
 
(2) NON-USE VARIANCE of zoning regulations requiring a minimum of 5’ clear width within the 

building frontage zone; to waive same and allow 0' clear width hardscape area (not 
permitted).  

 
Plans are on file and may be examined in the Department of Regulatory and Economic 
Resources under the title “NEW BUILDING,” as prepared by Juan B. Ordonez, P.E. The plans 
include a Site Plan consisting of one (1) sheet date-stamped received March 7, 2025; Floor 
Plans and Elevations consisting of five (5) sheets date-stamped received July 8, 2024; one (1) 
additional sheet date-stamped received August 21, 2024; and a Dumpster Enclosure sheet date-
stamped received July 8, 2024. Landscape Plans, entitled “LANDSCAPE PLAN,” were prepared 
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by Enrique D. Nuñez, ASLA Landscape Architecture, and consist of two (2) sheets date-stamped 
received March 7, 2025. The complete submittal includes a total of ten (10) sheets. Plans may be 
modified at public hearing. 
 
PROJECT DESCRIPTION:   
 
The applicant seeks to permit a rezoning of the ±0.97-gross (±0.66-net) acres subject parcel 
from BU-1A, Limited Business District, and RU-1, Single-Family Residential District to RMD, 
Residential Modified District, in order to develop the site with multifamily development consisting 
of 30 dwelling units. In addition, the applicant seeks to replace the required 5-foot clear width 
hardscaped area that is required within the building frontage zone, which shall be maintained at 
the same grade as the abutting sidewalk and kept clear for pedestrians, with landscaped area. 
 
The subject parcel is located within the buffer area of Miami-Dade County’s East-West Dade 
Transitway Corridor, a CDMP designated Rapid Transit Activity Corridor. This corridor is one of 
the six (6) rapid transit corridors identified in the Strategic Miami Area Rapid Transit (SMART) 
Plan, which currently served by the East-West 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. 
 
As part of this application, the applicant has submitted site plans depicting the proposed 
development. The plans show a multifamily building oriented along NW 32 Avenue and NW 46 
Street with a maximum height of three (3) stories. Parking is located behind the buildings 
ensuring compliance with RMD development standards, which require parking areas to be 
screened from public view. Vehicular access is provided by a single ingress/egress point from 
NW 46 Street, which also accommodates pedestrian access. The proposed development 
complies with RMD development standards, with the exception of the requirement that the 5-
foot frontage zone be hardscaped at the same grade as the abutting sidewalk along NW 32 
Avenue and NW 46 Street, which is the subject of the variance request. The project meets the 
required minimum 30-foot setback above the second story when adjoining the single-family 
residential property to the west, ensuring the existing residence is properly buffered. The 
dissimilar use buffer also includes a 6-foot-high wall with shrubs planted at a height of thirty (30) 
inches at the time of planting, spaced at a maximum average of thirty-six (36) inches on center, 
along with trees planted at a maximum average spacing of thirty-five (35) feet on center within a 
minimum 5-foot landscaped strip. In addition, the proposed site plan indicates that 100 percent 
(%) of the units will be designated as workforce housing. In addition, staff notes that, as part of 
this application, the applicant has voluntarily proffered a Declaration of Restrictions which, 
among other provisions, limits development of the property to 30 residential dwelling units, with 
100 percent of the units designated as workforce housing in accordance with the submitted 
plans. 
 

NEIGHBORHOOD CHARACTERISTICS 
                                    Zoning and Existing Use                 Land Use Designation 

Subject Property BU-1A & RU-1; vacant land Low-Medium Density Residential 
(6 - 13 dua) 

North BU-1A & RU-1; Commercial and 
single-family residences  

Low-Medium Density Residential 
(6 - 13 dua) 

South BU-3 & RU-1; Commercial and 
single-family residence 

Low-Medium Density Residential 
(6 - 13 dua) 

East  BU-1A & RU-1; vacant land and Low-Medium Density Residential 
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single-family residence (6 - 13 dua) 

West RU-1; single-family residence  Low-Medium Density Residential 
(6 - 13 dua) 

 
NEIGHBORHOOD COMPATIBILITY: 
 
The ±0.97-gross (±0.66-net) acres subject property is located at the southwest corner of NW 32 
Avenue and NW 46 Street in Miami-Dade County, Florida. The property is currently zoned BU-
1A and RU-1 and is vacant. The surrounding area is a mix of residential and commercial uses, 
including commercial and single-family residences to the north (BU-1A and RU-1), commercial 
and single-family residence to the south (BU-3 and RU-1), vacant land and single-family 
residence to the east (BU-1A and RU-1), and single-family residence to the west (RU-1). The 
subject sites are located within the Urban Development Boundary (UDB) and within the Rapid 
Transit Activity Corridors, which include areas within one-half mile of the existing Metrorail 
corridor and the proposed SMART Plan corridors. Accordingly, the site’s proximity to the 
SMART Corridor allows the applicant to pursue additional residential density. 
 
SUMMARY OF THE IMPACTS: 
 
The approval of this application will allow the applicant to rezone the subject property in order to 
provide additional housing in this area, which could have traffic impacts as well as impacts on 
other County services. Based on memoranda from the departments reviewing this application, 
the additional impacts will be minimal and will not cause their facilities and services to operate 
below their adopted levels of service standards. The Platting and Traffic Review Section of the 
Department of Regulatory and Economic Resources (RER) state in their memorandum that the 
application meets traffic concurrency criteria because it lies within the urban infill area where 
traffic concurrency does not apply and will generate 55 PM peak hour vehicle trips. Staff notes 
that approval of this application would add to the population in the area and could bring 
additional noise into the neighborhood.  
 
COMPREHENSIVE DEVELOPMENT MASTER PLAN ANALYSIS:  
 
The ±0.97-gross (±0.66-net) acres subject property is designated as Low-Medium Density 
Residential on the Comprehensive Development Master Plan (CDMP) Land Use Plan (LUP) 
map. The Low-Medium Density Residential category allows a range in density from a minimum of 
6 to a maximum of 13 dwelling units per gross acre. This density category is generally 
characterized by single family detached, cluster, and townhouses and a mixture or housing 
types, provided that the maximum gross density is not exceeded. The Low-Medium Density 
Residential designation could allow the applicant to develop the ±0.97-gross acres parcel with 
12 residential units.  
 
However, as previously mentioned, the subject properties are located within of the East-West 
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. 
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The applicant seeks a district boundary change from BU-1A, Limited Business District, and RU-
1, Single-Family Residential District to RMD, Residential Modified District. As defined under the 
CDMP, properties eligible for mixed-use development shall be located along a Rapid-Transit 
Activity Corridor, which includes the SMART Plan Corridors. Specifically, the CDMP Land Use 
Element text under Mixed Use Development states that, “Vertical and horizontal mixed-use 
development may be allowed within the Urban Development Boundary (UDB), provided that the 
development is located along the Rapid Transit Activity Corridors which includes the areas 
within one mile of the SMART Plan Corridor. However, the CDMP Land Use Element text also 
states that appropriate design standards are essential to ensure that the uses permitted in 
mixed-use developments are compatible with each other and adjacent properties and contribute 
to the character of the street and the surrounding community. A specific objective in designing 
mixed-use developments is that the development should be compatible with any existing, or 
zoned, or Plan-designated adjoining or adjacent uses. The exact residential density that can be 
achieved on a particular property will depend upon the intensity permitted, the average size of 
the residential units, the residential percentage of the project and land development regulations 
concerning building envelopes, parking and open space. The maximum density and floor-area 
ratio (FAR) for sites that are within the Rapid Transit Activity Corridors shall be as provided in 
the table below: 
 
 Floor Area Ratio Range 

(FAR) 
Max. Residential Density 

(Dwelling Units) 
Within one-quarter mile Up to 2.0 60 
Between one-quarter and 
one-half mile 

Up to 1.5 36 

Between one-half and 
one mile (East-West Corridor) 

Up to 1.25 18 

 
As previously set forth in a June 12, 2024, CDMP Interpretation letter for the subject property, 
“Expedited Letter of Interpretation re. Folio Nos. 30-3121-018-0070 and -0080”, the subject 
property is comprised of two parcels. The majority of the Subject Property (±0.47-acre) is with ¼ 
mile while the remainder (±0.13-acre) is between ¼ and ½ mile of the East-West Corridor, and 
respectively may be rezoned for vertical or horizontal mixed-use development at up to 60 units 
an acre/2.0 FAR or 36 units an acre/1.5 FAR in accordance with the CDMP’s provisions for 
mixed use development along Rapid Transit Activity Corridors (CDMP P. I-47), subject to 
compatibility with the adjacent uses.  
 
To qualify for horizontal mixed-use development within a Rapid Transit Activity Corridor, it must 
be affirmatively demonstrated that a proposed single use does not currently or would not be 
caused to exceed 70% of the total building area within ¼ mile of the subject site for a property to 
be rezoned as a horizontal mixed-use development in a Rapid Transit Activity Corridor. The 
Saturation Analysis performed by staff accounts for existing land uses within a ¼ mile of the 
Subject Property (Subject Property Area) indicates that ±56.73 percent of the building area in 
the Subject Property Area is residential, and that an additional 537,054 sq. ft. of single-use 
residential development may be approved in the Subject Property Area in accordance with the 
CDMP’s provisions for horizontal mixed-use development along Rapid Transit Activity Corridors. 
Therefore, the Subject Property may be developed with up to 32 units of single use 
residential development as long as the combined square footage of the proposed residential 
development does not exceed 537,054 sq. ft.  
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In addition, as indicated in the site plan the applicant has agreed to provide 100% percent of the 
proposed units as workforce housing. Staff notes that implementing workforce housing 
standards allows for a 25% percent density bonus, which could increase the maximum 
permitted units to 40. The proposed development of 30 residential dwelling units is therefore 
within the permitted density under the CDMP. Furthermore, a property immediately to the 
northeast of the subject parcel is currently in the process of being rezoned for a similar 
multifamily/mixed-use development under Zoning Hearing Application #Z2022000210, 
supporting the compatibility of the proposed project with surrounding land uses. 
 
The submitted plans provide for two (2) detached buildings to be constructed on the site with a 
maximum of three (3) stories in height fronting on both NW 32 Avenue and NW 46 Street. The 
plan also provides for parking to be screened from the adjacent properties by the proposed 
buildings with pedestrian connectivity throughout the site. Additionally, the plan provides for 
ample landscaping throughout the development in excess of what is required by Code. 
Furthermore, staff opines that the proposed development is consistent with Policy LU-4A 
which states that when evaluating compatibility among proximate land uses, the County shall 
consider such factors as height, bulk, and scale of architectural elements. As such, staff opines 
that the requested RMD zoning district is consistent with the Low-Medium Density 
Residential designation of the subject property on the CDMP Land Use Plan map and the 
Mixed-Use Development policies of the CDMP.    
 
ZONING ANALYSIS:  
 
The applicant seeks approval of a request for a district boundary change from BU-1A, Limited 
Business District and RU-1, Single-Family Residential District to RMD, Residential Modified 
District (request #1). For the reasons stated above and below, staff opines that when the 
request to rezone the ±0.97-gross (±0.66-net) acres subject parcel to RMD is analyzed under 
Section 33-311, District Boundary Change, approval of the application 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 health, safety, morals, 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 requested district boundary change, contingent upon the acceptance of the 
proffered zoning covenant, and opines that the rezoning would be consistent with the Low-
Medium Density Residential designation of the CDMP Land Use Plan map as well as the 
CDMP’s Mixed-Use Development policies. The proposed multifamily residential development 
would provide a harmonious transition between the lower-intensity single-family lots to the south 
and west, the existing commercial uses, and the anticipated higher-density development to the 
northeast, where adjacent parcels are undergoing a district boundary change (Application No. 
Z2022000210) to permit the rezoning to RMD and proposed multifamily apartments. Given the 
subject site’s location within the SMART Plan Corridor Buffer Area, the proposed rezoning 
would support, rather than disrupt, the established development pattern in the surrounding 
community. 
 
Staff notes that the proposed development complies with all zoning regulations regarding 
building setbacks, building height, common open space, lot area, lot coverage, and landscaping. 
As designed, the proposed RMD development with its pedestrian and vehicular connectivity, 
residential structures of a scale and massing compatible with surrounding uses, and the 
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integration of landscaping will result in a project that is harmonious with the neighborhood. 
Based on the submitted landscape plans, the perimeter of the subject parcel will be substantially 
buffered with continuous rows of street trees and shrubs, creating a strong visual perception of 
greenery and providing sufficient mitigation of any visual or aural impacts on adjoining 
properties. Staff further finds that the development parameters reflect the applicant’s intent to 
maintain the area’s development trend while complying with the RMD Building Placement 
Standards. 
 
Staff also notes that the CDMP Interpretation letter dated June 12, 2024, indicates the subject 
property could accommodate up to 32 dwelling units under CDMP provisions, given that (±0.47-
acre) is with ¼ mile while the remainder (±0.13-acre) is between ¼ and ½ mile of the East-West 
Corridor, equating to approximately 48.5 units per acre. In addition, pursuant to Sec. 33-193.7.1, 
Workforce Housing Development Program Density Bonuses for the Unincorporated Area, 
participation in the workforce housing program allows for a 25% increase in density, for a 
maximum permitted density of 40 dwelling units, equating to approximately 60.6 units per acre. 
However, the applicant proposes to develop the site with 30 multifamily residential units, or 
roughly 45.5 units per acre, well below the maximum permitted density.  
 
In addition, based on the memoranda submitted by other departments reviewing the application, 
approval of the request would not have an unfavorable effect on the economy of Miami-Dade 
County, would not tend to create a fire or other equally or greater dangerous hazard, or provoke 
excessive overcrowding of people, or provoke a nuisance, and would not be incompatible with 
the area concerned. Staff notes that the Platting and Traffic Review Section of the Department 
of Regulatory and Economic Resources (RER), does not object to the application and indicate 
in their memorandum that that the application meets traffic concurrency criteria because it lies 
within the urban infill area where traffic concurrency does not apply. Their memorandum 
indicates that the application will generate approximately 33 PM peak hour vehicle trips, and 
that the subject application meets the traffic concurrency criteria. Further, the Division of 
Environmental Resources Management of the Department of Regulatory and Economic 
Resources in their attached memorandum, indicate that the application meets all applicable 
LOS standards for an initial development order for potable water service, wastewater disposal, 
and flood protection. In addition, the other departments reviewing the application, including the 
Miami-Dade Fire Rescue Department and the Water and Sewer Department, do not object to 
the application. Based on the aforementioned department memoranda, staff opines that the 
request for rezoning will not result in, among other things, excessive noise or cause undue or 
excessive burden on public facilities. Based on the aforementioned reasons, staff opines that 
the proposed district boundary change to RMD is compatible with the residential trend as 
evidence by the existing zoning in the surrounding area and will serve as a transition to the less 
intensive RU-1 properties to the south and west. Therefore, subject to the Board’s 
acceptance of the proffered covenant, staff recommends approval of the application for a 
District Boundary Change to RMD, Residential Modified District, under Section 33-311, 
District Boundary Change standards. 
 
As part of this application, the applicant is requesting an ancillary non-use variance from the 
setback requirements to allow the required 5-foot clear width within the building frontage zone to 
be landscaped (Request #2). When this request is analyzed under the Non-Use Variances From 
Other Than Airport Regulations, Section 33-311(A)(4)(b), staff opines that it is inextricably 
intertwined with the development of the proposed mixed-use development on the site, which 
staff supports and opines that the approval of the requests with conditions would be compatible 
with the surrounding area. The submitted plans depict the building with a setback varying from 6 
feet 1 inch to 6 feet 6 inches, consisting of landscaped areas and paved areas that serve as the 
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primary entrance and provide street access for ground-floor residential units, in compliance with 
the General Requirements for a Multifamily Development. Staff supports this variance, noting 
that partially converting the 5-foot hard surface to landscaped area will provide privacy for the 
ground-floor units while maintaining an urban design character. The combination of hard 
surfaces and landscaping enhances compatibility with the surrounding area and helps break up 
the massing of the development. Furthermore, under RMD General Site Regulations, Section 
33-493(3)(iv), the building frontage zone shall be hard-surfaced except for tree grates or 
planters; however, frontage zones adjoining ground-story residential uses may be landscaped, 
hard-surfaced, or both, further supporting the recommendation for approval. Staff opines that 
approval of the requested variance would maintain the basic intent and purpose of the zoning, 
subdivision, and other land use regulations by protecting the general welfare of the public, 
particularly with respect to the stability and appearance of the community and would be 
compatible with surrounding land uses without being detrimental to adjacent properties. 
Therefore, staff recommends approval with conditions of Request #2 under Section 33-
311(A)(4)(b), Non-Use Variances From Other Than Airport Regulations. Therefore, staff 
recommends approval with conditions of request #2 under Section 33-311(A)(4)(b) Non-
Use Variances From Other Than Airport Regulations. 
 

 ACCESS, CIRCULATION AND PARKING: The submitted site plan depicts a single 
ingress/egress point from NW 46 Street, which also accommodates pedestrian access, and 
provides a total of 39 parking spaces, consistent with the parking requirements in the Code. 

 
NEIGHBORHOOD SERVICES PROVIDER REVIEW: See attached. 
 
RECOMMENDATION:   
 
Approval of request #1, subject to the Board’s acceptance of the proffered covenant and 
approval with conditions of request #2. 
 
CONDITIONS FOR APPROVAL: for request #2 only.  
 
1. That a site plan be submitted to and meet with the approval of the Director of the 

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

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

for the hearing entitled “NEW BUILDING,” as prepared by Juan B. Ordonez, P.E. The plans 
include a Site Plan consisting of one (1) sheet date-stamped received March 7, 2025; Floor 
Plans and Elevations consisting of five (5) sheets date-stamped received July 8, 2024; one 
(1) additional sheet date-stamped received August 21, 2024; and a Dumpster Enclosure 
sheet date-stamped received July 8, 2024. Landscape Plans, entitled “LANDSCAPE PLAN,” 
were prepared by Enrique D. Nuñez, ASLA Landscape Architecture, and consist of two (2) 
sheets date-stamped received March 7, 2025. The complete submittal includes a total of ten 
(10) sheets.  

 
3. That the use be established and maintained in accordance with the approved plan.  
 
4. That the applicant submit to the Department of Regulatory and Economic Resources for its 

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

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

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

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

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

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

requests, and other provisions of the Division of Environmental Resources Management 
(RER) as indicated in their attached memorandum.  

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

POLICIES AND INTERPRETATIVE TEXT 
 

NEIGHBORHOOD SERVICES PROVIDER COMMENTS* 
Division of Environmental Resources Management (RER) No objection* 
Platting and Traffic Review Section (RER) No objection 
Fire Rescue Department No objection 
Water and Sewer Department (WASD) No objection* 
Miami-Dade County Public Schools No objection 
Building and Neighborhood Compliance (BNC) No objection 
Department of Regulatory and Economic Resources 
Planning Division 

No objection 

*Subject to conditions in their memorandum. 

Low-Medium Density 
Residential 
(Pg. I-29) 

This category allows a range in density from a minimum of 6.0 to a maximum of 13 
dwelling units per gross acre. The types of housing typically found in areas 
designated low-medium density include single-family homes, townhouses and low-
rise apartments. Zero-lot-line single-family developments in this category shall not 
exceed a density of 7.0 dwelling units per gross acre. 

Mixed Use 
Development 
(*SMART Corridor)  
(Pg. I-44) 

Mixed-use development allows a mix of compatible uses in a high quality pedestrian-
oriented street environment. This form of development includes permitted uses mixed 
within the same building (vertical) or in separate buildings on the same site or within a 
5-minute walk (one-quarter mile) (horizontal). The purpose of this section is to 
address the mixed-use projects that are to be located outside of the designated urban 
centers and outside of areas otherwise addressed by the Rapid Transit Zone 
Development Standards pursuant to Chapter 33C of the Code of Miami-Dade County. 
 
Horizontal mixed-use development is hereby defined as the horizontal mix of uses, 
such as single use buildings on the same site or within one-quarter mile. Such uses 
may only be permitted in accordance with the following:  
 
1) a single use building is located on a site that contains a mix of uses or multiple 

sites containing a mix of uses joined through a unity of title; or  
2) where the saturation of a single use, including residential or commercial, does not 

currently or would not be caused to exceed 70% of the total building area within 
one-quarter mile of the application site. 

 
Vertical and horizontal mixed-use development may be allowed within the Urban 
Development Boundary (UDB), provided that the development is located in: 
 
3. Rapid Transit Activity Corridors which includes the areas within one-half mile of the 

existing Metrorail corridor and the following proposed SMART Plan corridors: 
Kendall Drive, Beach Corridor, North Corridor, Northeast Corridor, and the South 
Dade Transitway Corridor. It also includes the area within one mile of the proposed 
East-West SMART Plan Corridor. 

 
The exact residential density that can be achieved on a particular property will 
depend upon the intensity permitted, the average size of the residential units, the 
residential percentage of the project and land development regulations concerning 
building envelopes, parking and open space. The maximum intensities and densities 
shall be the greater of those provided within the CDMP or the maximum intensities 
and densities of the underlying land use designation. Properties that are located 
within ¼ mile of the SMART Plan Corridor may be rezoned for vertical or horizontal 
mixed-use development at up to 60 units per acre and properties located between ¼ 
and ½ mile of the SMART Plan Corridor may rezoned for vertical or horizontal mixed-
use development at up to 36 units per acre, provided that a proposed single use does 
not constitute more than 70% of the total building area within ¼ mile of a SMART 
Plan Corridor. 
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PERTINENT ZONING REQUIREMENTS/STANDARDS 

 
Section 33-311 
District 
Boundary 
Change 

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

(F)   Section 33-311 provides that the Board shall take into consideration, among other 
factors the extent to which: 
(1) The development permitted by the application, if granted, conforms to the 

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

 
Appropriate design standards are essential to ensure that the uses permitted in 
mixed-use developments are compatible with each other and adjacent properties and 
contribute to the character of the street and the surrounding community. A specific 
objective in designing mixed-use developments is that the development should be 
compatible with any existing, or zoned, or Plan-designated adjoining or adjacent 
uses. The exact residential density that can be achieved on a particular property will 
depend upon the intensity permitted, the average size of the residential units, the 
residential percentage of the project and land development regulations concerning 
building envelopes, parking and open space. Intensities are generally measured as 
floor area ratios (FARs), which for a particular property is the square footage of the 
buildings (not counting parking structures or covered pedestrian walkways that are 
open to the street), divided by the net land area of the parcel. The maximum 
intensities and densities shall be the greater of those provided in the table below or 
the maximum intensities and densities of the underlying land use designation. 
However, the entire development must fit within the building envelope established by 
the floor area ratio. 
 

Mixed-Use Developments 
Located Within: 

Floor Area Ratio 
Range 

Maximum Residential 
Density (dwelling units) 

Major Corridors from 1.0 to 1.5 36 
Mixed-use Corridors identified 
in an area plan 

Up to 2.0 60 

Rapid Transit Activity Corridors (SMART Corridors) 
Within one-quarter mile Up to 2.0 60 

Between one-quarter and 
one-half mile 

Up to 1.5 36 

Between one-half and one 
mile (East-West Corridor) 

Up to 1.25 18 
 

Objective LU-4 
(Pg.  I-8) 

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

Policy LU-4A 
(Page I-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. 
 



ZONING RECOMMENDATION ADDENDUM 
 

Greenwood Place, LLC. 
PH: Z22-138 

 

 

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

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

(3) The development permitted by the application, if granted, will have a favorable or 
unfavorable impact on the economy of Miami-Dade County, Florida; 

(4) The development permitted by the application, if granted, will efficiently use or 
unduly burden water, sewer, solid waste disposal, recreation, education or other 
necessary public facilities which have been constructed or planned and budgeted 
for construction; 

(5) The development permitted by the application, if granted, will efficiently use or 
unduly burden or affect public transportation facilities, including mass transit, roads, 
streets and highways which have been constructed or planned and budgeted for 
construction, and if the development is or will be accessible by public or private 
roads, streets or highways. 

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

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

Section 33-
493(3)(v) - 
General Site 
Regulations 
 

(3) Building Placement Standards. 
(a) Building placement shall be in accordance with the following: 
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(b) Above the fourth story, the setback shall be measured from the property line. 
(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. 

https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/10620/472037/33-493Fig3.png
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(ii) Maximum building frontage zone width shall be 15 feet and shall be measured from the 
property line. 
(iii) The interior side and rear setbacks shall be as shown in the figures above. 
(iv) The building frontage zone shall be hard-surfaced except for tree grates or tree 
planters, except that the building frontage zone adjoining ground-story residential uses may 
be landscaped, hard-surfaced, or both. 
(v) A minimum of 5 feet clear width within the building frontage zone shall be at the same 
grade as the abutting sidewalk and kept clear for pedestrians, as shown in the following 
diagram: 

https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/10620/472037/33-493Fig4.png
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(vi) Colonnades, balconies, awnings, open steps, and ramps may be located in the building 
frontage zone provided that the 5 feet clear area for pedestrians is maintained, as shown in 
the above diagram. 
(vii) Parking not within a garage shall not be located within the Building Frontage Zone. 
(d) Where a wall or fence is used to screen parking areas along streets, a 5-foot landscape 
strip with a hedge shall be required in front of the wall or fence. 
(e) If the Director determines that the proposed development does not incorporate 
appropriate building height transitions and landscape elements to buffer it from surrounding 
existing or proposed uses, the Director shall require a greater setback as necessary to 
mitigate the impacts on surrounding uses. 
 

 

https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/10620/472037/33-493Fig5.png
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Staff Report to Community Zoning Appeals Board 8 

 
PH: Z22-323   October 28, 2025  

Item No. B 
  

 

Recommendation Summary 
Commission District 2 
Applicant Joseph and Marise Alce 
Summary of 
Requests 

The applicant seeks to subdivide the existing platted lot into three (3) 
proposed residential lots, resulting in two (2) of the proposed lots to 
have a less lot width than otherwise required by Code. 

Location 149 NW 158 Street, Miami-Dade County, Florida. 
Property Size 0.81 Acres 
Existing Zoning RU-1, Single-family Residential District 
Existing Land Use Single-family residence 
2030-2040 CDMP 
Land Use  
Designation 

Low Density Residential, 2.5-6 du/ac  
(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)(4)(b), Non-Use Variance Standards From Other  
Than Airport Regulations  
(see attached Zoning Recommendation Addendum) 

Recommendation Approval with conditions. 
 
This application was deferred from the July 15, 2025 meeting of the Community Zoning Appeals 
Board (CZAB) 8, in order to allow the applicant to be present at the meeting. At the September 
17, 2025, meeting of the CZAB 8, there was an error related to board member attendance, and a 
new CZAB member from a different board was inadvertently directed to attend the CZAB 8 
meeting.  There were only 3 CZAB 8 members in attendance at that meeting, and as such the 
board did not have quorum. Therefore, this item has been readvertised for consideration at the 
October 28, 2025, meeting of CZAB 8. 
  
The public Hearing on this item was not held. 
 
REQUEST: 

 
NON-USE VARIANCE to permit the proposed 2 residential lots to have lot frontage of 66’ (75’ 
required). 
 
A plan is on file and may be examined in the Department of Regulatory and Economic Resources, 
entitled, “149 NW 158TH St. Site Subdivision Plan”, as prepared by Gene Hay Design Works 
dated stamped received 3/12/2025 and consisting of 1 sheet. Plan may be modified at public 
hearing. 
 
PROJECT DESCRIPTION:  
 
The applicant intends to subdivide the 0.81-acre subject parcel that is zoned RU-1, Single-Family 
Residential District, into three (3) proposed residential lots. Under this zoning public hearing 
application, the applicant seeks to allow two (2) of the aforementioned proposed lots to have a lot 
frontage width of 66-feet whereas a minimum of 75-feet is otherwise required by Code for RU-1 
zoned parcels.  
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NEIGHBORHOOD CHARATERISTICS 

                       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; Biscayne Gardens Park 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; single-family residence, 

vacant 
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 0.81-acre subject property is an interior lot that has a dual frontage on two streets NW 159 
Street and NW 158 Street. The property consists of an existing 4,179 sq. ft. single-family 
residence and is located at 149 NW 158 Street. The surrounding area is also characterized by 
similarly RU-1, Single-Family Residential District, zoned properties, with existing single-family 
residences located to the south, east and west of the subject site, whereas an existing park 
(Biscayne Gardens Park) is located to the north of the subject site.  
 
SUMMARY OF THE IMPACTS: 
 
The approval of this application will allow the applicant to subdivide the subject property to provide 
additional housing in this area, which could have traffic impacts as well as impacts on other 
County services. However, based on memoranda from the departments reviewing this 
application, the additional impacts will be minimal and 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 will generate approximately 2 PM peak hour vehicle trips. Staff 
notes that the application request will add to the population and may bring additional noise into 
the area. 
 

COMPREHENSIVE DEVELOPMENT MASTER PLAN ANALYSIS:  
 
The ±0.81-acre subject property is located within the Urban Development Boundary (UDB) and 
the Comprehensive Development Master Plan (CDMP) Adopted 2030-2040 Land Use Plan (LUP) 
map designates the site as Low Density Residential. The CDMP Land Use Element 
interpretative text for Low Density Residential states that the residential densities allowed in this 
category shall range from a minimum of 2.5 to a maximum of 6.0 dwelling units per gross acre, 
and is generally characterized by single family housing, e.g., single-family detached, cluster, and 
townhouses. This allows the applicant to develop the 0.81-acre subject property with a maximum 
total of four (4) residential units as the maximum density allowed under the CDMP Low Density 
Residential threshold on the LUP map. Under the current zoning application, the applicant seeks 
to subdivide the property into three (3) proposed residential lots, which would be within the 
aforementioned maximum density threshold allowed under the CDMP. Staff notes that one out of 
the three lots would continue to have the existing single-family residence located on it, whereas 
the rest of the parcel fronting on SW 159 Street, and is mainly vacant, would be subdivided into 
two (2) proposed new lots. Staff notes that each of these two new lots shall have a lot frontage 
less than otherwise required for RU-1 zoned parcels. Notwithstanding, based on the foregoing, 
staff opines that the approval of the proposed subdivision of the subject parcel, which would permit 
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residential development that is within the density threshold allowed under the Low-Density 
Residential designation on the LUP map, would be consistent with the density threshold of the 
Low Density Residential designation of the parcel on the CDMP Land Use Plan map. 
 
ZONING ANALYSIS: 
 
The applicant seeks to subdivide the 0.81-acre subject property into three (3) proposed residential 
lots. The subject site is zoned RU-1, Single-family Residential District, which requires a residential 
lot to have a lot frontage of 75’ in width. When the request to allow two (2) of the proposed lots to 
have less frontage than currently allowed, is analyzed under the Non-Use Variances From Other 
Than Airport Regulations, Section 33-311(A)(4)(b), staff opines that approval with conditions of 
those requests would be compatible with the surrounding area, would not be detrimental to the 
neighborhood and would not affect the appearance of the community when considering the 
necessity and reasonableness of the proposed subdivision 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 health, safety, morals, 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 subdividing of the existing lot and 
opines that based on the Comprehensive Development Master Plan land use designation of Low 
Density Residential, and for the reasons explained in the Comprehensive Development Master 
Plan Analysis section, the subdivision would be consistent with the CDMP designation of the 
parcel on the CDMP Land Use Plan map, and compatible with the natural transition of residential 
zoning trend of development in the surrounding area. 
 
Staff notes that the county’s Geographic Information System (GIS) shows an existing single-family 
residence to the south of the subject property which the applicant intends to maintain, and seeks 
to subdivide rest of the mainly vacant northern portion of the subject site that fronts along SW 159 
Street, into two (2) new lots. However, the RU-1 zoning district requires a minimum 75’ of frontage. 
Both the proposed new lots would be below the minimum lot frontage requirements, which 
therefore, is the subject of the applicant’s request seeking variances of the aforementioned 
requirement to permit said substandard lots that would have less lot width than required by code. 
Although staff did not find any other similar approvals in the area, staff supports the request and 
opines that the approval of this variance will not have a negative visual impact on the surrounding 
area. Staff notes that the 0.81-acre subject parcel is a property that has dual frontages and the 
subdivision would allow two new lots to face the NW 159 Street which is otherwise the rear of the 
current single-family residence, thereby allowing new development to have frontage on said 
street. As such, staff opines that approval with conditions of the application would maintain the 
basic intent of the zoning, subdivision and other land use regulations, and would be compatible 
with surrounding area. Further, staff notes that the Platting and Traffic Review Section of the 
Department of Regulatory and Economic Resources does not object to the requests sought under 
this application. 
 
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 the Department of Regulatory and Economic Resources (RER), does not object to the 
application as indicated in their memorandum stating application meets the traffic concurrency 
criteria for an Initial Development Order. Their memorandum indicates that the application will 
only generate 2 PM peak hour vehicle trips, which does not exceed the acceptable Level of 
Service (LOS) on the surrounding roadways. Further, the Division of Environmental Resources 
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Management of the Department of Regulatory and Economic Resources 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, and 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 requests for reduced lot frontage width areas, will not unduly burden the abutting 
roadways, will not have an unfavorable impact on the environmental resources of the County, and 
will not result in, among other things, excessive noise or cause undue or excessive burden on 
public facilities. Staff further opines that the request is not intensive, would not be detrimental to 
the neighborhood or create adverse privacy impacts on the abutting properties, and would not be 
out of character with the surrounding properties in the neighborhood. Therefore, staff opines that 
the approval of request would be compatible with the area and would maintain the basic intent 
and purpose of the zoning, subdivision and other land use regulations, which is to protect the 
stability and appearance of the community. Based on the foregoing analysis, staff 
recommends approval with conditions of the application under Section 33-311(A)(4)(b), the 
Non-Use Variance (NUV) From Other Than Airport Regulations Standards. 
 
ACCESS, CIRCULATION AND PARKING: N/A 
 
NEIGHBORHOOD SERVICES PROVIDER COMMENTS: See attached. 
 
OTHER: N/A 
 
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, 
and other requirements. 

 
2. A plan is on file and may be examined in the Department of Regulatory and Economic 

Resources, entitled, “149 NW 158TH St. Site Subdivision Plan”, as prepared by Gene Hay 
Design Works dated stamped received 3/12/2025 and consisting of 1 sheet. Plan may be 
modified at public hearing. 

 
3. That the use be established and maintained in accordance with the approved plan. 
 
4. That the applicant complies with all the applicable conditions, requirements, recommendations, 

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

Low Density  
(Pg. I-31) 

The residential densities allowed in this category shall range from a minimum of 2.5 to a maximum 
of 6.0 dwelling units per gross acre. Residential densities of blocks abutting activity nodes as defined 
in the Guidelines for Urban Form, or of blocks abutting section line roads between nodes, shall be 
allowed a maximum residential density of 10.0 dwelling units per gross acre. To promote infill 
development, residential development exceeding the maximum density of 6.0 dwelling units per acre 
is permitted for substandard lots that were conveyed or platted prior to August 2nd, 1938. This 
density category is generally characterized by single family housing, e.g., single family detached, 
cluster, and townhouses. It could include low-rise apartments with extensive surrounding open space 
or a mixture of housing types provided that the maximum gross density is not exceeded. 
 

Objective LU-
4C 
(Pg.  I-9) 

Residential neighborhoods shall be protected from intrusion by uses that would disrupt or degrade 
the health, safety, tranquility, character, and overall welfare of the neighborhood by creating such 
impacts as excessive density, noise, light, glare, odor, vibration, dust or traffic. 

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. 

 
PERTINENT ZONING REQUIREMENTS/STANDARDS 

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. 
 

 
 

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

 

Recommendation Summary 
Commission District 2 
Applicant 3072 NW 79 ST LLC 
Summary of Request The applicant seeks to allow a proposed liquor store on the subject 

site to be spaced less than required from two existing public schools. 
Location 3072 NW 79 Street, Miami-Dade County, Florida. 
Property Size ±0.026 Acres 
Existing Zoning NCUAD, North Central Urban Area District 
Existing Land Use Retail store 
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(s)  

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

Recommendation Approval with conditions.  
 
This application was deferred from the June 12, 2025 meeting of the Community Zoning Appeals 
Board (CZAB) 8, in order to allow corrections to be made to the original advertisement. 
Subsequently, this item was deferred again from the July 15, 2025 meeting of the CZAB 8, in 
order to allow the applicant to be present at the meeting. At the September 17, 2025, meeting of 
the CZAB 8, there was an error related to board member attendance, and a new CZAB member 
from a different board was inadvertently directed to attend the CZAB 8 meeting.  There were only 
3 CZAB 8 members in attendance at that meeting, and as such the board did not have quorum. 
Therefore, this item has been readvertised for consideration at the October 28, 2025, meeting of 
CZAB 8. 
  
The public Hearing on this item was not held. 
 
REQUEST: 

 
SPECIAL EXCEPTION to permit a proposed liquor package store located 2,107.60’ from one 
existing public school facility and 2,159.04’ from another existing public school facility (2,500’ 
required for both). 
 
A special purpose “Radial Sketch Survey” as prepared by Landmark Surveying & Associates Inc., 
dated stamped received 6/10/24 consisting of 1 sheet, the survey is on file and may be examined 
in the Department of Regulatory and Economic Resources. 
 
PROJECT HISTORY AND DESCRIPTION:  
 
Pursuant to Resolution #Z-14-12, the subject property is a part of a larger tract of land that was 
rezoned from numerous zoning districts, including the subject parcel, which was zoned BU-3, 
Liberal Business District, to the North Central Urban Area District (NCUAD). All of the parcels 
within the boundaries of the approved NCUAD are regulated by plans and standards described 
in Ordinance #11-065, which are consistent with the Urban Center interpretative text. The NCUAD 
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regulations provide the regulatory framework for all development within the NCUAD. Additionally, 
said ordinance designated the parcels within the NCUAD that are located to the south of the 
subject property, as MM, Mixed-Use Main Street and within the Core Sub-district. 
 
The applicant now seeks approval to allow a proposed liquor package store on the subject 
property to be located at a distance less than the minimum required separation from two existing 
public schools. Pursuant to Section 33-284.83(C) of the Standard Urban Center District 
Regulations, liquor package stores are permitted within the Core Sub-District; however, such uses 
must comply with the provisions of Article X of this chapter and all other applicable regulations of 
the Code, including the requirement that liquor package stores be located a minimum of 2,500 
feet from any church or school. As part of this application, the applicant has provided a special 
purpose survey that indicates an existing school approximately 2,107.60’ from the proposed liquor 
package store, whereas another public school facility is located at a distance of 2,159.04’ from 
the proposed liquor packaging store.  
 

NEIGHBORHOOD CHARATERISTICS 
                                             Zoning and Existing Use               Land Use Designation 

Subject Property NCUAD/MM; retail store Community Urban Center 
North NCUAD/MM; vacant land Community Urban Center 
South NCUAD/MM; duplexes Community Urban Center 
East  NCUAD/MM; retail stores Community Urban Center 
West NCUAD/MM; retail stores Community Urban Center 

 
NEIGHBORHOOD COMPATIBILITY: 
 
The subject property is an interior lot located within the North Central Urban Area District 
(NCUAD), with frontage along NW 79 Street, a major corridor. The property is surrounded by 
existing commercial uses to the east and west, also fronting NW 79 Street; a vacant parcel to the 
north; and duplex residential uses to the south. 
 
SUMMARY OF THE IMPACTS: 
 
The approval of this application will allow the applicant to operate a proposed liquor package store 
within the North Central Urban Area District (NCUAD) designated MM, Mixed-Use Main Street on 
the Land Use plan map, spaced less than required from public schools or churches. Staff notes 
that the memoranda provided by the reviewing departments do not indicate that approval of the 
application will have a negative impact on the Levels of Services being provided on the abutting 
roadways, or in 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 North Central Urban Area District (NCUAD).  The North 
Central 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 areas to become hubs for future urban development intensification in Miami-Dade County, 
around which a more compact and efficient urban structure will evolve. with a mix of uses that 
shall be characterized by physical cohesiveness, direct accessibility by mass transit service, and 
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high-quality 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 NCUAD are regulated by plans and 
descriptive standards described in Ordinance #11-65, which is consistent with the CDMP Land 
Use Element interpretative text for Urban Centers. NCUAD regulating plans as well as the 
Standard Urban Center District Regulations provide the regulatory framework for all development 
within the urban center, including building placement, building heights, fenestration, setbacks, 
scale and massing.  
Staff notes that the subject property is located within the Core Sub-District and is designated MM 
(Mixed-Use Main Street) on the regulating plans for the North Central Urban Area District 
(NCUAD). From A CDMP perspective the liquor store use is permitted, the MM designation 
permits liquor package stores on the property; however, such use must comply with the provisions 
of Article X of the Code. Specifically, unless approved as a special exception, no premises may 
be used for the sale of alcoholic beverages for on- or off-premises consumption if the structure or 
business is located less than 2,500 feet from a church or public school. The applicant seeks to 
permit a proposed liquor package store to be located approximately 2,107.60’ from one existing 
public school and 2,159.04’ from another public school facility (a minimum spacing distance of 
2,500-feet required for both). Staff opines that approval with conditions of this application would 
be consistent with the CDMP Land Use Element interpretative text in Business and Office areas, 
and the CDMP Land Use Plan map that designates the subject site as being part of an adopted 
Community Urban Center.  
 
ZONING ANALYSIS:  
 
The applicant is requesting approval of a special exception to permit a proposed liquor package 
store  on an existing commercial property, which is located within the Core Sub-District of the 
North Central Urban Area District (NCUAD) and is designated MM, Mixed-Use Main Street on the 
Land Use plan map. The subject parcel is a ±0.026-acre property located on NW 79 Street, a 
well-traveled  major state road. The surrounding area is characterized by  commercial uses to the 
east and west, a vacant parcel to the north and residential uses to the south. 
 
When analyzing the request to permit a proposed liquor package store spaced less than 2,500' 
from public schools or churches, under Section 33-311(A)(3), Standards For Special Exceptions, 
Unusual Uses And New Uses, staff opines that approval with conditions of the request would be 
compatible with the surrounding area, would not be detrimental to the neighborhood, and would 
not affect the appearance of the community for the reasons stated below.  Staff notes that a liquor 
package store is permitted under the MM, Mixed-Use Main Street, but the proposed liquor 
package store must be approved through a public hearing due to its proposed encroachment into 
the required spacing distance from existing public school’s facilities. 
 
The liquor survey submitted by the applicant indicates that there are two (2) public school facilities 
that are spaced less than the required 2,500 feet from the property line of the subject site. The 
public-school facility to the northwest of the subject property and closest to it, is spaced at 
±2,107.60’  feet, whereas the other public-school facility, that is to the northeast of the subject 
property, is spaced at a distance of ±2,159.04-feet from the property line of the subject property.  
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Staff opines that the separation between the subject property and the nearby schools—both in 
terms of physical distance and intervening land uses—serves to buffer and mitigate potential 
negative impacts associated with the reduced spacing of the proposed liquor package store. The 
subject property is separated from the existing schools by existing commercial, industrial, and 
residential developments, as well as NW 79 Street, a major 100-foot-wide transportation corridor 
that also accommodates the guideway columns of the elevated Metrorail system. These 
conditions help to minimize any adverse effects on the surrounding educational institutions. 
 
Furthermore, staff notes that the Platting and Traffic Review Section of the Department 
Regulatory and Economic Resources (RER), does not object to the application and indicate in its 
memorandum that the project meets the traffic concurrency criteria because it lies within the urban 
infill area where traffic concurrency does not apply. Therefore, in staff’s opinion, approval of the 
proposed liquor package store use spaced less than required from schools and churches will not 
have a negative impact on the surrounding area.  As such, staff recommends approval with 
conditions of the application under Section 33-311(A)(3), Special Exceptions, Unusual 
Uses and New Uses. 
 
ACCESS, CIRCULATION AND PARKING: N/A 
 
NEIGHBORHOOD SERVICES PROVIDER COMMENTS: See attached. 
 
OTHER: N/A 
 
RECOMMENDATION:  
 
Approval with conditions. 
 
CONDITIONS FOR APPROVAL:  
 
1. That the sale of alcoholic beverages shall be limited between the hours of 8:00 a.m. and 10:00 

p.m. Mondays through Saturdays 6 days a week.  
 
2. That the applicant applies for and obtain a Certificate of Use from the Department of Regulatory 

and Economic Resources for the sale of alcoholic beverages, upon compliance with all terms 
and conditions, the same subject to cancellation upon violation of any of the conditions. 

 

3. That the applicant shall comply with any state law liquor license requirements as may be 
applicable.  

 
 

ES:JB:SS:EA:PM 
 
 
 

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

Urban 
Centers 
(Page I-46) 

 

Diversified urban centers are encouraged to become hubs for future urban development 
intensification in Miami-Dade County, around which a more compact and efficient urban structure 
will evolve. These Urban Centers are intended to be moderate- to high-intensity design-unified areas 
which will contain a concentration of different urban functions integrated both horizontally and 
vertically. Three scales of centers are planned: Regional, the largest, notably the downtown Miami 
central business district; Metropolitan Centers such as the evolving Dadeland area; and Community 
Centers which will serve localized areas. Such centers shall be characterized by physical 
cohesiveness, direct accessibility by mass transit service, and high quality urban design. Regional 
and Metropolitan Centers, as described below, should also have convenient, preferably direct, 
connections to a nearby expressway or major roadways to ensure a high level of countywide 
accessibility.  
 
The locations of urban centers and the mix and configuration of land uses within them are designed 
to encourage convenient alternatives to travel by automobile, to provide more efficient land use than 
recent suburban development forms, and to create identifiable "town centers" for Miami-Dade's 
diverse communities. These centers shall be designed to create an identity and a distinctive sense 
of place through unity of design and distinctively urban architectural character of new developments 
within them.  
 
The core of the centers should contain business, employment, civic, and/or high-or moderate-density 
residential uses, with a variety of moderate-density housing types within walking distance from the 
centers. Both large and small businesses are encouraged in these centers, but the Community 
Centers shall contain primarily moderate and smaller sized businesses which serve, and draw from, 
the nearby community. Design of developments and roadways within the centers will emphasize 
pedestrian activity, safety and comfort, as well as vehicular movement. Transit and pedestrian 
mobility will be increased and area wide traffic will be reduced in several ways: proximity of housing 
and retail uses will allow residents to walk or bike for some daily trips; provision of jobs, personal 
services and retailing within walking distance of transit will encourage transit use for commuting; and 
conveniently located retail areas will accommodate necessary shopping during the morning or 
evening commute or lunch hour.  
 
Urban Centers are identified on the LUP map by circular symbols noting the three scales of planned 
centers. The Plan map indicates both emerging and proposed centers. The designation of an area 
as an urban center indicates that governmental agencies encourage and support such development. 
The County will give special emphasis to providing a high 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.  
 

NEIGHBORHOOD SERVICES PROVIDER COMMENTS 
Division of Environmental Resource Management (RER) No objection 
Platting and Traffic Review Section (RER) No objection 
Neighborhood Compliance No objection 
Fire Rescue No objection 
 Water & Sewer WASD  No objection 
*Subject to conditions in their memorandum. 
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Following are policies for development of Urban Centers designated on the Land Use Plan (LUP) 
map. Where the provisions of this section authorize land uses or development intensities or densities 
different or greater than the underlying land use designation on the LUP map, the more liberal 
provisions of this section shall govern. All development and redevelopment in Urban Centers shall 
conform to the guidelines provided below.  
 
Uses and Activities. Regional and Metropolitan Centers shall accommodate a concentration and 
variety of uses and activities which will attract large numbers of both residents and visitors while 
Community-scale Urban Centers will be planned and designed to serve a more localized 
community. Uses in Urban Centers may include retail trade, business, professional and financial 
services, restaurants, hotels, institutional, recreational, cultural and entertainment uses, moderate 
to high density residential uses, and well planned public spaces. Incorporation of residential uses is 
encouraged, and may be approved, in all centers, except where incompatible with airport or heavy 
industrial activities. Residential uses may be required in areas of the County and along rapid transit 
lines where there exists much more commercial development than residential development, and 
creation of employment opportunities will be emphasized in areas of the County and along rapid 
transit lines where there is much more residential development than employment opportunity. 
Emphasis in design and development of all centers and all of their individual components shall be to 
create active pedestrian environments through high-quality design of public spaces as well as private 
buildings; human scale appointments, activities and amenities at street level; and connectivity of 
places through creation of a system of pedestrian linkages. Existing public water bodies shall also 
be incorporated by design into the public spaces within the center.  
 
Streets and Public Spaces. Urban Centers shall be developed in an urban form with a street system 
having open, accessible and continuous qualities of the surrounding grid system, with variation, to 
create community focal points and termination of vistas. The street system should have frequent 
connections with surrounding streets and create blocks sized and shaped to facilitate incremental 
building over time, buildings fronting on streets and pedestrian pathways, and squares, parks and 
plazas defined by the buildings around them. The street system shall be planned and designed to 
create public space that knits the site into the surrounding urban fabric, connecting streets and 
creating rational, efficient pedestrian linkages. Streets shall be designed for pedestrian mobility, 
interest, safety and comfort as well as vehicular mobility. The size of blocks and network of streets 
and pedestrian access ways shall be designed so that walking routes through the center and 
between destinations in the center are direct, and distances are short. Emphasis shall be placed on 
sidewalks, with width and street-edge landscaping increased where necessary to accommodate 
pedestrian volumes or to enhance safety or comfort of pedestrians on sidewalks along any high-
speed roadways. Crosswalks will be provided, and all multi-lane roadways shall be fitted with 
protected pedestrian refuges in the center median at all significant pedestrian crossings. In addition, 
streets shall be provided with desirable street furniture including benches, light fixtures and bus 
shelters. Open spaces such as public squares and greens shall be established in urban centers to 
provide visual orientation and a focus of social activity. They should be located next to public streets, 
residential areas, and commercial uses, and should be established in these places during 
development and redevelopment of streets and large parcels, particularly parcels 10 acres or larger. 
The percentage of site area for public open spaces, including squares, greens and pedestrian 
promenades, shall be a minimum of 15 percent of gross development area. This public area provided 
outdoor, at grade will be counted toward satisfaction of requirements for other common open space. 
Some or all of this required open space may be provided off-site but elsewhere within the subject 
urban center to the extent that it would better serve the quality and functionality of the center.  
 
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.  
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Buildings. Buildings and their landscapes shall be built to the sidewalk edge in a manner that frames 
the adjacent street to create a public space in the street corridor that is comfortable and interesting, 
as well as safe for pedestrians. Architectural elements at street level shall have a human scale, 
abundant windows and doors, and design variations at short intervals to create interest for the 
passing pedestrian. Continuous blank walls at street level are prohibited. In areas of significant 
pedestrian activity, weather protection should be provided by awnings, canopies, arcades and 
colonnades. 
 
Density and Intensity. The range of average floor area ratios (FARs) and the maximum allowed 
residential densities of development within the Regional, Metropolitan and Community Urban 
Centers are shown in the table below. 
 

 Average Floor Area Ratios 
(FAR) 

Max. 
Densities 

Dwellings per Gross Acre 
Regional Activity Centers greater than 4.0 in the core 

not less than 2.0 in the edge 
500 

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

250 

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

125 

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

 
 

PERTINENT ZONING REQUIREMENTS/STANDARDS 

Sec. 33-150. - 
Location of 
establishments. 

 

B) Distance from church or school. Unless approved as a special exception (Section 33-
311(A)(3)), no premises shall be used for the sale of alcoholic beverages to be consumed on 
or off the premises where the structure or place of business intended for such use is located 
less than twenty-five hundred (2,500) feet from a church or public school. The twenty-five-
hundred-foot distance requirement shall be measured and computed as follows: 

(1) From a church, the distance shall be measured by following a straight line from the front 
door of the proposed place of business to the nearest point of the church structure, and 

(2) From a public school, the distance shall be measured by following a straight line from the 
front door of the proposed place of business to the nearest point of the school grounds. 

https://library.municode.com/fl/miami_-_dade_county/codes/code_of_ordinances?nodeId=PTIIICOOR_CH33ZO_ARTXXXVIZOPR_S33-311COZOAPBOUTDU&showChanges=true
https://library.municode.com/fl/miami_-_dade_county/codes/code_of_ordinances?nodeId=PTIIICOOR_CH33ZO_ARTXXXVIZOPR_S33-311COZOAPBOUTDU&showChanges=true
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Sec. 33-151. - 
Hours and days 
of sale. 

 

(a) Establishments for package sales only. Vendors holding a license from the State beverage 
department for the sale of alcoholic beverages for consumption off the premises only, shall 
make no sale of alcoholic beverages on Sundays, and shall make no sale of 
alcoholic beverages during weekdays except between the hours of 8:00 a.m. and 
10:00 p.m.; provided, however, that vendors operating stores primarily for the sale of 
products other than alcoholic beverages (excepting such stores as are nonconforming 
under the zoning regulations) may make sales of beer in sealed containers for 
consumption off the premises during such hours as their stores legally remain open for the 
sale of other goods; provided further, however, that nothing in the foregoing proviso shall 
be deemed to modify any of the provisions of the zoning regulations as heretofore or 
hereafter adopted. Vendors in bait and tackle installations and camp grounds holding a 
State license from the beverage department for the sale of beer in sealed containers, for 
consumption off the premises, shall make no sale of beverages except between the hours 
of 5:00 a.m. and 7:00 p.m. 

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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Item No. D  

 

Recommendation Summary 
Commission District 3 
Applicant Macmillian Real Estate, LLC 
Summary of 
Requests 

The applicant seeks to permit a detached sign to be setback less than 
required from the front property line, and to allow canopy signs to have 
a greater area than permitted by Code. 

Location 3196 NW 54 Street, Miami-Dade County, Florida. 
Property Size 0.73 Acres 
Existing Zoning BU-3, Liberal Business District, 

BU-2, Special Business District 
Existing Land Use Grocery store, coffee shop and gas station 
2030-2040 CDMP 
Land Use  
Designation 

Business and Office and Low Density Residential 2.5-6 dua 
(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)(4)(b) Non-Use Variances From Other Than Airport 
Regulations.   
(see attached Zoning Recommendation Addendum) 

Recommendation Approval with conditions.  
 
At the September 17, 2025, meeting of the Community Zoning Appeals Board (CZAB) 8, there 
was an error related to board member attendance, and a new CZAB member from a different 
board was inadvertently directed to attend the CZAB 8 meeting.  There were only 3 CZAB 8 
members in attendance at that meeting, and as such the board did not have quorum. Therefore, 
this item has been readvertised for consideration at the October 28, 2025, meeting of CZAB 8. 
  
The public Hearing on this item was not held. 
 
REQUESTS: 

 
(1) NON-USE VARIANCE to permit a detached sign NO6 to setback 0’-1” (7’ required) from the 

front (north) property line. 
 
(2) NON-USE VARIANCE to permit a canopy sign NO4 with a total area of 57.9 sq. ft. (24 sq. ft. 

maximum permitted).  
 
(3) NON-USE VARIANCE to permit canopy signs NO3 and NO5 with a total combined area of 

105.7 sq. ft. (24 sq. ft. maximum permitted).  
 
A Plan is on file and may be examined in the Department of Regulatory and Economic Resources, 
entitled, "Murphy USA #22028" as prepared by Allen Industries, dated stamped received 5/2/2025 
and consisting of 29 sheets. Plans may be modified at public hearing. 
 
PROJECT DESCRIPTION:  
 
The 0.73-acre subject property is a corner lot located at 3196 NW 54 Street that fronts along both 
NW 54 Street and NW 32 Avenue rights-of-ways. The property that consists of three parcels is 
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currently under construction as a new gas station and a convenience store under building permit 
# 2025048715. Under the current zoning application, the applicant seeks approval for proposed 
signage for the aforementioned gas station. Specifically, the applicant seeks to allow a detached 
pylon sign to encroach into the front setback area, and for canopy signs to have a combined area 
that is larger in size than otherwise permitted by Code. The submitted signage plans depicts the 
location of the proposed detached pylon sign fronting along the NW 54 Street roadway, as well 
as the proposed canopy signs that would be located along the gas station canopy, and over the 
convenience store building. 
 

NEIGHBORHOOD CHARATERISTICS 
                                             Zoning and Existing Use               Land Use Designation 

Subject Property BU-3 & BU-2; gas station (under 
construction). 

Business and office 
Low Density Residential 2.5-6 dua 

North BU-3; gas station, grocery store. Business and office 
South AU; US Coast Guard Low Density Residential 2.5-6 dua 
East  RU-1Z, RU2; single-family 

residence, duplex 
Business and office  
Low Density Residential 2.5-6 dua 

West BU-3 & BU-2; tire repairs, auto glass 
installation, automotive repair. 

Industrial and office  
Low Density Residential 2.5-6 dua 

 
NEIGHBORHOOD COMPATIBILITY: 
 
The subject property consists of 3 parcels that are currently under construction with a new gas 
station and convenience store. The property is located at 3196 NW 54 ST, and is a corner lot that 
has frontage along both NW 54 Street and NW 32 Avenue, both of which are well-traveled 
roadways. The surrounding area consists of commercial, and retail uses that are located to the 
north and west of the subject site, and existing residential uses are to the south and east of the 
property. These commercial and retail uses include a gas station and cafeteria to the north, auto 
glass, tire installation and auto parts store to the west, whereas single-family residences and a 
duplex are located to the east, and a single-family residence to the south.  
 
SUMMARY OF THE IMPACTS: 
 
Approval of this application would allow the proposed gas station and convenience store to allow 
to allow a detached sign to be located closer to the front property line than permitted by Code. 
Additionally, the application seeks to allow canopy signage with greater area than permitted by 
Code. Staff opines that granting approval of the requests will not create additional traffic impacts 
on the surrounding neighborhood or any significant new impacts on the County resources in this 
area. Furthermore, the proposed signage would provide the subject site with greater visibility on 
the well-traveled roadways of NW 54 Street and NW 32 Avenue and may facilitate a smoother 
flow of traffic within the 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 ±0.73-acre subject property is located within the Urban Development Boundary (UDB) and 
the northern portion of the site is designated as Business and Office on the Comprehensive 
Development Master Plan (CDMP) Adopted 2030-2040 Land Use Plan (LUP) map. This category 
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accommodates the full range of sales and service activities. Included are retail, wholesale, 
personal and professional services, call centers, commercial and professional offices, hotels, 
motels, hospitals, medical buildings, nursing homes, entertainment and cultural facilities, 
amusements, and commercial recreation establishments such as private commercial marinas. 
The southern portion of the property is designated as Low Density Residential on the 
Comprehensive Development Master Plan (CDMP) Adopted 2030-2040 Land Use Plan (LUP) 
map. The residential densities allowed in this category shall range from a minimum of 2.5 to a 
maximum of 6.0 dwelling units per gross acre. Residential densities of blocks abutting activity 
nodes as defined in the Guidelines for Urban Form, or of blocks abutting section line roads 
between nodes, shall be allowed a maximum residential density of 10.0 dwelling units per gross 
acre. To promote infill development, residential development exceeding the maximum density of 
6.0 dwelling units per acre is permitted for substandard lots that were conveyed or platted prior to 
August 2nd, 1938. This density category is generally characterized by single family housing, e.g., 
single family detached, cluster, and townhouses. It could include low-rise apartments with 
extensive surrounding open space or a mixture of housing types provided that the maximum gross 
density is not exceeded. The purpose of the BU-2, Special Business District, and BU-3 Liberal 
Business District, is to provide for retail and service convenience facilities which satisfy the 
essential and frequent needs of the adjacent residential neighborhood as well as the more 
specialized commercial facilities which may serve several neighborhoods. The applicant’s intent 
is to allow a detached sign to be setback less than required from the front property line, and to 
allow canopy signs to have a greater area than permitted by Code.  Staff opines that the approval 
of the requests will not change the commercial use on the subject property which is zoned BU-2 
and BU-3. As such, staff opines that approval of the requests would be compatible with the 
surrounding area and consistent with the CDMP Business and Office Land Use Element 
interpretive text for the Business and Office land use category and with the Business and Office 
and Low-Density Residential category for the parcel on the CDMP LUP map. 
 
ZONING ANALYSIS:  
 
When the applicant’s request to permit the proposed gas station to permit a detached sign NO6 
to setback 0’-1” (7’ required) from the front (north) property line (request #1), to permit a canopy 
sign NO4 with a total area of 57.9 sq. ft. (24 sq. ft. maximum permitted) (request #2) and to permit 
canopy signs NO3 and NO5 with a total combined area of 105.7 sq. ft. (24 sq. ft. maximum 
permitted) (request #3), are analyzed under 33-311(A)(4)(b), Non-Use Variance Standards, staff 
opines that approval with conditions of the requests would be compatible with the surrounding 
area, would maintain the basic intent and purpose of the zoning, subdivision and other land use 
regulations, and not affect the appearance of the community. Staff further opines that the 
proposed signs provide identification for the store and pricing information, which is a common 
feature in similar gas stations. Approval of the request would allow the applicant to install a tenant-
identifying detached sign, canopy name and price signage helping to notify motorists of the 
tenant’s presence and potentially facilitating a smoother flow of traffic to and from the site. 
 
The applicant proposes a sign to be located closer to the north property line than permitted by 
code. Specifically, the proposed sign N06 is to be setback 0’-1” from the edge of the cabinet to 
the front (north) property line (request #1). Additionally, the applicant also seeks to allow sign NO4 
on the same elevation with a total area of 57.9 sq. ft., where a maximum of 24 sq. ft. is otherwise 
permitted by zoning regulations (request # 2); and seeks to allow signs NO3 and NO5 with a total 
combined area of 105.7 sq. ft. (24 sq. ft. maximum permitted) on the same elevation (request #3). 
Staff notes that the code permits different types of signs, among awning, canopy, roller curtain 
and umbrella signs to have a max size of 24 sq. ft. and each individual sign already exceeds that 
size therefore the variances are needed. Staff supports the requests and opines that the proposed 
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detached sign will help motorists effectively identify the use, and assist in specific visual 
wayfinding for visitors to locate and arrive at their destination to the gas station and convenience 
store faster by orienting vehicular traffic to the site from the abutting NW 54 Street. Although the 
proposed detached pylon sign does not comply with the signage regulations and is to be located 
closer than required to the property line, and the canopy signs exceed in area compared to what 
is allowed by Code, staff opines that they would help facilitate the safe and efficient movement of 
vehicular and pedestrian traffic by providing more visibility along the well-travelled NW 54 Street 
and NW 32 Avenue roadways, highlight the incoming entrance to the gas station, and alleviate 
any traffic congestion brought on by drivers seeing the signage too late. 
 
Staff also notes that based on the memoranda submitted by other departments reviewing the 
application, approval of this application would not have an unfavorable effect on the economy of 
Miami-Dade County, would not tend to create a fire or other equally or 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) in their memorandum state that they have no 
objections to the application and that this application will not generate any additional vehicular 
trips. Further, the Division of Environmental Resources Management of the Department of 
Regulatory and Economic Resources in their memorandum indicate that the request under this 
application does not entail any environmental concerns and that they have no objections to the 
application and that approval of the request will not impact services in the area.  In addition, the 
memorandum from the Miami-Dade Fire Rescue Department and the Water and Sewer 
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.  
 
Based on the foregoing, staff opines that the type, scale, and location of the signage will not be 
visually obtrusive to the neighborhood and will not create any new visual impacts on the 
surrounding properties or on passersby along the abutting roadway that will be detrimental to the 
area, and would be compatible with the surrounding commercial uses in the area, when 
considering the necessity and reasonableness of the request or in relation to the present and 
future development of the area. Therefore, staff recommends approval with conditions of the 
application under Section 33-311(A)(4)(b) (Non-Use Variances From Other Than Airport 
Regulations). 
 
ACCESS, CIRCULATION AND PARKING: N/A 
 
NEIGHBORHOOD SERVICES PROVIDER COMMENTS: See attached. 
 
OTHER: N/A 
 
RECOMMENDATION:   
 
Approval with conditions. 
 
CONDITIONS FOR APPROVAL:  
 
1. That a site plan be submitted to and meet with the approval of the Director upon the submittal 

of an application for a building permit and/or Certificate of Use; said plan must include among 
other things but not be limited to, location of structure or structures, exits and entrances, 
drainage, walls, fences, landscaping, etc. 
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2. That in the approval of the plan, the same be substantially in accordance with that submitted 

for the hearing entitled, "Murphy USA #22028" as prepared by Allen Industries, dated stamped 
received 5/2/2025 and consisting of 29 sheets. 

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

 
4. That the applicants obtain a building permit for the signs from the Department of Regulatory 

and Economic Resources with 90 days of the expiration of the final appeal of this application, 
unless a time extension is granted by the Director of the Department.  

 
 
ES:JB:SS:PM 
 

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

Business and 
Office 
(Page I-40) 

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

NEIGHBORHOOD SERVICES PROVIDER COMMENTS 
Building and Neighborhood Compliance (BNC) No objection 
Division of Environmental Resource Management (RER) No objection 
Platting and Traffic Review Section (RER) No objection 
Miami-Dade Fire Rescue (MDFR) No objection 
Water & Sewer WASD  No objection 
*Subject to conditions in their memorandum. 
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Low Density 
(Page I-31) 

The residential densities allowed in this category shall range from a minimum of 
2.5 to a maximum of 6.0 dwelling units per gross acre. Residential densities of blocks abutting 
activity nodes as defined in the Guidelines for Urban Form, or of blocks abutting section line roads 
between nodes, shall be allowed a maximum residential density of 10.0 dwelling units per gross 
acre. To promote infill development, residential development exceeding the maximum density of 
6.0 dwelling units per acre is permitted for substandard lots that were conveyed or platted prior to 
August 2nd, 1938. This density category is generally characterized by single family housing, e.g., 
single family detached, cluster, and townhouses. It could include low-rise apartments with 
extensive surrounding open space or a mixture of housing types provided that the maximum gross 
density is not exceeded. 

 
PERTINENT ZONING REQUIREMENTS/STANDARDS 

Sec. 33-106. - 
Class B 
signs in the 
BU and IU 
Districts. 

Except as provided otherwise in this article, onsite signs in the BU and IU districts shall only be 
permitted on Class B structures as set forth on the following table. 

 

 

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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PH: Z24-078  October 28, 2025 

Item No. 1  
 

Recommendation Summary 
Commission District 2 
Applicant Virginia Property Investment LLC. 
Summary of Requests The application is to permit a duplex residence to setback less than 

required from the side street (west) property line than otherwise 
permitted by Code. 

Location 1091 NW 112 Street, Miami-Dade County, Florida. 
Property Size 0.19 acres 
Existing Zoning RU-2, Two-Family Residential District. 
Existing Land Use Duplex residence 
2030-2040 CDMP Land 
Use Designation 

Low-Medium Density Residential (6 to 13 dua)  
(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)(4)(b) Non-Use Variances From Other Than 
Airport Regulations 
(see attached Zoning Recommendation Addendum) 

Recommendation Approval with conditions. 
 
REQUEST: 
 
NON-USE VARIANCE to permit a duplex residence to setback a minimum of 9.58’ (15’ required) 
from the side street (west) property line. 
 
Plans are on file and may be examined in the Department of Regulatory and Economic 
Resources, entitled “Shirley Molieri”, as prepared by Arsha Viqar with Miami Permits.Com, 
consisting of 2 sheets dated stamped received 3/28/2025, and sheets A-2 & A-3 dated stamped 
received 1/10/2025, for a total of 4 sheets. Plans may be modified at public hearing. 
 
PROJECT DESCRIPTION:   
 
The submitted site plan depicts an existing one (1)-story duplex residence with an area of 
2,512 sq. ft. located on a corner lot that fronts along both NW 112 Street and NW 11 Avenue. 
The applicant seeks to legalize and maintain existing additions that have resulted in the 
encroachment of the duplex residence into the side street setback area. Plans indicate a 
minimum setback of 9.58’ from the (west) side street property line where a setback of 15’ is 
otherwise required by zoning regulations. The submitted plans, photos, and the County’s 
Geographical Information System (GIS) aerial map indicate existing landscaping in the form of 
trees, hedges and a 4’ high aluminum fence located along the rear property line, as well as a 
4’ high chain-link fence located along the side street and interior side property lines of the 
subject property. 

 
NEIGHBORHOOD CHARACTERISTICS 

                                    Zoning and Existing Use                 Land Use Designation 
Subject Property RU-2; duplex residence Low-Medium Density Residential  

(6 to 13 dua) 
North RU-2; duplex residence Low-Medium Density Residential  

(6 to 13 dua) 
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South RU-2; duplex residence Low-Medium Density Residential  
(6 to 13 dua) 

East  RU-2; duplex residence  Low-Medium Density Residential 
 (6 to 13 dua) 

West RU-2; single family residence Low-Medium Density Residential  
(6 to 13 dua) 

 
NEIGHBORHOOD COMPATIBILITY: 

 
The 0.19-acre subject property consists of an existing duplex residence and is a corner lot 
located at 1091 NW 112 Street. The surrounding area is characterized by existing duplex 
residences to the north, south and east, that are also developed under the RU-2, Two-Family 
Residential District regulations, and a single-family residence is located to the west of the 
subject site.  
 
SUMMARY OF THE IMPACTS: 
 
Approval of this application will allow the applicant to legalize and maintain additions to an existing 
1-story duplex residence with a reduced setback from the side street property line. Staff opines 
that existing landscaping as well as the existing fences around the property lines, together with 
the additional separation provided by the NW 11 Avenue right-of-way, any visual impact that 
the reduced setback of the existing structure may have on the surrounding properties is 
minimal and would be sufficiently mitigated. 
 
COMPREHENSIVE DEVELOPMENT MASTER PLAN ANALYSIS: 

 
The 0.19-acre subject property is located within the Urban Development Boundary (UDB) and 
the Comprehensive Development Master Plan (CDMP) Adopted 2030-2040 Land Use Plan 
(LUP) map designates the site as Low-Medium Density Residential. The CDMP Land Use 
Element interpretative text for Low-Medium Density Residential states that the type of housing 
typically found in areas designated low-medium density include single-family homes, 
townhouses and low-rise apartments. Zero-lot-line single-family developments in this category 
shall not exceed a density of 6 dwelling units per gross acre.” Staff opines that the approval 
of the request under this application that seeks to legalize existing additions to the duplex 
residence with a reduced side street setback, is not excessive, and will not add additional 
dwelling units to the site beyond what is allowed by the LUP map of the CDMP. Staff also notes 
that there are other approvals for similar requests for an increase in lot area in the surrounding 
neighborhood. Since the applicant is not requesting to add additional dwelling units or change 
the existing duplex residence use on the property, staff opines that approval of the application 
with conditions would be consistent with the Low-Medium Density Residential Communities 
designation of the CDMP LUP map. 
 
ZONING ANALYSIS:  

 
The application seeks to legalize and maintain the existing additions to the duplex residence 
with a reduced side street setback than required by code. Staff’s notes that the County’s aerial 
photographs show that the existing structure as well as the additions were built around 1955. 
When the request to permit a duplex residence to setback a minimum of 9.58’ (15’ required) 
from the side street (west) property line is analyzed under the Non-Use Variances From Other 
Than Airport Regulations, Section 33-311(A)(4)(b), staff opines that the approval with 
conditions of this request would be compatible with the surrounding area, would not be 
detrimental to the neighborhood and would not affect the appearance of the community. 
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Staff notes that the request for setback reduction could have been obtained through the 
Administrative Adjustment Procedure pursuant to Section 33-36.1 of the County Code. Such 
procedure allows a setback reduction of 50% and lot coverage increase for a principal and/or 
accessory structure of 15% and shall be accompanied by the signed consent of all contiguous 
property owners, including those located across the street(s) from the subject site. However, 
the applicant was not able to produce all the necessary signatures and therefore had to apply 
for a public hearing. Staff opines that a setback of 9.58’ when 15’ is required along the side 
street (west) setback area is not excessive in nature and together with the additional separation 
provided by the NW 11 Avenue right-of-way, will not result in any significant negative visual 
impacts to the surrounding properties, specifically to the single-family residence located to the 
west of the subject site. Staff supports the request and opines that approval with conditions of 
this non-use variance would maintain the basic intent and purpose of the zoning, subdivision 
and other land use regulations. 

 
In addition, staff’s research found a similar approval in the neighborhood for lesser setback 
and spacing requirements. For example, in December 2008, Administrative Adjustment 
V2008000064 at property located at 1006 NW 112 terrace, approved among other requests, a 
second detached residential unit with a lesser spacing from existing house and a lesser side 
street setback for the detached living unit. Staff notes from the plans and photographs 
submitted by the applicant as well as the County’s Geographic Information System (GIS) that 
any visual impact from the request would be adequately mitigated by the existing landscaping 
and shade trees along the rear and interior side property lines, which staff opines, would buffer 
any visual intrusion of the reduced setback on the surrounding properties, especially to the 
property located to the west, which would be further mitigated by the NW 11 Avenue right-of-
way that separates the subject site from the property located across from the street. Staff 
recommends as a condition for approval that the said fence along the rear and interior side 
property lines be maintained as a visual buffer, and, if said fence is destroyed or removed, it 
must be replaced by an opaque fence at a minimum height of 6’, or a fence with a hedge of 3’ 
high at the time of planting, which shall grow to and be maintained at minimum height of 6’, in 
accordance with section 33-11(h) of the County Code. 
 
Staff notes that based on memoranda from the departments reviewing this application, any 
impacts from the reduced setback will not cause their facilities and services to operate below 
their adopted levels of service standards. The memorandum from the Platting and Traffic 
Review Section of the Department of Regulatory and Economic Resources (RER) indicates 
that the application does not generate any new additional daily peak hour trips, and the Division 
of Environmental Resources Management of the Department of Regulatory and Economic 
Resources memorandum indicates that approval will not result in a reduction in the LOS 
standards for potable water supply, wastewater disposal, or flood protection. Additionally, the 
memorandum from Miami-Dade Water and Sewer Department indicates that they do not have 
objections, and that the County’s Fire Rescue Department in their memorandum indicates that 
approval of this application would not create a fire or become a hazard on the subject site. 
Further, staff opines that the architectural style and scale of the subject proposed duplex 
residence is designed and arranged in a manner that would not be detrimental to the 
neighborhood or create adverse privacy impacts on the abutting properties, and that approval 
with conditions of the requested setbacks would be compatible with the surrounding 
residences and with the aesthetic character of the immediate vicinity. Based on the foregoing 
analysis, staff recommends approval with conditions of the application request under 
Section 33-311(A)(4)(b), Non-Use Variances From Other Than Airport Regulations. 
 
ACCESS, CIRCULATION AND PARKING: Not applicable. 
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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, and other requirements.

2. That in the approval of the plan, the same be substantially in accordance with that
submitted for the hearing entitled “Shirley Molieri”, as prepared by Arsha Viqar with Miami
Permits.Com, consisting of 2 sheets dated stamped received 3/28/2025, and sheets A-2 &
A-3 dated stamped received 1/10/2025, for a total of 4 sheets. Plans may be modified at
public hearing. Except as may be specified by any zoning resolution applicable to the
subject property, any future additions on the property which conform to Zoning Code
requirements will not require further public hearing action.

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

4. That the 4’ aluminum fence along the rear and 4’ chain-link  interior side and side street
property lines be maintained as a visual buffer, and if said fence are destroyed or removed,
it must be replaced by an opaque fence at a minimum height of 6’, or a fence with a hedge
of 3’ high at the time of planting, which shall grow to and be maintained at minimum height
of 6’, in accordance with section 33-11(h) of the County Code.

5. That the applicant complies with all the applicable conditions, requirements,
recommendations, requests, and other provisions of the Water and Sewer of the
Department of Regulatory and Economic Resources as indicated in their memorandum.

6. That the applicant complies with all the applicable conditions, requirements,
recommendations, requests, and other provisions of the Platting and Traffic Review
Section of the Department of Regulatory and Economic Resources as indicated in their
memorandum.

7. That the applicant submits a Declaration of Use agreement in recordable form which is
acceptable to the Director that restricts this property to duplex use prior to the issuance of
a building permit.

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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NEIGHBORHOOD SERVICES PROVIDER COMMENTS 

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

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

Low 
Medium 
Density 
Residential 
(Pg. I-29) 

The Adopted 2030 and 2040 Land Use Plan designates the subject property as being 
within the Urban Development Boundary for Low Medium Density Residential. This 
category allows a range in density from a minimum of 6.0 to a maximum of 13 dwelling 
units per gross acre. The types of housing typically found in areas designated low- 
medium density include single-family homes, townhouses and low-rise apartments. 
Zero-lot-line single-family developments in this category shall not exceed a density of 
7.0 dwelling units per gross acre. 

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. 

PERTINENT ZONING REQUIREMENTS/STANDARDS 

For the districts enumerated in this section, the minimum width and area of lots, the 
maximum lot coverage, and minimum building sizes shall be as set forth in the following 
table: 

Section 33- 
49 
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Section 33- 
50 

The minimum setback distances and spacing requirements in residential and estate 
districts shall be as follows: 

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. 

Sec. 33-36.1. - 
Administrative 
adjustment 
procedure. 

Zoning Districts - AU, GU, EU-1, EU-1C, EU-2, EU-S, EU-M, RU-1, RU-1Ma, RU-1Mb, 
RU-1Z, RU-2 
Setback - Maximum reduction 50% (i.e., if minimum required setback is 10 feet, then 
setback could not be reduced below 5 feet administratively) 
Lot Coverage - maximum increase for a principal and/or accessory structure 15% (i.e., 
if maximum lot coverage in the district is 30%, then total lot coverage that could be 
approved administratively is 34.5 percent) 















Date: October 20, 2025 

To: Eric Silva, Assistant Director 
Regulatory and Economic Resources 

From: Alejandro G Cuello, Principal Planner  
Miami-Dade Fire Rescue Department 

Subject: Z2024000078 

  

The Miami-Dade Fire Rescue Department has no objection to the site plan uploaded in “EnerGov” on 
03/28/2025. Single family home. 
 
MDFR’s review of this application is limited to assessing fire department access and does not effectuate 
an approval of the building design. The future building’s design must be in compliance with the applicable 
requirements for the proposed use:  
 
Florida State Statue Chapter 633 (Fire Prevention & Control) 
Florida Administrative Code 69A 
Florida Fire Prevention Code (NFPA 1 and NFPA 101 (2018 edition)) 
Applicable adopted NFPA Standards 
County Code Chapter 14 
 

For additional information, please contact acuello@miamidade.gov or call 305-775-3357. 
 
 

mailto:acuello@miamidade.gov
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Item No. 2 
    

 Recommendation Summary 
Commission District  3  
Applicant  A2Z Construction & Remodel LLC 
Summary of Request  The applicant seeks to permit a duplex residence on a parcel of land 

with less area and less lot frontage than required by Code. 
Location  Lying on the southwest corner of NW 69 Terrace and NW 21 Avenue 

aka 2102 NW 69 Terrace, Miami-Dade County, Florida. 
Property Size  0.08 acres  
Existing Zoning  RU-2, Two-Family Residential District  
Existing Land Use  Vacant land 
2030-2040 CDMP  
Land Use   
Designation  

Low-Medium Density Residential, 6 to13 dua   
(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)(4)(b), Non-Use Variance Standards From Other  
Than Airport Regulations. 
(see attached Zoning Recommendation Addendum)  

Recommendation  Approval with conditions. 
  
REQUEST:  

  
NON-USE VARIANCE to permit a parcel of land with a lot area of 3,750 sq. ft. (7,500 sq. ft. 
required) and a lot frontage of 50’ (75’ required). 
 
Plans are on file and may be examined in the Department of Regulatory and Economic Resources, 
entitled “Proposed Duplex Family Residence” as prepared by MG Design and Salazar Studio 
Corp., dated stamped received 4/24/25, consisting of 5 sheets. Plans may be modified at public 
Hearing.  
  
PROJECT DESCRIPTION:  
 
The subject property is a ±0.086-gross (±0.069-net) acre vacant parcel zoned RU-2, Two-Family 
Residential District, located within the Urban Development Boundary. The applicant intends to 
develop the subject site with a duplex dwelling and seeks to permit the parcel with less lot area 
and less lot frontage than required by Code. Staff notes that full set of plans were submitted with 
this application and complies with RU-2 zoning standards.  
 

NEIGHBORHOOD CHARATERISTICS  

                                             Zoning and Existing Use               Land Use Designation  
Subject Property  RU-2; vacant land Low-Medium Density Residential  

(6 to 13 dua)  
North  RU-2; single-family residence Low-Medium Density Residential  

(6 to 13 dua) 
South  RU-2; single-family residence  Low-Medium Density Residential  

(6 to 13 dua) 



A2Z Construction & Remodel LLC  
Z25-011  
P a g e | 2 
 

 
10/16/2025 
 

East   RU-2; duplex residence  Low-Medium Density Residential  
(6 to 13 dua) 

West  RU-2; single-family residence Low-Medium Density Residential  
(6 to 13 dua) 

  
NEIGHBORHOOD COMPATIBILITY:  
  
The ±0.086-gross (±0.069-net) acre subject property is currently vacant and is a corner lot in an 
established residential neighborhood that is zoned RU-2, Two-Family Residential District. The 
surrounding area is generally comprised of single-family residences to the north, south, and west, 
with a duplex residence located directly to the east of the subject property. 
  
SUMMARY OF THE IMPACTS:  
  
The approval of this application will allow the applicant to have a buildable lot in order to be able 
to develop the property with a duplex residence as allowed under its current RU-2 zoning 
regulations. The Platting and Traffic Review section of the Department of Regulation and 
Economic Resources (RER) have no objections to the application and indicate in their 
memorandum that the parcel lies within the urban infill area of the County where traffic concurrency 
does not apply, and the application does not exceed the acceptable Level of Service (LOS) on the 
neighboring roadways, and meets the traffic concurrency criteria. 
  
COMPREHENSIVE DEVELOPMENT MASTER PLAN ANALYSIS:   
  
The ±0.086-gross (±0.069-net) acre currently vacant subject property is located within the Urban 
Development Boundary (UDB) and the Comprehensive Development Master Plan (CDMP) 
Adopted 2030-2040 Land Use Plan (LUP) map designates the site as Low-Medium Density 
Residential. Per the CDMP, this category allows a range in density from a minimum of 6.0 to a 
maximum of 13 dwelling units per gross acre. The type of housing typically found in areas 
designated low-medium density include single-family homes, townhouses and low-rise 
apartments. Zero-lot-line single-family developments in this category shall not exceed a density of 
7.0 dwelling units per gross acre.” The approval of the request sought in this application will allow 
a proposed duplex residence on a parcel of land with less lot area and lot frontage than allowed 
by Code. Staff opines that approval of the application will not add additional dwelling units to the 
site beyond what is allowed by the CDMP Low-Medium Density residential Category, Land Use 
Element interpretative text. Staff opines that approval of the application would be consistent with 
with the Low-Medium Density Residential designation on the CDMP LUP map. Staff is supportive 
of the request that would permit the parcel to have less lot area and lot width allowing the 
substandard vacant lot to be developed with infill housing and opines that approval of the 
application would be compatible with the surrounding neighborhood and would be consistent 
with the density threshold of the Low-Medium Residential Communities map of the CDMP LUP 
map designation. 
 
ZONING ANALYSIS:  
  
The ±0.086-gross (±0.069-net) acre subject vacant parcel is a corner lot that is located on the 
southwest corner of the intersection of NW 69 Terrace and NW 21 Avenue, in an area developed 
with single-family residences. The applicant intends to have a buildable site for a proposed duplex 
residence and seeks approval for the parcel with a lot area of 3,750 sq. ft. (7,500 sq. ft. required), 
and for a lot frontage of 50’ (75’ required). When the above-mentioned request is analyzed under 
the Non-Use Variances From Other Than Airport Regulations, Section 33-311(A)(4)(b), staff opines 
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that approval of same would maintain the basic intent and purpose of the zoning, subdivision and 
other land use regulations and, therefore, would be compatible with the surrounding area. Staff 
notes that the request to permit a proposed duplex residence on a 3,750 sq. ft. area with a frontage 
of 50’ is similar to other properties in the area and opines that approval of same will not affect the 
stability of the surrounding properties and would not be detrimental to the area.   
 
Staff’s research of the area found similar approvals for substandard lots, pursuant to Resolution 
#CZAB8-33-10, a property located one block north of the subject property was approved to permit 
a parcel of land with 50’ of frontage (75’ required) and a lot area of 5,500 sq. ft. (7,500 sf. ft. 
required). Similarly, pursuant to Resolution #Z-44-07, a property located on the same block face 
to the east of the subject property was also approved to permit a parcel of land with 50’ of frontage 
(75’ required) and a lot area of 5,500 sq. ft. (7,500 sq. ft. required). Additionally, the property on 
the west corner of the same block face pursuant to Resolution #CZAB-12-23 was approved to 
permit a parcel of land with a lot frontage of 50’ (75’ required) and a lot area of 3,750 sq. ft. (7,500 
sq. ft. Required). Staff opines that approval with conditions of the subject request would not be an 
over utilization of the subject property.   Staff therefore opines that the aforementioned requests 
would not be overly intensive and would not be out of character with the surrounding area.   
 
Staff notes that the Platting and Traffic Review Section of the Department of Regulatory and 
Economic Resources (RER) memorandum states the application meets traffic concurrency 
criteria, the department does not object to the application and indicates that the application will not 
generate any additional vehicle trips. Further, the Division of Environmental Resources 
Management (DERM) of the Department of Regulatory and Economic Resources, in their attached 
memorandum, states that they do not object to the request sought under this application. 
Additionally, the attached memorandum from the Water and Sewer Department (WASD), states 
that they have no objection to this application. Further, the attached memorandum from the Miami-
Dade Fire Rescue Department, indicates no objection to the proposed duplex. Staff opines that 
approval with conditions of the subject request would not be an over utilization of the subject 
property.   Staff therefore opines that the aforementioned requests would not be overly intensive 
and would not be out of character with the surrounding area.  Based on the aforementioned 
analysis, staff recommends approval with conditions of the request, under Section 33-
311(A)(4)(b), Non-Use Variance From Other Than Airport Regulations Standards. 
  
ACCESS, CIRCULATION AND PARKING: Parking will be provided in two locations. Two 
parking spaces will be located in the front yard with access from 69th Terrace and two additional 
parking spaces located along the side street with access from 21st avenue.  
  
NEIGHBORHOOD SERVICES PROVIDER COMMENTS: See attached.  
  
OTHER: N/A  
  
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 
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to, location of structure or structures, exits and entrances, drainage, walls, fences, landscaping, 
and other requirements. 

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

for the hearing entitled “Proposed Duplex Family Residence” as prepared by MG Design and 
Salazar Studio Corp., dated stamped received 4/24/25, consisting of 5 sheets. 

 
3. That the use be established and maintained in accordance with the approved plan. 
 
4. That the applicant complies with all of the applicable conditions, requirements, 

recommendations, requests and other provisions of the Platting and Traffic Review Section of 
the RER Department as contained in their memorandum. 

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

recommendations, requests and other provisions of the Division of Environmental Resource 
Management of the RER Department as contained in their memorandum. 

 
 
ES:JB:SS:PM 
  

 
 
____________________________ 
Eric Silva, AICP, Assistant Director  
Development Services Division  
Miami-Dade County Department of  
Regulatory and Economic Resources
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NEIGHBORHOOD SERVICES PROVIDER COMMENTS 

Division of Environmental Resource Management (RER)  No objection* 
Platting and Traffic Review Section (RER)  No objection*  
Fire Rescue  No objection  
Water & Sewer WASD   No objection 
Building and Neighborhood Compliance (BNC)  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 

 
Low-Medium 
Density  
Residential  
(Pg. I-31)  

This category allows a range in density from a minimum of 6.0 to a maximum of 13 dwelling units 
per gross acre. The types of housing typically found in areas designated low-medium density include 
single-family homes, townhouses and low-rise apartments. Zero-lot-line single-family developments 
in this category shall not exceed a density of 7.0 dwelling units per gross acre. 

  
 

PERTINENT ZONING REQUIREMENTS/STANDARDS 
 

Sec. 33-49.  
minimum 
widths, lot 
areas, lot  
coverage, 
and minimum 
building 
sizes. 

For the districts enumerated in this section, the minimum width and area of lots, the maximum lot coverage, and 
minimum building sizes shall be as set forth in the following table: 

 

Sec. 33-
311(A)(4)(b)  
Non-Use  

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 
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Variances  
From Other  
Than Airport  
Regulations 

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. 
 

 



















































Miami-Dade County Department of Regulatory and Economic Resources 
Staff Report to Community Zoning Appeals Board 8 

 
PH: Z25-103   October 28, 2025  

Item No. 3  

 

Recommendation Summary 
Commission District 6 
Applicant 701 703 Waterford Operating LP 
Summary of 
Requests 

The applicant seeks to allow a total of 5 signs where a maximum of 4 
signs are otherwise permitted by Code. The subject site already has 2 
wall signs and 2 monument signs; proposed sign Number 5 will be a 
wall sign. 

Location 701 and 703 NW 62 Avenue, Miami-Dade County, Florida. 
Property Size 28.46 Acres 
Existing Zoning IU-2, Industrial, Heavy Manufacturing District. 
Existing Land Use Office Building 
2030-2040 CDMP  
Land Use   
Designation 

Office/Residential  
(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)(4)(b) Non-Use Variances From Other Than Airport 
Regulations.   
(see attached Zoning Recommendation Addendum) 

Recommendation Approval with conditions.  
 
REQUEST: 
 
NON-USE VARIANCE to permit a lot with multiple businesses to have a total of 5 signs, 3 wall 
signs and 2 monument signs (4 signs maximum permitted). 
 
Plans are on file and may be examined in the Department of Regulatory and Economic 
Resources, entitled, "Assurant Exterior Building Sign" as prepared by Forge Signworks, dated 
stamped received 05/12/2025 consisting of 8 sheets, "Waterford Business District 701 Waterford 
Way" as prepared by Law’s Architectural Signs, and "701 and 703 Waterford Way" as prepared 
by Biscayne Engineering, dated stamped received 07/2/2025 consisting of 3 sheets, for a total of 
11 sheets. Plans may be modified at public hearing. 
 
PROJECT HISTORY AND DESCRIPTION:  
 
The subject site is a 28.48-acre parcel located at 701 and 703 NW 62 Avenue and has been the 
subject of prior public hearings. Specifically, pursuant to Resolution #5-ZAB-238-97 the subject 
site was approved for an unusual use to permit partial filling of an existing lake, special exception 
to permit 2 office buildings to have a greater height than the width of the widest street upon which 
the buildings abut; to wit: both office buildings with a height of 159.5' (100' permitted) and a non-
use variance of parking requirements to permit a total of 1,377 parking spaces. (1,734 spaces. 
req). Later, the subject site was also approved pursuant Resolution #CZAB81300 for a non-use 
variance of sign regulations to permit 4 detached signs where 2 detached signs were permitted, 
and for a non-use variance of sign regulations requiring the separation between signs to be at 
least equal to 50% of the total amount of frontage on both streets or roadways; to waive same, to 
permit the above-mentioned signs spacing less than required from each other. The subject site 
was also approved pursuant Resolution #CZAB8901 for a non-use variance of zoning regulations 
to permit a roof sign where none were otherwise permitted by Code. Additionally, the subject site 
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was approved pursuant Resolution #CZAB8308 for a non-use variance to permit a 339.6 sq. ft. 
roof sign in lieu of the requested 920 sq. ft. roof sign.  
 
Under the current application, the applicant seeks to allow a total of 5 signs on the subject site 
where a maximum of 4 signs are otherwise permitted by Code. The site currently already has 2 
wall signs and 2 monument signs as allowed by the regulations; the additional sign Number 5 is 
a proposed wall sign.  
 

NEIGHBORHOOD CHARACTERISTICS 
                                   Zoning and Existing Use                 Land Use Designation 

Subject Property IU-2; office building  Office/Residential 
North IU-2; office buildings    Office/Residential 
South IU-2; office building/ City of Miami; 

residential properties, hospital  
Low-Medium Density Residential 
(6 to 13 du/a) & Business & Office 

East  IU-2; parking lot Office/Residential 
West IU-2; office building Office/Residential 

 
NEIGHBORHOOD COMPATIBILITY: 
 
The 28.46 acres subject property is comprised of an irregular-shaped lot that currently has 4 
existing buildings (2 office buildings and 2 parking garages) and part of a large lake, and is located 
at 701 and 703 NW 62 Avenue. The property abuts a surface parking lot to the east, residential 
uses located within the City of Miami across from NW 7 Street to the south, and office buildings 
to the north and west of the subject site.  
 
SUMMARY OF THE IMPACTS: 
 
The approval of this application will allow the applicant to permit more signage for its tenants 
beyond those permitted by the sign regulations to allow additional branding/identification wall 
signs for the existing office building. 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.  However, the approval of this application could potentially generate visual 
impacts to the surrounding area. The Platting and Traffic Review Section of the Department of 
Regulation and Economic Resources (RER) have no objections and indicate in their 
memorandum that the application does not generate any additional vehicle trips.  
 
COMPREHENSIVE DEVELOPMENT MASTER PLAN ANALYSIS:  
 
The subject property is designated Office/Residential.  Uses allowed in the Office/Residential 
category include both professional and clerical offices, hotels, motels, and residential uses.  Office 
developments may range from small-scale professional offices to large-scale office parks. The 
applicant seeks approval to allow a mixed-use building (offices, senior living facilities) to have a 
total of 5 signs on the property, including a new wall sign on top of one of the existing office use 
buildings and which would face a major section line roadway.  
 
Staff notes that approval of the aforementioned requests related to signage will not change the 
previously approved and existing use on the subject property. As such, staff opines that approval 
of the application would be consistent with the CDMP Land Use Element interpretative text for 
properties designated Office/Residential. 
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ZONING ANALYSIS:  
   

The applicant is seeking to permit a total of 5 signs, which would include 3 wall signs and 2 
monument signs, where a maximum of 4 signs are permitted by Code. When the aforementioned 
request is analyzed under the Non-Use Variance (NUV), From Other Than Airport Regulations, 
staff  opines that the approval with conditions of the requests would be compatible with the 
surrounding area and would maintain the basic intent and purpose of the zoning, subdivision and 
other land use regulations, which is to protect the general welfare of the public, particularly as it 
affects the stability and appearance of the community and would not be detrimental to the 
community. 
 
As noted earlier, the 4.04-acre subject property is an irregular-shaped lot located at 701 and 703 
NW 62 Avenue, and is zoned IU-2, Heavy Industrial Manufacturing District. Staff notes that the 
IU-2 zoning district allows all the uses permitted in IU-1 which includes warehouse and office uses. 
The submitted signage plans depict information on the location, dimensions and the types of 
existing, as well as proposed signage.  Staff notes that the Platting and Traffic Review Section of 
the Department of Regulatory and Economic Resources (RER) memorandum states that this 
application does not generate any new additional daily peak hour trips and meets the traffic 
concurrency criteria for an initial development order.  Further, the Division of Environmental 
Resources Management of RER memorandum indicates that approval of this application meets 
all applicable LOS standards for an initial development order, as specified in the 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 and the Water and 
Sewer Department, do not object to the application as outlined in their respective memorandums. 
 
The applicant is requesting to permit a total of 5 signs, 3 wall signs and 2 monument signs (4 
signs maximum permitted). Staff opines that approval with conditions of the request would be 
compatible with the surrounding area, would maintain the basic intent and purpose of the zoning, 
subdivision and other land use regulations, and not affect the appearance of the community. Staff 
opines that the variance for the signage being requested in this application will help notify 
motorists sooner of the location of the business and will attract patrons to the entrance of the 
property. Staff further opines that the variance for the proposed signage under this application is 
not excessive given the location of the subject property which abuts a surface parking lot to the 
east, NW 7 Street to the south, NW 62 Avenue to the west and office buildings to the north. 
Additionally, the office building location and footprint within the subject property is well setback 
from the property lines and surrounded by 2 parking garage buildings at the front of the property 
and landscape buffer which will help mitigate any visual impacts generated by the proposed 
signage. As such, staff recommends approval with conditions of the request  under Section 
33-311(A)(4)(b)(Non-Use Variances From Other Than Airport Standards). 
 
ACCESS, CIRCULATION AND PARKING: N/A 
 
NEIGHBORHOOD SERVICES PROVIDER COMMENTS: See attached. 
 
OTHER: N/A 
 
RECOMMENDATION:  
 
Approval with conditions. 
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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, etc. 

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

for the hearing entitled, "Assurant Exterior Building Sign" as prepared by Forge Signworks, 
dated stamped received 05/12/2025 consisting of 8 sheets, "Waterford Business District 701 
Waterford Way" as prepared by Law’s Architectural Signs, and "701 and 703 Waterford Way" 
as prepared by Biscayne Engineering, dated stamped received 07/2/2025 consisting of 3 
sheets, for a total of 11 sheets. 

 
3. That the use be established and maintained in accordance with the approved plan. 
 
4. That the applicant obtain a Certificate of Use from the Department, upon compliance with all 

terms and conditions, the same subject to cancellation upon violation of any of the conditions. 
     this application, unless a time extension is granted by the Director of the Department.  
 

 
ES:JB:SS:PM 
 
 
 
 

____________________________ 
Eric Silva, AICP, Assistant Director 
Development Services Division 
Miami-Dade County Department of 
Regulatory and Economic Resources 
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COMPREHENSIVE DEVELOPMENT MASTER PLAN (CDMP) OBJECTIVES, 

POLICIES AND INTERPRETATIVE TEXT 

Office/ 
Residential 
(Page I-45) 

Uses allowed in this category include both professional and clerical offices, hotels, motels, and 
residential uses. Office developments may range from small-scale professional office to largescale 
office parks. Satellite telecommunication facilities that are ancillary uses to the businesses in a 
development are also allowed. A specific objective in designing developments to occur in this 
category is that the development should be compatible with any existing, or zoned, or 
Plandesignated adjoining or adjacent residential uses. The maximum scale and intensity, including 
height and floor area ratio of office, hotel and motel development in areas designated 
Office/Residential shall be based on such factors as site size, availability of services, accessibility, 
and the proximity and scale of adjoining or adjacent residential uses. Where the Office/Residential 
category is located between residential and business categories, the more intensive activities to 
occur on the office site, including service locations and the points of ingress and egress, should be 
oriented toward the business side of the site, and the residential side of the site should be designed 
with sensitivity to the residential area and, where necessary, well buffered both visually and 
acoustically.   

Residential uses are also allowed in the Office/Residential category. In these locations, residential 
density may be approved up to one density category higher than that allowed in the adjoining or 
adjacent residentially designated area on the same side of the abutting principal roadway, or up to 
the density of existing adjoining or adjacent residential development, or zoning if the adjacent or 
adjoining land is undeveloped whichever is higher. If there is no adjacent or adjoining residential 
development existing, zoned or designated on the same side of the abutting principal roadway, then 
the allowable maximum residential density shall be based on that which exists or which the plan 
allows across the roadway. Where there is no residential use, zoning or designation on either side 
of the roadway, the intensity of residential development, including height, bulk and floor area ratio 
shall be no greater than that which would be permitted for an exclusively office use of the site. When 
residential uses are mixed with office uses, the overall scale and intensity, including height and floor 
area ratio of the mixed-use development shall be no greater than that which would  be approved if 
the parcel was developed in either office use only or residential use only, whichever is higher. Within 
the Office/Residential category, business uses ancillary and to serve the on-site use(s) may be 
integrated in an amount not to exceed 15 percent of the total floor area. However, the 
Office/Residential category does not authorize other business or commercial uses.   

The plan recognizes existing strip office development along roadways. Ribbons or strips of office 
use along roadway frontages are identified along one or both block faces fronting certain roadways. 
Where only one block face is indicated, this specifically provides that only that block face is intended 
for office use and is not to suggest that the opposite face is also included. The lateral boundary of 

NEIGHBORHOOD SERVICES PROVIDER COMMENTS 
Building and Neighborhood Compliance (BNC) No objection 
Division of Environmental Resource Management (RER) No objection 
Platting and Traffic Review Section (RER) No objection 
Fire Rescue No objection 
Water & Sewer WASD  No objection 
*Subject to conditions in their memorandum. 
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the ribbon indicates the extent to which office uses may be allowed to expand along the roadway 
frontage. The depth of the ribbon for office development and other uses permitted by the 
Office/Residential land use category is more generalized. In general, the depth should be limited to 
the norm for the strip, but may be approved at such other depth that will provide a logical transition 
to adjacent uses or accommodate vehicular parking to serve an adjacent use, provided that site 
planning or design features are used, to furnish compatibility with any adjoining and adjacent 
residential uses that exist or are designated on the Land Use Plan map, in keeping with the Plan’s 
policies. Extension of the strip depth beyond the mid-block to the frontage of an interior street does 
not necessarily authorize vehicular access on that interior street, and such access may be prohibited 
if it would be incompatible with neighboring development. Intervening areas between ribbons along 
a highway face may be used only for the uses permitted in the designated land use category. Further 
lateral extension of the ribbon beyond that shown on the Plan map will require a Plan amendment.  

As indicated in the section of this chapter titled "Concepts and Limitations of the Land Use Plan 
Map", some existing lawful uses and zoning are not specifically depicted on the LUP map. That text, 
titled Uses and Zoning Not Depicted, applies equally to office uses and zoning. 

 
PERTINENT ZONING REQUIREMENTS/STANDARDS 

Sec. 33-106. 
- Class B 
signs in the 
BU and IU 
Districts. 

 

Except as provided otherwise in this article, onsite signs in the BU and IU districts shall only be permitted on 
Class B structures as set forth on the following table. 
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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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