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COMMUNITY ZONING APPEALS BOARD - AREA 8  
 

MEETING OF FEBRUARY 4, 2026 
 

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.  AGUSTIN FERNANDEZ, AYIN CEPERO AND SWANY FERNANDEZ    Z2022000252                                                    
                                                                                                                         Area 08/District 02 
 
The application is to allow an existing single-family residence with a covered terrace addition to 
be located closer to the interior side property line than required by Code. Additionally, the 
application seeks to allow 2 existing detached storage sheds on the property where only 1 is 
permitted by Code, and to allow one of the detached shed with an attached terrace to be 
located closer to the rear and the interior side property lines.  
 
1) NON-USE VARIANCE to permit an existing single-family residence with a covered terrace 
addition to setback a minimum of 4.3’ (7.5’ required) from the interior (north) property line. 
 
2) NON-USE VARIANCE to permit two (2) existing detached storage shed structures on the 
subject property (maximum 1 accessory use structure permitted for a single-family residence). 
 
3) NON-USE VARIANCE to permit an existing detached storage structure #2 with an attached 
terrace to setback a minimum of 4.2’ (5’ required) from the rear (west) property line, and to 
setback a minimum of 6.4’ (7.5’ required) from the interior side (south) property line. 
 
Plans are on file and may be examined in the Department of Regulatory and Economic 
Resources, entitled, “Public Hearing” as prepared by Arshad Viqar, dated stamped received 
9/18/2025, and consisting of a total of 4 sheets. Plans may be modified at public hearing. 
 
LOCATION: 10420 NW 35 Place, Miami-Dade County, Florida 
 
SIZE OF PROPERTY: 0.17 Acre 
 
 
Department of Regulatory and  
Economic Resources  
Recommendation:                        Approval with conditions. 
 
 
Protests:                     0   __       Waivers:                   0 __       ____                                
 
APPROVED:                                        DENIED WITH PREJUDICE:                        
 
DENIED WITHOUT PREJUDICE:                    DEFERRED 
Deferred from January 7, 2026 
 
 
 
B.  KERWIN HANKERSON    Z2023000072                                                   Area 08/District 02 
 
The application seeks to permit an existing covered terrace addition to a single-family residence 
that is located closer to the interior side and rear property lines, and to permit an existing 
detached accessory shed that is located closer to the interior side property line than required by 
Code. 
 
(1) NON-USE VARIANCE to permit an existing covered terrace addition to a single-family 
residence to setback a minimum of 20.2’ (15’ required for 50% of the lineal width of the house 
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and 25’ required for the balance) from the rear (north) property line, and to setback 2.9’ (7.5’ 
required) from the interior side (west) property line. 
 
(2) NON-USE VARIANCE to permit an existing detached shed to setback a minimum of 3.7’ 
(7.5’ required) from the interior (east) property line. 
 
Plans are on file and may be examined in the Department of Regulatory and Economic 
Resources, entitled “Public hearing”, as prepared by Arshad Viqar, dated stamped received 
9/5/2025, consisting of 4 sheets. Plans may be modified at public hearing. 
 
LOCATION: 1131 NW 89 Street, Miami-Dade County, Florida. 
 
SIZE OF PROPERTY: 0.21 Acre 
 
 
Department of Regulatory and  
Economic Resources  
Recommendation:                        Approval with conditions. 
 
 
Protests:                     0   __       Waivers:                   0 __       ____                                
 
APPROVED:                                        DENIED WITH PREJUDICE:                        
 
DENIED WITHOUT PREJUDICE:                    DEFERRED 
Deferred from January 7, 2026 
 
 
 
C.  BEATRIZ EUGENIE VALENCIA PABON & DIEGO BUENDIA    Z2023000126 
                                                                                                                         Area 08/District 02 
 
The application is to allow existing additions to a single-family residence to be located closer to 
the interior side property line than required by Code. Additionally, the application also seeks to 
allow an existing detached gazebo structure to be located closer to the interior side property line 
than required by Code.  
 
(1)  NON-USE VARIANCE to permit an existing single-family residence to setback a minimum 
of 2.5’ (7.5’ required) from the interior side (west) property line. 
 
(2) NON-USE VARIANCE to permit an existing detached gazebo structure to setback a 
minimum of 6.7’ (7.5’ required) from the interior side (west) property line. 
 
Plans are on file and may be examined in the Department of Regulatory and Economic 
Resources, entitled, “Public Hearing - Beatriz Valencia”, as prepared by Arshad Viqar, 
consisting of 3 sheets dated stamped received 5/17/2023, and Sheet SP-1 dated stamped 
received 6/4/2025, for a total of 4 sheets. Plans may be modified at public hearing. 
 
LOCATION: 112 NW 158 Street, Miami-Dade County, FL 
 
SIZE OF PROPERTY: 0.92 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 
Deferred from January 7, 2026 
 
 
 
D.  THE ARBOUR TOWNHOUSE CONDOMINIUM ASSOCIATION, INC.    Z2024000091 
                                                                                                                         Area 08/District 02 
 
The applicant seeks to modify a condition of a prior resolution, only as it applies to the subject 
property, in order to submit a new site plan reflecting the existing covered terrace addition to 
one unit of an existing multi-family building. Additionally, the application is to allow the existing 
covered terrace addition to be located closer to the interior side property line than required by 
Code.  
 
(1) MODIFICATION of Condition #3 of Resolution #4-ZAB-441-78, passed and adopted by 
Metropolitan Dade County Zoning Appeals Board, only as it applies to the subject site, and 
reading as follows: 
 
      From: “3. That all proposed enclosures and fences not exceed the 6 feet setback from all 

interior side property lines.” 
 
           To: “3. That all proposed enclosures and fences do not exceed the 6 feet setback from all 

interior side property lines, except for Unit 9-D, which will not exceed a 4 feet 
setback from the interior side (north) property line.” 

 
The purpose of the request is to allow the applicant to modify a previously approved resolution, 
only as it applies to the subject site, in order to submit a revised site plan showing the existing 
covered terrace addition to one unit of an existing multi-family building. 
 
(2) NON-USE VARIANCE to permit an existing covered terrace addition to one unit of an 
existing multi-family building to setback 4’ (15’ required, 6’ previously approved) from the interior 
side (north) property line. 
 
Plans are on file and may be examined in the Department of Regulatory and Economic 
Resources entitled “Rosario Rodriguez”, as prepared by Solver Structural Partnership, Inc., 
dated stamped received 8/28/2025 consisting of 9 sheets.  Plans may be modified at public 
hearing.  
 
LOCATION: 14216 NE 3 Court Unit:9-D, Miami-Dade County, Florida.   
 
SIZE OF PROPERTY: ±0.29-gross (±0.24-net) Acre 
 
 
Department of Regulatory and  
Economic Resources  
Recommendation:                        Approval with conditions. 
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Protests:                     0   __       Waivers:                   0 __       ____                                
 
APPROVED:                                        DENIED WITH PREJUDICE:                        
 
DENIED WITHOUT PREJUDICE:                    DEFERRED 
Deferred from January 7, 2026 
 
 
 
E.  EDWIN AMBROCIO REYES    Z2025000023 
                                                                                                                         Area 08/District 03 
 
The application seeks to modify the condition of a prior resolution in order to submit revised site 
plan that indicates a conversion from a single-family residence to a duplex. Additionally, the 
application seeks to allow the duplex to be located closer to the front and rear property lines, 
and for it to cover a larger area on the lot than permitted by Code.  
 
1)  MODIFICATION of Condition #2 of Resolution No. CZAB8-10-12, passed and adopted by 
the Community Zoning Appeals Board 8, and reading as follows: 
 
        From: “2. That in the approval of the plan, the same be substantially in accordance with 

that submitted for the hearing entitled “Habitat for Humanity, “as prepared by 
Thomas & Calzadilla, dated stamped received 3/12/12, consisting of 2 sheets.” 

 
            To: “2. That in the approval of the plan, the same be substantially in accordance with 

that submitted for the hearing entitled, “Zoning hearing for proposed DUPLEX 
addition, as prepared by AIP Design, Inc. dated stamped received 9/19/2025, for 
a total of 4 sheets.” 

 
The purpose of request #1 is to modify the condition of a previously approved resolution in order 
to submit revised site plan that indicates a conversion from a single-family residence to a 
duplex. 
 
2) NON-USE VARIANCE to permit a duplex to setback 15’ (25’ required for 50% of the lineal 
footage of the entire width of the house and 15’ required for the balance) from the front (south) 
and the rear (north) property lines. 
 
3)NON-USE VARIANCE to permit the duplex residence with a lot coverage of 39.4% (30% 
maximum permitted).   
 
The aforementioned plans are on file and may be examined in the Department of Regulatory 
and Economics Resources. Plans may be modified at public hearing.  
 
LOCATION: 1879 NW 62 Terrace, Miami-Dade County, Florida.   
 
SIZE OF PROPERTY: 0.16 Acre 
 
 
Department of Regulatory and  
Economic Resources  
Recommendation:                        Approval with conditions. 
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Protests:                     0   __       Waivers:                   0 __       ____                                
 
APPROVED:                                        DENIED WITH PREJUDICE:                        
 
DENIED WITHOUT PREJUDICE:                    DEFERRED 
Deferred from January 7, 2026 
 
 
 
 
1.  YANICK DESGRANGES    Z2022000100                                                  Area 08/District 02 
 
The application seeks to modify conditions of prior resolutions in order to submit revised plans 
showing a reduction in lot size by removing the school use from lot 1 and a reduction in the 
approved children count from 130 to 80. In addition, the application seeks to permit the existing 
building to be closer to the property lines and to permit less parking and auto stacking than 
required by code.  
 
(1) MODIFICATION of Condition #2 and #6 of Resolution No. 4-ZAB-338-86, passed and 
adopted by the Metropolitan Dade County Zoning Appeals Board and last modified by 
Resolution No. CZAB2-2-97, passed and adopted by the Metropolitan Dade County Zoning 
Appeals Board 2, and reading as follows:  
 
FROM: “2. That in the approval of the plan, the same be substantially in accordance with that 
submitted for the hearing entitled ‘Day Care Center’ as prepared by Ford Armenteros & Manucy, 
Inc., dated last revised 3-11-97”  
 
TO: “2. That the property shall be developed substantially in accordance with that submitted for 
the hearing entitled “SITE PLAN FOR: YANICK DESGRANGES” as prepared by ARCON 
ENGINEERING GROUP, INC., dated stamped received 11/3/2025 consisting of sheets SP-1, 
A-1, L-1, L-2 and ADA-1 along with building elevations entitled “FARAH’S ANGEL DAY CARE”, 
as prepared by DE LA LLAMA & ASSOCIATES, INC., dated stamped received 2/13/2023 
consisting of 2 sheets, for a total of 7 sheets.”  
 
FROM: “6. That the use shall be restricted to a maximum number of 130 children”  
 
TO: “6. That the use shall be restricted to a maximum number of 80 children”  
 
The purpose of requests #1 is to allow the applicant to modify conditions of prior resolutions in 
order to submit revised plans showing a reduction in lot size by removing the school use from lot 
1, allowing Lot 1 to revert to the uses permitted under the RU-2 zoning district and a reduction in 
the approved student count from 130 to 80.  
 
(2) NON-USE VARIANCE to permit the existing day care center to setback a minimum of 30.84’ 
(50’ required) from the rear (west) property line and a minimum of 15’ (50’ required) from the 
interior side (north) property line.  
 
(3) NON-USE VARIANCE to permit the existing day care center with 5 parking spaces (7 
spaces required).  
 
(4) NON-USE VARIANCE to permit the existing day care center with 0 auto stacking (5 
required).  
 
The aforementioned plans are on file and may be examined in the Department of Regulatory 
and Economic Resources. Plans may be modified at public hearing.  
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LOCATION: 1184 NE 151 Street, Miami-Dade County, Florida. 

SIZE OF PROPERTY: 0.66 Acre 

Department of Regulatory and 
Economic Resources  
Recommendation:    Approval with conditions. 

Protests:                     0   __     Waivers:                   0 __       ____  

APPROVED:       DENIED WITH PREJUDICE: 

DENIED WITHOUT PREJUDICE: DEFERRED 

2. ALFA Y OMEGA LA HERMOSA, CORP.    Z2024000101  Area 08/District 02 

The applicant is requesting a special exception to allow the expansion of an existing religious 
facility onto additional property to the east, and to modify a condition of a prior resolution to 
allow the applicant to submit revised plans showing the religious facility expanding onto 
additional property to the east and to show an existing congregation hall addition. Additionally, 
the applicant seeks to allow the addition to the existing religious facility to setback less than 
required from property line and to allow for additional parking to be within 25’ of NW 23 Avenue.  

1. SPECIAL EXCEPTION to permit the expansion of the religious facility onto additional
property to the east.

2. MODIFICATION of condition #2 of Resolution #4-ZAB-351-86, passed and adopted by
Community Zoning Appeals Board, and reading as follows:

From: “6. That in the approval of the plan, the same be substantially in accordance with that 
submitted for the hearing entitled “Holy Hill of Zion”, prepared by S. H. F., dated 2-6-86.”  

To: “6. That in the approval of the plan, the same be substantially in accordance with that 
submitted for the hearing entitled “Plans to obtain a Certificate of Use for an existing church in 
North Miami” as prepared by Joaquin Montesino, P.E., consisting of sheets A-1.0, A-2.0, SP-1 
and SP-1.1 consisting of four (4) sheets, and sheets LP-1 and LP-2 entitled “Alfa Y Omega” as 
prepared by Biolandis Landscape Architects and Contractors, consisting of two (2) sheets, all 
dated stamped received 9/26/2025, for a total of 6 sheets.”  

The purpose of request #2 is to allow the applicant to submit revised plans showing the religious 
facility expanding onto additional property to the east and to show an existing congregation hall 
addition.  

3. NON-USE VARIANCE to permit the existing religious facility to setback a minimum of 17.66’
(25’ required) from the side street (north) property line, setback a minimum of 6.33’ (50’
required) from the interior side (south) property line and be spaced less than 75’ from an
existing residential building to the south.

4. NON-USE VARIANCE to permit parking area within 25’ of an official right-of-way (not
permitted).
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The aforementioned plans are on file and may be examined in the Department of Regulatory 
and Economic Resources. Plans may be modified at public hearing. 
  
LOCATION: 10055 NW 23 Avenue and 2270 NW 101 Street, Miami-Dade County, Florida.  
 
SIZE OF PROPERTY: ±0.55 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/






 

 

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

  
 PH: Z22-252   February 4, 2026  

Item No. A 
 

Recommendation Summary 
Commission District 2 
Applicant Agustin Fernandez, Ayin Cepero and Swany Fernandez 
Summary of 
Requests 

The applicants seek to allow an existing single-family residence with a 
covered terrace addition to setback less than required from the interior 
side property line. Additionally, the applicants seek to allow 2 existing 
detached storage sheds on the property where only 1 is permitted by 
Code, and to allow one of the detached shed with an attached terrace 
to setback less than required from the rear and interior side property 
lines.    

Location 10420 NW 35 Place, Miami-Dade County, Florida 
Property Size 0.17 Acre 
Existing Zoning RU-1, Single-Family Residential District 
Existing Land Use Single-family residence 
2030-2040 CDMP 
Land Use  
Designation  

Low Density Residential, 2.5 to 6 dua 
(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 unable to be heard at the January 7, 2025, meeting of Community Zoning 
Appeals Board (CZAB) #8 due to a lack of quorum. 
 
The public hearing on this item was not held. 
 
REQUESTS:  
  
(1) NON-USE VARIANCE to permit an existing single-family residence with a covered terrace 

addition to setback a minimum of 4.3’ (7.5’ required) from the interior (north) property line. 
 
2) NON-USE VARIANCE to permit two (2) existing detached storage shed structures on the 

subject property (maximum 1 accessory use structure permitted for a single-family residence). 
 
3) NON-USE VARIANCE to permit an existing detached storage structure #2 with an attached 

terrace to setback a minimum of 4.2’ (5’ required) from the rear (west) property line, and to 
setback a minimum of 6.4’ (7.5’ required) from the interior side (south) property line. 

 
Plans are on file and may be examined in the Department of Regulatory and Economic 
Resources, entitled, “Public Hearing” as prepared by Arshad Viqar, dated stamped received 
9/18/2025, and consisting of a total of 4 sheets. Plans may be modified at public hearing. 
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PROJECT HISTORY AND DESCRIPTION:    
 
The submitted plans show an existing one (1)-story, 1,868 sq. ft. single-family residence with an 
existing covered terrace addition and located on a interior lot. The property also includes two (2) 
detached accessory use structures located towards the rear of the 0.17-acre subject site, with the 
storage structure #2 also having an attached terrace. The single-family residence with its covered 
terrace addition is setback 4.3’ from the interior side (north) property line where a minimum of 7.5’ 
is otherwise required by code, and the detached storage structure #2 with an attached terrace 
addition encroaching by a minimal 0.8’ into the rear and by 1.1’ into the interior side setback areas.  
Additionally, the applicants also seek to legalize having 2 detached storage sheds on the property 
where only 1 is otherwise permitted by Code. The submitted plans, photos, and the County’s 
Geographical Information System (GIS) aerial map indicate an existing 6’ high metal fence located 
along the rear and interior side property lines of the subject property. 
 

NEIGHBORHOOD CHARACTERISTICS  

                            Zoning and Existing Use                   Land Use Designation  
Subject Property  RU-1; single-family residence   Low Density Residential  

(2.5 to 6 dua) 
North  RU-1; single-family residence   Low Density Residential  

(2.5 to 6 dua) 
South  RU-1; single-family residence  Low Density Residential  

(2.5 to 6 dua) 
East   RU-1; single-family residence   Low Density Residential  

(2.5 to 6 dua) 
West  RU-1; single-family residence Low Density Residential  

(2.5 to 6 dua) 
  
NEIGHBORHOOD COMPATIBILITY:  
  
The subject property consists of an existing single-family residence that is on a 7,490 sq. ft., RU-
1, Single-Family Residential District, zoned interior lot and located at 10420 NW 35 Place. The 
surrounding area is characterized by existing single-family residences, also developed under the 
RU-1, Single-Family Residential District regulations.   
  
SUMMARY OF THE IMPACTS:  
 
Approval of this application will allow the applicant the continued maintenance of 2-storage sheds 
on the property, and legalize reduced setbacks for the existing principal residence, as well as for 
one of the storage shed structures. Staff opines that since the rear yard area is enclosed with a 
6’ high metal fence along the rear and both the interior side property lines, any visual impacts that 
the single-family residence and the 2-detached storage sheds may have on the surrounding 
properties is minimal and would be sufficiently mitigated. 
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COMPREHENSIVE DEVELOPMENT MASTER PLAN ANALYSIS:   
  
The 0.17-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. Staff opines that the approval of the requests sought in the application legalizing 2-
sheds, and for reduced setbacks for the existing residence and for one of the detached storage 
structures located on the property will not add additional dwelling units to the site beyond what 
is allowed by the LUP map of the CDMP.  Since the applicants are not requesting to add 
additional dwelling units or change the single-family detached use on the property, staff opines 
that approval of the application with conditions would be consistent with the Low Density 
Residential Communities designation of the CDMP LUP map. 
  
ZONING ANALYSIS: 
 
When the requests to permit an existing single-family residence with a covered terrace addition 
to setback a minimum of 4.3’ (7.5’ required) from the interior side (north) property line (request 
#1), and the request to permit two (2) detached accessory structures (maximum 1 accessory use 
structure permitted for a single family residence) (request #2), and the existing detached storage 
structure #2 with an attached terrace to setback 4.2’ (5' required) from the rear (west) and to 
setback a minimum of 6.4’ (7.5’ required) from the interior side (south) property lines (request #3), 
are 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. 
 
The plans submitted in conjunction with this application depict the existing single-family residence 
with an attached covered terrace on an interior lot, and two detached accessory use structures 
located towards the rear of the subject property. The applicants seek approval for the 2 detached 
storage sheds where only 1 is otherwise permitted on the property by Code. Additionally, the 
existing single-family residence encroaches into the interior side setback area, whereas the 
detached storage structure #2 with an attached terrace is located closer to both the rear and 
interior side property lines than is permitted under the zoning standards. Staff supports the 
requests and opines that approval with conditions of these non-use variances would maintain the 
basic intent and purpose of the zoning, subdivision and other land use regulations. Staff notes 
from plans, survey map and photographs submitted by the applicants as well as the County’s 
Geographic Information System (GIS) that any impact of the requests are adequately mitigated 
by the existing 6’ high metal fence located along the rear and both the interior side property lines 
of the subject property, which, staff opines, buffers any visual intrusion of the encroachments on 
the surrounding properties, especially to the parcels to the north, south  and west of the subject 
property. Staff further opines that the existing encroachments by the single-family residence and 
detached shed #2 are minimal in nature and internal to the site that is enclosed from view from 
the outside by the metal fences, and any significant visual impacts generated from the reduced 
setbacks on the properties to the north, south and west would be further mitigated by the 6’ high 
fence that separates the site from the adjacent properties. Staff recommends as a condition for 
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approval that the said metal fence along the rear and both the 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 maximum height of 6’, or a fence with a hedge 3’ high at the time of planting, 
which shall grow to and be maintained at a minimum height of 6,’ in accordance with Section 33-
11(h) of the County Code. 
 
Staff’s research of the surrounding area did find a similar approval within the neighborhood for 
variances of the setback requirements for detached accessory structures located at 10368 NW 
35 Avenue, as stated in RESO# CZAB 8-9-00 which approved a Non-Use variance for setback 
requirements to permit an existing open porch addition to a single-family residence to setback 12’ 
(25’ required) from the front property line and a bedroom and metal roof addition to setback 6.1’ 
(25’ required) from the rear (west) property line and a Non-Use variance of setback requirements 
to permit a utility building to setback 4’ (5’ required) from the rear (west) property line. 
Notwithstanding, staff notes that based on memoranda from the departments reviewing this 
application, any impacts from the reduced setbacks 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 
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 no objections and would not create a fire or become a hazard on the 
subject site. Furthermore, staff opines that the architectural style and scale of the single-family 
residence and the two (2) detached accessory use structures are 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 under Section 33-311(A)(4)(b), the Non-Use Variance (NUV) From Other Than 
Airport Regulations Standards. 
 
ACCESS, CIRCULATION AND PARKING: Not applicable.  
  
NEIGHBORHOOD SERVICES PROVIDER REVIEW: See attached.  
  
RECOMMENDATION:   
 
Approval with conditions.  
  
CONDITIONS FOR APPROVAL:    
  
1. That a site plan be submitted to and meet with the approval of the Director of the Department 

of Regulatory and Economic Resources upon the submittal of an application for a building 
permit and/or Certificate of Use; said plan must include among other things but not be limited 
to, location of structure or structures, exits and entrances, drainage, walls, fences, landscaping, 
and other requirements. 
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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, “Public Hearing” as prepared by Arshad Viqar, dated stamped received 
9/18/2025, and consisting of 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 applicants obtain a building permit for all non-permitted structures, if applicable, from 

the Department of Regulatory and Economic Resources.  
 
5. That the 6’ high metal fence along the rear and interior side property lines of the subject 

property be maintained as a visual buffer, and that if the wall is removed or destroyed, the 
applicant shall install a cbs wall, opaque fence or hedge that must be 3’ high at the time of 
planting and that shall grow to and be maintained at a minimum height of 6’ in accordance with 
Section 33-11(h) of the County Code. 

 
 
ES:JB:SS:JH 
 
  
  
____________________________ 
Eric Silva, AICP, Assistant Director  
Development Services Division  
Miami-Dade County Department of  
Regulatory and Economic Resources  



 

 

ZONING RECOMMENDATION ADDENDUM 
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NEIGHBORHOOD SERVICES PROVIDER COMMENTS*  

Division of Environmental Resources Management (RER)  No objection  
Platting and Traffic Review Section (RER)  No objection  
Fire Rescue Department  No objection  
Water and Sewer Department (WASD)  No objection 
Building and Neighborhood Compliance (BNC)  No objection  
*Subject to conditions in their memorandum.  

  
COMPREHENSIVE DEVELOPMENT MASTER PLAN (CDMP) OBJECTIVES,  

POLICIES AND INTERPRETATIVE TEXT  
  

Low Density 
Residential 
(Pg. I-31) 

The Adopted 2020 and 2030 Land Use Plan designates the subject property as being within the Urban 
Development Boundary for Low Density Residential. 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 

 

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. 33-49. 
- Table of 
minimum 
widths, 
area of lots, 
maximum 
lot 
coverage, 
and 
minimum 
building 
sizes 

District Families Min. 
Width 

Min. Lot 
Area 
(Sq. Ft.) 

Max. Lot 
Coverage 
(% of Lot 
Area) 

Min. Bldg. 
Size 
(Cu. Ft.) 

District Families Min. 
Width 

Min. Lot Area 
(Sq. Ft.) 

Max. Lot 
Coverage 
(% of Lot 
Area) 

Min Bldg. Size (Cu Ft) 

RU-1 

1 

New 
sub.-
75' 

7,500 40% 8,500 

 

Sec. 33-50. 
- Table of 
setback 
lines in 
residential 
and estate 
districts. 
 

District/ 
Families 

Front (Ft.) Rear (Ft.) Interior 
Side (Ft.) 

Side Street (Ft.) 

RU-1: 
 One 

15 for 50% of 
the lineal 
footage of the 
width of the 
house and 25 
for balance; 
except 20 for 
attached 
garages 

15 for 50% of 
the lineal 
footage of 
the width of 
the house 
and 25 for 
balance 

10% lot 
width 
min.—5' 
max.—
7½' 

15 

 





















                                                    Memorandum  

 

  

 

__________________________________________________________________________________ 

Miami Dade County has performed an environmental review of the above referenced zoning application 

for compliance with the requirements of Chapter 24 of the Miami-Dade County Code (the Code) for 

potable water service and wastewater disposal. Based on the information provided, this zoning 

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

wastewater disposal.  

 

Potable Water Service and Wastewater Disposal 

According to RER records, the property is currently connected to the public water supply system and is 

served by an onsite sewage treatment and disposal system (OSTDS) as a means for the disposal 

of domestic liquid waste. Furthermore, pursuant to section 24-43.4 of the Code and based on the 

information submitted with this application RER staff has determined that public sewer lines are not 

located within feasible distance to the subject site. Pursuant to the Code, all structures being legalized 

are required to connect to public water and the OSTDS to the extent that they have plumbing connections 

for potable water and/or wastewater. 

 

Conditions of Approval: None 

 

Water Control Review 

Stormwater shall be retained on site utilizing designed seepage or infiltration drainage system. Drainage 

plans shall provide for full on-site retention of the stormwater runoff. 

 

Conditions of Approval: None 

 

Tree Preservation Review 

An aerial review of the subject property indicates the presence of tree resources; however, the site plan 

entitled “Public Hearing” prepared by Arshad Viqar, P.E., and dated as received by Miami-Dade County 

on March 03, 2025, was submitted with the subject application and indicates that tree resources onsite 

will not be removed. Please note that a Miami-Dade County Tree Permit is required prior to the removal 

Date: December 19, 2025 
  
To: Lourdes M. Gomez, AICP, Director 

Department of Regulatory and Economic Resources (RER) 
  
From: Christine Velazquez, Division Chief  

Department of Regulatory and Economic Resources (RER) 
 

  
Subject: Z2022000252-3rd Review 
 Agustin Fernandez, Ayin Cepero and Swany Fernandez 
 10420 NW 35th Place 
 NUV for setbacks requirements. Legalizing several structures at 

single-family residence 
 (RU-1) (0.172 acres) 
 33-52-41 
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and/or relocation of any tree that is subject to the tree preservation and protection provisions of the Code. 

Projects and permits shall comply with the requirements of sections 24-49.2 and 24-49.4 of the Code.  

 

In accordance with section 24-49.9 of the Code, all plants prohibited by Miami-Dade County shall be 

removed from all portions of the property prior to development, or redevelopment and developed parcels 

shall be maintained to prevent the growth or accumulation of prohibited species. Please contact Jackelyn 

Alberdi at Jackelyn.Alberdi@miamidade.gov regarding any additional information or concerns with this 

review. 

 

Conditions of Approval: None 

 

DERM Enforcement History Review 

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

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

 

Concurrency Review Summary 

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

same meets all applicable LOS standards for an initial development order as specified in the adopted 

CDMP for potable water supply, wastewater disposal, and flood protection. This concurrency approval is 

valid only for this initial development order. Pursuant to Chapter 33G of the Code, a final concurrency 

statement will be issued at the time of final development order.  

 

If you have any questions concerning the comments or wish to discuss this matter further, please contact 

Ninfa Rincon at (305) 372-6764. 

 

cc: Eric Silva, Department of Regulatory and Economic Resources 
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  Item No. B 
 

Recommendation Summary 
Commission District 2 
Applicant Kerwin Hankerson 
Summary of Requests The applicant seeks to permit an existing covered terrace addition to a 

single-family residence to setback less than required from the interior 
side and rear property lines. Additionally, the applicant seeks approval 
for an existing detached accessory shed structure that is located closer 
to the interior side property line than required by Code. 

Location 1131 NW 89 Street, Miami-Dade County, Florida. 
Property Size ±0.21 Acre 
Existing Zoning RU-1 
Existing Land Use Single-family residence district, 7,500 sq. ft. net 
2030-2040 CDMP  
Land Use Designation  

Low Density Residential, 2-5 to 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 Variance Standards  
(see attached Zoning Recommendation Addendum) 

Recommendation Approval with conditions. 
 
This application was deferred from the December 15, 2025, meeting of Community Zoning Appeals 
Board (CZAB) #8 in order to allow the applicant to be present at the next meeting. Subsequently, 
this application was unable to be heard at the January 7, 2025, meeting of CZAB #8 due to a lack 
of quorum. 
 
The public hearing on this item was not held. 
 
REQUESTS: 
 
(1) NON-USE VARIANCE to permit an existing covered terrace addition to a single-family 

residence to setback a minimum of 20.2’ (15’ required for 50% of the lineal width of the house 
and 25’ required for the balance) from the rear (north) property line, and to setback 2.9’ (7.5’ 
required) from the interior side (west) property line. 

 
(2) NON-USE VARIANCE to permit an existing detached shed to setback a minimum of 3.7’ (7.5’ 

required) from the interior (east) property line.  
 
Plans are on file and may be examined in the Department of Regulatory and Economic Resources, 
entitled “Public hearing”, as prepared by Arshad Viqar, dated stamped received 9/5/2025, 
consisting of 4 sheets. Plans may be modified at public hearing. 
 
PROJECT DESCRIPTION: 
 
The submitted plans show an existing one (1)-story, 3,028 sq. ft. single-family residence with 
attached covered terrace on an interior lot, with an existing detached metal shed located towards 
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the rear of the 0.21-acre subject property that fronts along NW 89 Street. The applicant seeks to 
permit the principal residence with its covered terrace encroaching into the interior side (west) and 
rear (north) setback areas. The applicant is also seeking to permit the existing detached metal 
shed to setback less than required from the interior side (east) property line. The submitted plans, 
photos, and the County’s Geographical Information System (GIS) aerial map indicate an existing 
6’ high metal fence located along both the interior side property lines, as well as a 4’ high chain-
link fence buffered with shrubs located along the rear property line of the subject property. 
 

NEIGHBORHOOD CHARACTERISTICS 
Zoning and Existing Use Land Use Designation 

Subject Property RU-1; single-family residence Low Density Residential (2.5 to 6 dua) 
North RU-1; single-family residences Low Density Residential (2.5 to 6 dua) 
South RU-1; single-family residences Low Density Residential (2.5 to 6 dua) 
East RU-1; single-family residence 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 0.21-acre subject property consists of an existing single-family residence that is located on 
a RU-1, Single-Family Residential District, on an interior lot, located at 1131 NW 89 Street. The 
surrounding area is characterized by existing single-family residences, also developed under the 
RU-1, Single-Family Residential District regulations. 
 
SUMMARY OF THE IMPACTS: 
 
Approval of this application will allow the applicant to legalize reduced setbacks for the existing 
principal residence and detached shed that is located on the subject site. Staff opines that since 
the rear yard area is enclosed with a 6’ high metal fence along the interior side property lines, and 
a 4-foot-high chain link fence that is buffered with shrubs along the rear property line, any visual 
impact that the existing residence and shed may have on the surrounding properties is minimal 
and would be sufficiently mitigated.  
 
COMPREHENSIVE DEVELOPMENT MASTER PLAN ANALYSIS: 

 
The ±0.21-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; “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.” Staff opines that the approval of the requests for reduced setbacks sought in the 
application for the existing residence and detached shed located on the property will not add 
additional dwelling units to the site beyond what is allowed by the LUP map of the CDMP.  Since 
the applicant is not requesting to add additional dwelling units or change the single-family 
detached use on the property, staff opines that approval of the application with conditions would 
be consistent with the Low Density Residential Communities designation of the CDMP LUP map.  
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ZONING ANALYSIS: 
 
When the requests to permit an existing covered terrace addition to a single-family residence to 
setback a minimum of 20.2’ (15’ required for 50% of the lineal width of the house and 25’ required 
for the balance) from the rear (north) property line, and to setback 2.9’ (7.5’ required) from the 
interior side (west) property line (request #1), and to permit an existing detached shed to setback 
a minimum of 3.7’ (7.5’ required) from the interior side (east) property line (request #2), are 
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.  

 
The plans submitted in conjunction with this application depict the existing single-family residence 
on an interior lot with an attached terrace addition towards its rear that encroaches into the rear 
and interior side (west) property lines. Staff notes that the County Geographical Information 
System (GIS) shows that the existing terrace addition to the principal residence was built around 
2021. The plans also indicate an existing detached accessory metal shed structure located 
towards the rear of the subject property that encroaches into the interior side (east) property line 
than is permitted under the zoning standards. Staff supports the requests and opines that 
approval with conditions of these non-variances would maintain the basic intent and purpose of 
the zoning, subdivision and other land use regulations. Staff further opines that any existing visual 
impact of these setback encroachments for requests #1 and #2 is mitigated by the existing 6’ high 
metal fence along the side property lines and 4’ high chain-link fence with landscape hedges with 
a total height of approximately 6’ planted against it along the rear property line. Staff recommend 
as a condition for approval that the said fences along the rear and interior side property lines be 
maintained as a visual buffer, and, if either the fence is destroyed or removed, it must be replaced 
by a fence in accordance with Section 33-11(h) of the County Code. 
 
Staff’s research of the surrounding area found similar approvals within the neighborhood for 
variances of the setback requirements for single-family residences and their accessory structures. 
For example, a property located at 1071 NW Little River Drive was approved under Resolution 
#CZAB8-4-03 for a variance to permit a single-family residence setback 24.6’ from the front 
(south) property line (25’ required), permit a garage addition setback 12.5’ (25’ required) from the 
rear (north) property line, and to permit a family room addition to setback a minimum of 20’ (25’ 
required) from the rear (north) property line. Similarly, the property located at 8925 NW 9 Avenue 
was approved under Resolution #2-ZAB-406-62 for a variance to permit a bedroom addition to a 
single family residence to set back 15’ (25’ required) from rear (east) property line. Furthermore, 
staff opines that the architectural style and scale of the existing residence and the detached metal 
shed are 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. As such, staff recommends approval with 
conditions of the application under Section 33-311(A)(4)(b), Non-Use Variances Standards 
From Other Than Airport Regulations. 

 
ACCESS, CIRCULATION AND PARKING: Not applicable. 

 
NEIGHBORHOOD SERVICES PROVIDER REVIEW: See attached. 

 
OTHER: Not applicable. 
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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 “Public hearing”, as prepared by Arshad Viqar, dated stamped received 
9/5/2025, consisting of 4 sheets. 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 applicant obtains a building permit for all non-permitted structures, if applicable, from 

the Department of Regulatory and Economic Resources. 
 
5. That the 6’ high metal fence along both the interior side property lines and the 4’ high chain-

link fence buffered with hedges located along the rear property line be maintained as a visual 
buffer, and that if removed or destroyed, the applicant shall install a similar fence in accordance 
with Section 33-11(h) of the County Code. 

 
ES:JB:SS:PM 
 
 
 
 
__________________________ 
Eric Silva, AICP, Assistant Director 
Development Services Division 
Miami-Dade County Department of  
Regulatory and Economic Resources 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

ZONING RECOMMENDATION ADDENDUM 
Kerwin Hankerson 

PH: Z23-072 

 
NEIGHBORHOOD SERVICES PROVIDER COMMENTS 

Division of Environmental Resource Management (RER) 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 
*Subject to conditions in their memorandum. 

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

 

PERTINENT ZONING REQUIREMENTS/STANDARDS 
 

Section 33- Upon appeal or direct application in specific cases, the Board shall hear and grant applications 
311(A)(4)(b) for non-use variances from the terms of the zoning and subdivision regulations and may grant 
Non-Use a non-use variance upon a showing by the applicant that the non-use variance maintains the 
Variances From basic intent and purpose of the zoning, subdivision and other land use regulations, which is to 
Other Than protect the general welfare of the public, particularly as it affects the stability and appearance of 
Airport the community and provided that the non-use variance will be otherwise compatible with the 
Regulations. surrounding land uses and would not be detrimental to the community. No showing of 

 unnecessary hardship to the land is required. 

 

The Adopted 2030 and 2040 Land Use Plan designates the subject property as being within the 
Urban Development Boundary for Low Density Residential. 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. 

Low 
Density 
Residential 
(Pg. I-29) 



 

 

Section 
33-50 

The minimum setback distances and spacing requirements in residential and estate districts 
shall be as follows: 
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Item No. C 
 

 
This application was unable to be heard at the January 7, 2025, meeting of Community Zoning 
Appeals Board (CZAB) #8 due to a lack of quorum. 
 
The public hearing on this item was not held. 
 
REQUESTS: 
 
(1) NON-USE VARIANCE to permit an existing single-family residence to setback a minimum of 

2.5' (7.5' required) from the interior side (west) property line. 
 
(2) NON-USE VARIANCE to permit an existing detached gazebo structure to setback a minimum 

of 6.7' (7.5' required) from the interior side (west) property line. 
 
Plans are on file and may be examined in the Department of Regulatory and Economic 
Resources, entitled, “Public Hearing - Beatriz Valencia”, as prepared by Arshad Viqar, consisting 
of 3 sheets dated stamped received 5/17/2023, and Sheet SP-1 dated stamped received 
6/4/2025, for a total of 4 sheets. Plans may be modified at public hearing. 
 
PROJECT DESCRIPTION:   
 
The submitted plans show an existing one (1)-story, 1,624 sq. ft. single-family residence on an 
interior lot, with an existing detached gazebo structure located towards the rear of the principal 

Recommendation Summary 
Commission District 2 
Applicant Beatriz Eugenie Valencia Pabon & Diego Buendia 
Summary of 
Requests 

The applicants seek to allow an existing single-family residence with 
additions to setback less than required from the interior side property 
line. Additionally, the applicant also seeks to permit an existing 
detached gazebo structure to setback less than required from the 
interior side property line than permitted by Code. 

Location 112 NW 158 Street , Miami-Dade County, Florida. 
Property Size 0.92 Acre 
Existing Zoning RU-1, Single-Family Residential District, 7,500 sq. ft.  
Existing Land Use Single-Family Residence 
2030-2040 CDMP 
Land Use  
Designation  

Low Density Residential, 2.5 to 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. 
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residence and on the side of the large 0.92-acre subject property that fronts along NW 158 Street. 
The existing single-family residence encroaches 5’ into the interior side (west) setback area, 
whereas the existing detached gazebo structure encroaches a minimal 0.8’ into the interior side 
(west) setback area. The submitted plans, photos, and the County’s Geographical Information 
System (GIS) aerial map indicate the existing 6’ high wood and chain-link fences with heavy 
landscaping in the form of trees and hedges located along the property lines. 
 

NEIGHBORHOOD CHARACTERISTICS 
                                    Zoning and Existing Use                 Land Use Designation 

Subject Property RU-1; single-family residence Low Density Residential  
(2.5 to 6 dua) 

North RU-1; single-family residence Low Density Residential  
(2.5 to 6 dua) 

South RU-1; single-family residence Low Density Residential  
(2.5 to 6 dua) 

East  RU-1; single-family residence  Low Density Residential  
(2.5 to 6 dua) 

West RU-1; single-family residence Low Density Residential  
(2.5 to 6 dua) 

 
NEIGHBORHOOD COMPATIBILITY: 
 
The subject property consists of an existing single-family residence that is on a 40,128 sq. ft., RU-
1, Single-Family Residential District, zoned interior lot, located at 112 NW 158 Street. The 
surrounding area is characterized by existing single-family residences, also developed under the 
RU-1, Single-Family Residential District regulations. 
 
SUMMARY OF THE IMPACTS: 
 
Approval of this application will allow the applicant to legalize reduced setbacks for an existing 
single-family residence and a detached gazebo structure that is located on the subject property. 
Staff opines that since the rear yard area is enclosed with the existing 6’ high wood and chain-
link fences, along with landscaping in the form of hedges located along the property lines, any 
visual impact that the single-family residence and detached gazebo may have on the surrounding 
properties is minimal and would be sufficiently mitigated. 
 

COMPREHENSIVE DEVELOPMENT MASTER PLAN ANALYSIS:  
 
The 0.92-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. Staff opines that the approval of the requests for reduced setbacks sought in the 
application for an existing single-family residence and detached gazebo will not add additional 
dwelling units to the site beyond what is allowed by the LUP map of the CDMP.  Since the 
applicants are not requesting to add additional dwelling units or change the single-family detached 
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use on the property, staff opines that approval of the application with conditions would be 
consistent with the Low Density Residential Communities designation of the CDMP LUP map. 
 
ZONING ANALYSIS:  
 
When the requests to permit an existing single-family residence to setback a minimum of 2.5' (7.5' 
required) from the interior side (west) property line (request #1), and to permit an existing 
detached gazebo structure to setback a minimum of 6.7' (7.5' required) from the interior side 
(west) property line (request #2), are 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. 
 
The plans submitted in conjunction with this application depict the existing single-family residence 
on an interior lot, with an existing detached gazebo structure located towards the rear of the 
principal residence and to the side of a large rear yard that includes an existing swimming pool. 
The single-family residence encroaches into the interior side setback area, whereas the detached 
terrace structure is located closer to the interior side property line than is permitted under the 
zoning standards. Staff supports the requests and opines that approval with conditions of these 
non-variances would maintain the basic intent and purpose of the zoning, subdivision and other 
land use regulations. Staff notes from plans and photographs submitted by the applicants as well 
as the County’s Geographic Information System (GIS) that any impact of the request is 
adequately mitigated by existing heavily landscaping and shade trees, as well as the existing 6’ 
high wood and chain-link fences with hedges located along the interior side (west) property. Staff 
opines that the existing encroachments by the single-family residence and detached terrace 
structure are internal to the site, and would be adequately mitigated by the aforementioned 
existing combination of the existing 6’ high wood and chain-link fences with hedges located along 
the interior side (west) property line as well as the existing heavy landscaping, which, staff opines, 
buffers any visual intrusion of the encroachments on the surrounding properties, especially to the 
parcels to the north and west of the subject property. Staff recommends as a condition for 
approval that the said existing 6’ high wood and chain-link fences with hedges located along the 
interior side (west) property line of the subject site be maintained as a visual buffer, and, if either 
fence is destroyed or removed, it must be replaced by an opaque fence or CBS wall  at a maximum 
height of 6’, or a fence with a hedge 3’ high at the time of planting, which shall grow to and be 
maintained at a minimum height of 6,’ in accordance with Section 33-11(h) of the County Code. 
 
Staff’s research of the surrounding area did not find similar approvals within the neighborhood for 
variances of the setback requirements for single-family residences and detached terrace 
structures. Notwithstanding, staff notes that based on memoranda from the departments 
reviewing this application, any impacts from the reduced setbacks 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 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 no objections. Furthermore, staff opines that the 
architectural style and scale of the single family residence and detached gazebo structure are 
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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 under Section 33-311(A)(4)(b), the Non-Use 
Variance (NUV) From Other Than Airport Regulations Standards.  
 

 ACCESS, CIRCULATION AND PARKING: Not applicable. 
 
NEIGHBORHOOD SERVICES PROVIDER REVIEW: See attached. 
 
RECOMMENDATION:  Approval with conditions. 
 
CONDITIONS FOR APPROVAL:   
 
1. That a site plan be submitted to and meet with the approval of the Director of the Department 

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

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

for the hearing entitled, “Public Hearing Beatriz Valencia”, as prepared by Arshad Viqar, dated 
stamped received 2/5/2025 and 2 sheets dated stamped received 5/17/23 consisting of a total 
of 3 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 
confirm 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 applicants obtain a building permit for all non-permitted structures, if applicable, from 

the Department of Regulatory and Economic Resources. 
 
5. That the existing 6’ high wood and chain-link fences with hedges located along the interior 

side (west) property line of the subject site, be maintained as a visual buffer, and that if the 
existing fences are removed or destroyed, the applicant shall install a cbs wall or opaque 
fence at 6’ in height  or chain- link fence with a hedge 3’ high at the time of planting, which   
shall grow to and be maintained at a minimum height of 6’, in accordance with Section 33-
11(h) of the County Code. 

 
ES:JB:SS:JH 
 
 
 
_________________________ 
Eric Silva, AICP, Assistant Director 
Development Services Division 
Miami-Dade County Department of  
Regulatory and Economic Resources 
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ZONING RECOMMENDATION ADDENDUM 
Beatriz Eugenie Valencia Pabon Diego Buendia 

PH: Z23-126 
 

 
 
 

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

 

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

Low Density 
Residential 
(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. 
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                                                    Memorandum  

 

  

Date: December 19, 2025 
  
To: Lourdes M. Gomez, AICP, Director 

Department of Regulatory and Economic Resources (RER) 
  
From: Christine Velazquez, Division Chief  

Department of Regulatory and Economic Resources (RER) 
 

  
Subject: Z2023000126-3rd Review 
 Beatriz Eugenie Valencia Pabon & Diego Buendia 
 112 NW 158th Street 
 NUV for setbacks requirements. Applicant seeks to legalize an 

open terrace at rear of house  
 (RU-1) (0.92 acres) 
 13-52-41 

__________________________________________________________________________________ 

Miami Dade County has performed an environmental review of the above referenced zoning application 

for compliance with the requirements of Chapter 24 of the Miami-Dade County Code (the Code) for 

potable water service and wastewater disposal. Based on the information provided, this zoning 

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

wastewater disposal.  

 

Potable Water Supply and Wastewater Disposal 

According to RER records, the property is currently connected to the public water supply system and is 

served by an onsite sewage treatment and disposal system (OSTDS) as a means for the disposal 

of domestic liquid waste. Furthermore, pursuant to section 24-43.4 of the Code and based on the 

information submitted with this application RER staff have determined that public sewer lines are not 

located within feasible distance to the subject site. Pursuant to the Code, the structure to be legalized is 

required to connect to public water and to the OSTDS to the extent that it will have plumbing connections 

for potable water and/or wastewater. 

Conditions of Approval: None 

Tree Preservation Review 

While an aerial review of the subject property indicates the presence of tree resources, it does not appear 

that the request to legalize the existing structure and the variance for side setbacks will result in the 

removal of these tree resources. Please note that a Miami-Dade County Tree Permit is required prior to 

the removal and/or relocation of any tree that is subject to the tree preservation and protection provisions 

of the Code. Projects and permits shall comply with the requirements of Sections 24-49.2 and 24-49.4 of 

the Code.  

 

In accordance with section 24-49.9 of the Code, all plants prohibited by Miami-Dade County shall be 

removed from all portions of the property prior to development, or redevelopment and developed parcels 

shall be maintained to prevent the growth or accumulation of prohibited species. Please contact Jackelyn 

Alberdi at Jackelyn.Alberdi@miamidade.gov for additional information or concerns regarding this review. 
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Conditions of Approval: None 

DERM Enforcement History Review 

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

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

 

Concurrency Review Summary 

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

same meets all applicable LOS standards for an initial development order as specified in the adopted 

CDMP for potable water supply, wastewater disposal, and flood protection. This concurrency approval is 

valid only for this initial development order. Pursuant to Chapter 33G of the Code, a final concurrency 

statement will be issued at the time of final development order.  

 

If you have any questions concerning the comments or wish to discuss this matter further, please contact 

Ninfa Rincon at (305) 372-6764. 

 

cc: Eric Silva, Department of Regulatory and Economic Resources 
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PH: Z24-091   February 4, 2026 

Item No. D 

 

Recommendation Summary 
Commission District 2 
Applicant The Arbour Townhouse Condominium Association, Inc. 
Summary of 
Requests 

The applicant seeks to modify the condition of a previously approved 
resolution, in order to submit a new site plan reflecting an existing 
covered terrace addition to one unit of an existing multi-family 
structure located on the subject site. Additionally, the applicant seeks 
to allow the covered terrace addition to setback less than required 
from the interior side property line than permitted by Code. 

Location 14216 NE 3 Court Unit: 9-D, Miami-Dade County, Florida 
Property Size ±0.29-gross (±0.24-net) Acre 
Existing Zoning RU-3M, Minimum Apartment House District 
Existing Land Use Multi-family residence unit 
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)(7), Generalized Modification Standards. 
Section 33-311(A)(4)(b) Non-Use Variances From Other Than 
Airport Regulations. (see attached Zoning Recommendation 
Addendum) 

Recommendation Approval with conditions.  
 
This application was unable to be heard at the January 7, 2025, meeting of Community Zoning 
Appeals Board (CZAB) #8 due to a lack of quorum. 
 
The public hearing on this item was not held. 
 
REQUESTS: 
 
(1) MODIFICATION of Condition #3 of Resolution #4-ZAB-441-78, passed and adopted by 

Metropolitan Dade County Zoning Appeals Board, only as it applies to the subject site, and 
reading as follows: 

 
From: “3. That all proposed enclosures and fences not exceed the 6 feet setback from all 

interior side property lines.” 
 

To: “3. That all proposed enclosures and fences do not exceed the 6 feet setback form all 
interior side property lines, except for Unit 9-D, which will not exceed a 4 feet setback 
from the interior side (north) property line.” 

 
The purpose of the request is to allow the applicant to modify a previously approved resolution, 
only as it applies to the subject site, in order to submit a revised site plan showing the existing 
covered terrace addition to one unit of an existing multi-family building. 
 
(2) NON-USE VARIANCE to permit an existing covered terrace addition to one unit of an existing 

multi-family building to setback 4’ (15’ required, 6’ previously approved) from the interior side 
(north) property line. 
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Plans are on file and may be examined in the Department of Regulatory and Economic Resources 
entitled “Rosario Rodriguez”, as prepared by Solver Structural Partnership, Inc., dated stamped 
received 8/28/2025 consisting of 9 sheets.  Plans may be modified at public hearing. 
 
PROJECT DESCRIPTION AND HISTORY: 
 
In December 1978, pursuant to Resolution #4-ZAB-441-78, the subject property was part of a 
multi-family development that was approved by the Metropolitan Dade County Zoning Appeals 
Board to allow enclosures and fences to setback less than required from certain property lines 
than permitted by code.  
 
The applicant now seeks to modify condition #3 of the aforementioned Resolution, only as it 
applies to the subject property, in order to submit revised plans showing the modification to the 
previously approved site plan in the form of a covered terrace addition to one of the units of an 
existing multi-family building. The submitted plans depict the ±0.29-gross (±0.24-net)-acre subject 
property with an existing two (2)-story high multi-family residence, along with the existing covered 
terrace addition that is to be located towards the rear and side of the multi-family structure. 
Additionally, the plans show that the existing covered terrace addition results in an encroachment 
into the interior side setback area than is otherwise permitted by code. The submitted plans, 
photos, and the County’s Geographical Information System (GIS) aerial map indicate an existing 
6’ high wood fence located along the rear (west) and interior side (north) property lines of the 
subject property.  
 

 
NEIGHBORHOOD COMPATIBILITY: 
 
The subject ±0.29-gross (±0.24-net)-acre property is located at 14216 NE 3 Court Unit:9-D and 
consists of an existing 2-story multi-family residence building.  The property is surrounded by 
existing multi-family residence buildings to the north, south and west, whereas single-family 
residences are located to the east of the subject site. 
 
SUMMARY OF THE IMPACTS: 
 
The approval of this application will allow the applicant to legalize a reduced setback and 
maintenance of a covered terrace addition for a unit which is part of a multi-family residence 
structure that would provide a recreational area for one of the multi-family residential units. Staff 
opines that since the rear yard area is enclosed with a 6’ high wood fence along the rear and 
interior side property lines, together with existing landscaping in form of tall hedges, any visual 

NEIGHBORHOOD CHARACTERISTICS 
                                           Zoning and Existing Use             Land Use Designation 

Subject Property RU-3M, multi-family residences Low-Medium Density 
Residential, 6-13 du/ac   

North RU-3M, multi-family residence Low-Medium Density 
Residential, 6-13 du/ac   

South RU-3M, multi-family residence Low-Medium Density 
Residential, 6-13 du/ac   

East  RU-1, single-family residences Low-Medium Density 
Residential, 6-13 du/ac   

West RU-3M, multi-family residences Low-Medium Density 
Residential, 6-13 du/ac   
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impact that the covered terrace addition may have on the surrounding properties is minimal and 
would be sufficiently mitigated. 
 
COMPREHENSIVE DEVELOPMENT MASTER PLAN ANALYSIS:  
 
The ±029-gross (±0.24-net)-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 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. Staff opines that the approval of 
the requests to modify the condition of a previously approved resolution in order to submit revised 
plans that show an existing covered terrace addition to one unit of an existing multi-family building 
with a reduced setback sought in the application will not add additional dwelling units to the site 
beyond what is allowed by the LUP map of the CDMP. Since the applicants are not requesting 
additional dwelling units or changing the multi-family use on the property, staff opines that 
approval of the application with conditions would be consistent with the Low-Medium Density 
Residential designation of the CDMP LUP map.  
 
ZONING ANALYSIS:  
 
When the request to modify condition #3 of Resolution #4-ZAB-441-78, in order to submit a new 
site plan showing an existing covered terrace addition to one of the units of an existing multi-
family building (request #1) is analyzed under the Generalized Modification Standards, Section 
33-311(A)(7), 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. 
 
The plans submitted in conjunction with this application depict the ±0.29-gross (±0.24-net)-acre 
subject property with an existing two (2)-story high multi-family residence, along with the existing 
covered terrace addition that is to be located towards the rear and side of the multi-family 
structure. Additionally, the plans show that the existing covered terrace addition encroaches into 
the interior side setback area. Staff notes that in December 1978, the subject property was 
included in a public hearing that approved setback variances for existing additions to the multi-
family buildings within the development. However, the covered terrace was constructed after that 
hearing and does not comply with the approved condition requiring a 6’ interior side setback for 
all proposed screen enclosures and fences. The applicant now intends to legalize an existing 
covered terrace addition to one unit of an existing multi-family structure which would require 
modification to the previously approved plans to indicate said changes to the existing structure. 
Staff supports the request and opines that the approval with conditions of the applicant’s request 
to modify the previously approved plans will not generate excessive noise or traffic, create other 
hazards to the surrounding area or be incompatible with same, when considering the necessity 
for and reasonableness of the modifications in relation to the present and future development of 
the area concerned. Staff opines that the architectural style and scale of the multi-family residence 
unit with its existing addition are compatible with the surrounding multi-family residence structures 
and with the aesthetic character of the immediate vicinity, and as such, would not be out of 
character or detrimental to the neighborhood and will not have significant visual impact on the 
adjacent properties, and would be compatible with same. 
 
Staff’s research of the surrounding area did not find any similar approvals within the neighborhood 
for variances of the setback requirements for covered terrace additions to any other units of the 



The Arbour Townhouse Condominium Association, Inc. 
Z24-091 
P a g e  | 4 

1/28/2026 

existing multi-family development. Notwithstanding, 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 they have no objections on the subject site. Therefore, staff opines 
that approval with conditions of the requested modification (request #1) would be compatible with 
the area concerned, when considering the necessity and reasonableness of the modifications or 
in relation to the present and future development of the area. Based on the foregoing analysis, 
staff recommends approval with conditions of request #1, under Generalized Modification 
Standards, Section 33-311(A)(7). 
 
When request #2 to permit an existing covered terrace addition to one unit of an existing multi-
family building to setback 4’ (15’ required, 6’ previously approved) from the interior side (north) 
property line (request #2) is analyzed under the Non-Use Variance Standards, Section 33-
311(A)(4)(b), staff opines that approval of this request would be compatible with the surrounding 
area, and would not be detrimental to the neighborhood and would not affect the appearance of 
the community. 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. Staff notes from plans, survey map and photographs submitted by the 
applicants as well as the County’s Geographic Information System (GIS) that any impacts 
generated from the request would be adequately mitigated by the existing 6’ high wood fence 
located along the rear and interior side property lines of the subject property as well as existing 
landscaping in the form of tall hedges, which, staff opines, buffers any visual intrusion of the 
encroachment on the surrounding properties, especially to the parcel to the north of the subject 
property. Staff recommends as a condition for approval that the existing 6’ high wood fence along 
the interior side property line be maintained as a visual buffer, and, if said wall is destroyed or 
removed, it must be replaced by an opaque fence at a maximum height of 6’, or a fence with a 
hedge 3’ high at the time of planting, which shall grow to and be maintained at a minimum height 
of 6,’ in accordance with Section 33-11(h) of the County Code. 
 
Furthermore, staff opines that the architectural style and scale of the covered terrace addition 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 setback 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 request #2, under Section 33-311(A)(4)(b), the Non-Use 
Variance (NUV) From Other Than Airport Regulations Standards.  
 
ACCESS, CIRCULATION AND PARKING: Not applicable 
 
NEIGHBORHOOD SERVICES PROVIDER COMMENTS: See attached. 
 
OTHER: Not applicable 
 
RECOMMENDATION:  Approval with conditions. 
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CONDITIONS FOR APPROVAL:   
 
1. That all other conditions of Resolution No. 4-ZAB-441-78 remain in full force and effect except 

as herein modified.  
 
2. 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.  

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

for the hearing entitled “Rosario Rodriguez”, as prepared by Solver Structural Partnership, 
Inc., dated stamped received 8/28/2025 consisting of 9 sheets. 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. 

 
4. That the existing 6’ high wood fence along the rear (west) and interior side (north) property 

lines be maintained as a visual buffer, and, if said wall is destroyed or removed, it must be 
replaced by an opaque fence at a maximum height of 6’, or a fence with a hedge 3’ high at 
the time of planting, which shall grow to and be maintained at a minimum height of 6,’ in 
accordance with Section 33-11(h) of the County Code. 

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

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

 
ES:JB:SS:VM 
 
 
 
____________________________ 
Eric Silva, AICP, Assistant Director 
Development Services Division  
Miami-Dade County Department of  
Regulatory and Economic Resources 



 

 

ZONING RECOMMENDATION ADDENDUM 
 

The Arbour Townhouse Condominium Association, Inc. 
 (PH: Z24-091) 

 
NEIGHBORHOOD SERVICES PROVIDER COMMENTS 

RER-Code Coordination and Public Hearing Section No objection 
Fire Department No objection 
Platting and Traffic Review Section (RER) No objection 
Parks, Recreation and Open Spaces No objection 
Water and Sewer Department No objection* 
*Subject to conditions in their memorandum. 

 
COMPREHENSIVE DEVELOPMENT MASTER PLAN (CDMP) OBJECTIVES, 

POLICIES AND INTERPRETATIVE TEXT 
 

Low-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. 

 
PERTINENT ZONING REQUIREMENTS/STANDARDS 
 

Section 33- 
311(A)(7) 
Generalized 
Modification 
Standards. 

The Board shall hear applications to modify or eliminate any condition or part thereof which 
has been imposed by any final decision adopted by resolution; and to modify or 
eliminate any provisions of restrictive covenants, or parts thereof, accepted at public 
hearing, except as otherwise provided in Section 33-314(C)(3); provided, that the 
appropriate Board finds after public hearing that (a) the modification or elimination, in the 
opinion of the Community Zoning Appeals Board, would not generate excessive noise or 
traffic, tend to create a fire or other equally or greater dangerous hazard, or provoke 
excessive overcrowding of people, or would not tend to provoke a nuisance, or would not 
be incompatible with the area concerned, when considering the necessity and 
reasonableness of the modification or elimination in relation to the present and future 
development of the area concerned, or (b) (i) that the resolution that contains the condition 
approved a school use that was permitted only as a special exception, 
(ii) that subsequent law permits that use as of right without the requirement of approval 
after public hearing, and (iii) that the requested modification or elimination would not result 
in development exceeding the standards provided for schools authorized as a matter 
of right without the requirement of approval after public hearing. 
 
 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. 

 

















                                                    Memorandum  

 

  

 

__________________________________________________________________________________ 

Miami Dade County has performed an environmental review of the above referenced zoning application 

for compliance with the requirements of Chapter 24 of the Miami-Dade County Code (the Code) for 

potable water service and wastewater disposal. Based on the information provided, this zoning 

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

wastewater disposal.  

Potable Water Supply and Wastewater Disposal 

According to DERM records, the subject property is currently connected to public water and sanitary 

sewers. Pursuant to the Code, the structures to be legalized are required to connect to public water and 

sanitary sewers to the extent that they have plumbing connections for potable water and/or wastewater. 

 

Conditions of Approval: None 

 

Tree Preservation Review 

An aerial review of the subject property indicates the presence of tree resources, however, the site plan 

entitled "Rosario Rodriguez" prepared by Denis K. Solano, P.E., and dated as received by Miami-Dade 

County on August 28, 2025, was submitted with the subject application and indicates that tree resources 

onsite will not be removed. Please note that a Miami-Dade County Tree Permit is required prior to the 

removal and/or relocation of any tree that is subject to the tree preservation and protection provisions of 

the Code. Projects and permits shall comply with the requirements of sections 24-49.2 and 24-49.4 of 

the Code. 

 

In accordance with section 24-49.9 of the Code, all plants prohibited by Miami-Dade County shall be 

removed from all portions of the property prior to development, or redevelopment and developed parcels 

shall be maintained to prevent the growth or accumulation of prohibited species. Please contact Jackelyn 

Alberdi at Jackelyn.Alberdi@miamidade.gov regarding any additional information or concerns with this 

review. 

 

Conditions of Approval: None 

Date: December 19, 2025 
  
To: Lourdes M. Gomez, AICP, Director 

Department of Regulatory and Economic Resources (RER) 
  
From: Christine Velazquez, Division Chief  

Department of Regulatory and Economic Resources (RER) 
 

  
Subject: Z2024000091-4th Review 
 Rosario Rodriguez 
 14216 NE 3rd Court 
 NUV for setbacks requirements to legalize a screened terrace in a 

townhome. 
 (RU-3M) (0.027 acres) 
 19-52-42 
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DERM Enforcement History Review 

The subject property has no open and one (1) closed enforcement records for violations of Chapter 24 

of the Code. Please contact the Enforcement Section if you require additional information. There are no 

outstanding DERM liens or fines for the subject property. 

 

Concurrency Review Summary 

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

same meets all applicable LOS standards for an initial development order as specified in the adopted 

CDMP for potable water supply, wastewater disposal, and flood protection. This concurrency approval is 

valid only for this initial development order. Pursuant to Chapter 33G of the Code, a final concurrency 

statement will be issued at the time of final development order.  

 

 

If you have any questions concerning the comments or wish to discuss this matter further, please contact 

Ninfa Rincon at (305) 372-6764. 

 

cc:   Eric Silva, Department of Regulatory and Economic Resources 
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Item No. E 
 

Recommendation Summary 
Commission District 3 
Applicant Edwin Ambrocio Reyes 
Summary of 
Requests 

The applicant seeks to modify the condition of a prior resolution in order 
to submit revised site plan that indicates a conversion from a single-
family residence to a duplex. Additionally, the applicant seeks to allow 
the duplex to setback less than required from the front and rear 
property lines, and for it to have more lot coverage than permitted by 
Code.   

Location 1879 NW 62 Terrace, Miami-Dade County, Florida. 
Property Size 0.16 Acre 
Existing Zoning RU-2, Two-Family Residential District 
Existing Land Use Single-family 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 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 unable to be heard at the January 7, 2025, meeting of Community Zoning 
Appeals Board (CZAB) #8 due to a lack of quorum. 
 
The public hearing on this item was not held. 
 
REQUESTS:  
  
1) MODIFICATION of Condition #2 of Resolution No. CZAB8-10-12, passed and adopted by the 

Community Zoning Appeals Board 8, and reading as follows: 
 

From: “2. That in the approval of the plan, the same be substantially in accordance with that 
submitted for the hearing entitled “Habitat for Humanity, “as prepared by Thomas & 
Calzadilla, dated stamped received 3/12/12, consisting of 2 sheets.” 

 
To: “2. That in the approval of the plan, the same be substantially in accordance with that 

submitted for the hearing entitled, “Zoning hearing for proposed DUPLEX addition, 
as prepared by AIP Design, Inc. dated stamped received 9/19/2025, for a total of 4 
sheets.” 

 
The purpose of request #1 is to modify the condition of a previously approved resolution in order 
to submit revised site plan that indicates a conversion from a single-family residence to a duplex. 
 
2) NON-USE VARIANCE to permit a duplex to setback 15’ (25’ required for 50% of the lineal 

footage of the entire width of the house and 15’ required for the balance) from the front (south) 
and the rear (north) property lines. 
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3) NON-USE VARIANCE to permit the duplex residence with a lot coverage of 39.4% (30% 
maximum permitted).   

 
The aforementioned plans are on file and may be examined in the Department of Regulatory and 
Economics Resources. Plans may be modified at public hearing. 
 
PROJECT HISTORY AND DESCRIPTION:    
 
In June, 2012, pursuant to Resolution No. CZAB8-10-12, the subject property was approved by 
the by the Community Zoning Appeals Board 8 permitting a proposed single-family residence to 
setback 15’ (25’ required) from the rear (north) property line. Additionally, the aforementioned 
resolution had tied the subject site to the approved plans which depict the proposed single-family 
residence located towards the eastern portion of the lot whereas the western portion remained 
open/vacant. 
 
Under the current zoning application, the applicant seeks to modify the site plan condition #2 of 
Resolution No. CZAB8-10-12 in order to submit revised site plan that indicates a conversion from 
a single-family residence to a duplex on the RU-2 zoned lot. Additionally, the applicant seeks to 
allow the duplex to setback less than required from the front and rear property lines, and for it to 
have more lot coverage than permitted by Code. The submitted plans show that the existing one 
(1)-story, 1,050 sq. ft. single-family residence shall continue to stay on the eastern portion of the 
subject site and the proposed attached addition on the western side of the 0.16-acre property 
which will create the proposed duplex addition. The proposed duplex addition would be setback 
15’ from the front (south) and from the rear (north) property lines whereas 25’ is required for 50% 
of the lineal footage of the entire width of the house and 15’ required for the balance. The proposed 
addition also results in a lot coverage of 39.4%, where 30% is otherwise the maximum lot 
coverage permitted by code. The submitted plans, photos, and the County’s Geographical 
Information System (GIS) aerial map indicate an existing 6’ high CBS wall along the rear, and 6’ 
high wood fence located along the interior side property lines of the subject property. 
 

NEIGHBORHOOD CHARACTERISTICS  
                            Zoning and Existing Use                   Land Use Designation  

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

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

South  RU-2; single-family residence, 
vacant lot   

Low-Medium Density Residential  
(6 to 13 dua) 

East   RU-2; single-family 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 subject property consists of an existing single-family residence on a 7,200 sq. ft. interior lot 
that is zoned RU-2, Two-Family Residential District, and located at 1879 NW 62 Terrace. The 
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surrounding area is characterized by existing single-family residences, that are also zoned as RU-
2, Two-Family Residential District.   
 
SUMMARY OF THE IMPACTS:  
 
Approval of this application will allow the applicant to modify the site plan condition of a previously 
approved resolution and allow the addition of a second unit to the existing single-family residence, 
and to permit the duplex with a reduced setback from the front and rear property lines and to 
cover more area on the lot than otherwise permitted by zoning regulations. Staff opines that since 
the rear yard area is enclosed with a 6’ high CBS wall and a 6’ wood fence is located along the 
interior side property lines, any visual impact that the duplex addition may have on the surrounding 
properties is minimal and would be sufficiently mitigated. 
 
COMPREHENSIVE DEVELOPMENT MASTER PLAN ANALYSIS:   
  
The 0.17-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 residential 
densities allowed in this category shall range from a minimum of 6 to a maximum of 13 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 0.16-acre subject 
site with a total of 2 residential units as the maximum density allowed under the CDMP Low-
Medium Density Residential threshold on the LUP map. The applicants are requesting to add an 
additional dwelling unit and change the single-family use on the property to a duplex. Staff opines 
that the approval of the requests sought in the application for the modification of a condition of a 
prior resolution, the reduced front and rear setbacks and the larger lot coverage for the proposed 
duplex addition will not add additional dwelling units to the RU-2 zoned subject site beyond what 
is allowed by the LUP map of the CDMP.  As such, 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: 
 
When the request to modify condition #2 of Resolution No. CZAB8-10-12, in order to submit 
revised site plan that indicates a conversion from a single-family residence to a duplex (request 
#1) is analyzed under the Generalized Modification Standards, Section 33-311(A)(7), 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. 
 
The plans submitted in conjunction with this application depict that the existing single-family 
residence shall continue to stay on the eastern portion of the subject site, and the proposed 
addition would be attached to the existing building on the western side of the 0.16-acre property 
which will create a duplex addition.  This would require modification to the previously approved 
plans to indicate said changes to the existing single-family building. Staff supports the request 
and opines that the approval with conditions of the applicant’s request to modify the previously 
approved plans will not generate excessive noise or traffic, create other hazards to the 
surrounding area or be incompatible with same, when considering the necessity for and 
reasonableness of the modifications in relation to the present and future development of the area 
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concerned. Staff opines that the architectural style and scale of the duplex residence would be 
compatible with the surrounding structures and with the aesthetic character of the immediate 
vicinity, and as such, would not be out of character or detrimental to the neighborhood and will 
not have significant visual impact on the adjacent properties, and would be compatible with 
same. 
 
Staff’s research of the surrounding area did not find any similar approvals within the neighborhood 
for request to convert the single-family residences on the RU-2 zoned properties to duplexes. 
Notwithstanding, staff notes that based on memoranda from the departments reviewing this 
application, any impacts from the modification of condition #2 from a prior resolution, the front and 
rear reduced setback and larger lot coverage 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 would generate 1 additional daily peak hour trips, and 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 no objection. Therefore, staff opines that approval with conditions of the requested 
modification (request #1) would be compatible with the area concerned, when considering the 
necessity and reasonableness of the modifications or in relation to the present and future 
development of the area. Based on the foregoing analysis, staff recommends approval with 
conditions of request #1, under Generalized Modification Standards, Section 33-311(A)(7). 
 
When the requests to permit a duplex to setback 15’ (25’ required for 50% of the lineal footage of 
the entire width of the house and 15’ required for the balance) from the front (south) and the rear 
(north) property lines (request #2), and to permit the duplex residence with a lot coverage of 39.4% 
(30% maximum permitted) (request #3), are analyzed under the Non-Use Variance Standards, 
Section 33-311(A)(4)(b), staff opines that approval of these requests would be compatible with 
the surrounding area, and would not be detrimental to the neighborhood and would not affect the 
appearance of the community. Staff supports the requests 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. Staff notes from plans, survey map and photographs 
submitted by the applicants as well as the County’s Geographic Information System (GIS) that 
any impact of the requests are adequately mitigated by the existing 6’ high CBS wall located along 
the rear property line and the existing 6’ high wood fence located along the interior side property 
lines of the subject property, which, staff opines, buffers any visual intrusion of the rear setback 
encroachment on the surrounding properties, especially to the parcels to the south of the subject 
property. Staff further opines that the greater lot coverage by the proposed duplex addition would 
be internal to the site that is enclosed from view from the outside by the CBS wall and wood fence 
any significant visual impacts generated from the duplex on the single-family residences to the 
north, east and west would be further mitigated by the NW 62 Terrace right-of-way that separates 
the site from the properties located across from the street. Staff recommends as a condition for 
approval that the said wood fence along the interior 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 maximum 
height of 6’, or a fence with a hedge 3’ high at the time of planting, which shall grow to and be 
maintained at a minimum height of 6,’ in accordance with Section 33-11(h) of the County Code. 
 
Staff’s research of the surrounding area did find similar approvals within the neighborhood for 
variances of the setbacks and lot coverage. The abutting property to the north, located at 1866 
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NW 63 Street, was approved under Resolution #CZAB8-20-10 for the single-family residence to 
setback of 15’-2” (25’ required) from the rear (south) property line, and for a lot coverage of 35.8% 
(35% permitted). Also another property to the north of the subject site and located at 1862 NW 63 
Street was approved under Resolution #CZAB8-15-11 to allow a parcel of land with a lot frontage 
of 40’ (75’ required) and with a lot area of 3,600 sq. ft. (7,500 sq. ft required). Additionally, non-
use variance requests to permit a single-family residence to setback 15’-3” (25’ required) from the 
rear (south) property line, and to have a lot coverage of 35.87% (35% permitted) were also 
approved under the same resolution. Furthermore, staff opines that the architectural style and 
scale of the proposed duplex 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  and lot coverage 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 
under Section 33-311(A)(4)(b), the Non-Use Variance (NUV) From Other Than Airport 
Regulations Standards. 
 
ACCESS, CIRCULATION AND PARKING: Not applicable.  
  
NEIGHBORHOOD SERVICES PROVIDER REVIEW: See attached.  
  
RECOMMENDATION:   
 
Approval with conditions.  
  
CONDITIONS FOR APPROVAL:    
  
1. That a site plan be submitted to and meet with the approval of the Director of the Department 

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

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

for the hearing, entitled “Zoning hearing for proposed DUPLEX addition, as prepared by AIP 
Design, Inc. dated stamped received 9/19/2025, 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 applicants obtain a building permit for all non-permitted structures, if applicable, from 

the Department of Regulatory and Economic Resources within 90 days. 
 
5. That the 6’ high wood fence along the interior sides of the property lines of the subject property 

be maintained as a visual buffer, and that if the wall is removed or destroyed, the applicant 
shall install a cbs wall, opaque fence or hedge that must be 3’ high at the time of planting and 
that shall grow to and be maintained at a minimum height of 6’ in accordance with Section 33-
11(h) of the County Code. 
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ES:JB:SS:PM:JH 
 
  
  
____________________________ 
Eric Silva, AICP, Assistant Director  
Development Services Division  
Miami-Dade County Department of  
Regulatory and Economic Resources  
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ZONING RECOMMENDATION ADDENDUM 
 

Edwin Ambrocio Reyes 
PH: Z25-023 

 
NEIGHBORHOOD SERVICES PROVIDER COMMENTS*  

Division of Environmental Resources Management (RER)  No objection  
Platting and Traffic Review Section (RER)  No objection  
Fire Rescue Department  No objection  
Water and Sewer Department (WASD)  No objection 
Building and Neighborhood Compliance (BNC)  No objection  
*Subject to conditions in their memorandum.  

  
COMPREHENSIVE DEVELOPMENT MASTER PLAN (CDMP) OBJECTIVES,  

POLICIES AND INTERPRETATIVE TEXT  
  

Low Medium 
Density 
Residential 
(Pg. I-31) 

The Adopted 2020 and 2030 Land Use Plan designates the subject property as being within the Urban 
Development Boundary for Low Medium Density Residential. The residential densities allowed in 
this category shall range from a minimum of 6 to a maximum of 13 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 7.0 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 

 

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

Upon appeal or direct application in specific cases, the Board shall hear and grant applications for non-
use variances from the terms of the zoning and subdivision regulations and may grant a non-use variance 
upon a showing by the applicant that the non-use variance maintains the basic intent and purpose of the 
zoning, subdivision and other land use regulations, which is to protect the general welfare of the public, 
particularly as it affects the stability and appearance of the community and provided that the non-use 
variance will be otherwise compatible with the surrounding land uses and would not be detrimental to the 
community. No showing of unnecessary hardship to the land is required.  
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Sec. 33-49. 
- Table of 
minimum 
widths, 
area of lots, 
maximum 
lot 
coverage, 
and 
minimum 
building 
sizes 

District Families Min. 
Width 

Min. Lot 
Area 
(Sq. Ft.) 

Max. Lot 
Coverage 
(% of Lot 
Area) 

Min. Bldg. 
Size 
(Cu. Ft.) 

District Families Min. 
Width 

Min. Lot Area 
(Sq. Ft.) 

Max. Lot 
Coverage 
(% of Lot 
Area) 

Min Bldg. Size (Cu Ft) 

RU-2 

1 

New 
sub.-
75' 

7,500 40% 8,500 

 

Sec. 33-50. 
- Table of 
setback 
lines in 
residential 
and estate 
districts. 
 

District/ 
Families 

Front (Ft.) Rear (Ft.) Interior 
Side (Ft.) 

Side Street (Ft.) 

RU-2: 
 One 

15 for 50% of 
the lineal 
footage of the 
width of the 
house and 25 
for balance; 
except 20 for 
attached 
garages 

15 for 50% of 
the lineal 
footage of 
the width of 
the house 
and 25 for 
balance 

10% lot 
width 
min.—5' 
max.—
7½' 

15 
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Item No. 1 

Recommendation Summary 

Commission District 2 

Applicant Yanick Desgranges 

Summary of 
Requests 

The applicant seeks to modify the conditions of a previously approved 
resolution in order to submit revised plans showing a reduction in the 
lot size by removing the school use from lot 1, and a reduction in the 
approved children count from 130 to 80. In addition, the applicant 
seeks to permit the existing day care building to setback less than 
required from the property lines, and to permit less parking spaces 
and for providing no auto stacking on the site as required by Code. 

Location 1184 NE 151 Street, Miami-Dade County, Florida. 

Property Size 0.66 acres 

Existing Zoning RU-2, Two-Family Residential District 

Existing Land Use Day Care Center 

2030-2040 CDMP 
Land Use  
Designation  

Low Density Residential 2.5-6 dua  
(see attached Zoning Recommendation Addendum) 

Comprehensive 
Plan Consistency 

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

Applicable 
Zoning 
Code 
Section(s)  

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

Recommendation Approval with conditions.   

 
REQUESTS: 
 
(1) MODIFICATION of Condition #2 and #6 of Resolution No. 4-ZAB-338-86, passed and 

adopted by the Metropolitan Dade County Zoning Appeals Board 2 and last modified by 
Resolution No. CZAB2-2-97, passed and adopted by the Metropolitan Dade County Zoning 
Appeals Board 2, and reading as follows: 

 
FROM: “2. That  in the approval of the plan, the same be substantially in accordance with 

that submitted for the hearing entitled ‘Day Care Center’ as prepared by Ford 
Armenteros & Manucy, Inc., dated last revised 3-11-97.” 

 
TO: “2. That the property shall be developed substantially in accordance with that 

submitted for the hearing entitled “SITE PLAN FOR: YANICK DESGRANGES” 
as prepared by ARCON ENGINEERING GROUP, INC., dated stamped 
received 11/3/2025 consisting of sheets SP-1, A-1, L-1, L-2 and ADA-1 along 
with building elevations entitled “FARAH’S ANGEL DAY CARE”, as prepared 
by DE LA LLAMA & ASSOCIATES, INC., dated stamped received 2/13/2023 
consisting of 2 sheets, for a total of 7 sheets.” 

 
FROM: “6. That the use shall be restricted to a maximum number of 130 children.” 
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TO: “6. That the use shall be restricted to a maximum number of 80 children.” 
 

The purpose of requests #1 is to allow the applicant to modify conditions of prior resolutions in 
order to submit revised plans showing a reduction in lot size by removing the school use from lot 
1, allowing Lot 1 to revert to the uses permitted under the RU-2 zoning district and a reduction in 
the approved student count from 130 to 80. 
 
(2) NON-USE VARIANCE to permit the existing day care center to setback a minimum of 30.84’ 

(50’ required) from the rear (west) property line and a minimum of 15’ (50’ required) from the 
interior side (north) property line. 
 

(3) NON-USE VARIANCE to permit the existing day care center with 5 parking spaces (7 spaces 
required). 

 
(4) NON-USE VARIANCE to permit the existing day care center with 0 auto stacking (5 required). 
 
The aforementioned plans are on file and may be examined in the Department of Regulatory and 
Economic Resources. Plans may be modified at public hearing.  
 
PROJECT HISTORY AND PROJECT DESCRIPTION:  
 
The 0.66-acre subject property has been the subject of a series of public hearings related to the 
establishment and expansion of a day care center. In 1964, Resolutions #3-ZAB-421-64 and #Z-
211-64 were approved to rezone the property to RU-2. In 1986, Resolution #4-ZAB-338-86 was 
approved for Lot 4 (Parcel C), granting an Unusual Use to permit a day care center, along with 
non-use variances for setbacks and parking requirements. A subsequent application under 
Resolution #4-ZAB-317-89 was denied without prejudice for the expansion of the day care center 
into Lot 3 (Parcel B), modifications to the site plan, an increase in student enrollment, and 
additional non-use variances for setbacks. However, later actions under Resolutions #Z-253-89 
and #4-ZAB-323-91 were approved for the subject site, allowing the expansion of the day care 
center into Lots 3 and 4. Most recently, Resolution #CZAB2-2-97 approved the expansion of the 
day care center into Lot 1 (Parcel A), together with site plan modifications, an increase in the 
number of students, and non-use variances for setbacks, parking, classroom area, and related 
requirements. As part of this expansion, a Unity of Title was recorded in Official Records Book 
17705, Pages 0886 through 0899, unifying Lots 1, 3, and 4. Lastly, in 2008, building permit 
#2008003627 was approved for a new addition of approximately 1,620 square feet, which 
included office and reception areas. 
 
The applicant now seeks to modify Conditions #2 and #6 of the prior Resolution #CZAB2-2-97 in 
order to remove Lot 1 (Parcel A) from the previously approved development (request #1). This 
request would be accomplished by revising the previously approved site plan to reflect a reduced 
lot area and a reduction in student enrollment, thereby reverting the development parameters and 
conditions back to those that were approved under Resolution #4-ZAB-323-91. Additionally, the 
application also seeks approval of ancillary non-use variances for building setbacks so that the 
existing site conditions associated with structures that were previously approved are accurately 
reflected on the official records for the subject site. Staff notes that no new building additions are 
being proposed and that the requested variances are intended solely to formally incorporate all 
required setback variances into the current application. Additional non-use variances for parking 
requirements are also requested that seek to permit less parking (request #3), and to permit zero 
(0) auto stacking spaces on the subject site (request #4).  
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Below is the Location Map Identifying Lot 1 (Parcel A), Lot 3 (Parcel B) and Lot 4 (Parcel 
C) as described in the Unity of Title recorded under Official Records Book 17705 at Pages 0886 

through 0899: 
 

 
 

NEIGHBORHOOD CHARACTERISTICS 

                                           Zoning and Existing Use                 Land Use Designation 

Subject Property RU-2; day care center Low Density Residential  
(2.5 to 6 dua) 

North City of North Miami Beach;  
single-family residence 

Low Density Residential  
(2.5 to 6 to dua) 

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

East  RU-2; single-family residences  Low Density Residential  
(2.5 to 6 dua) 

West RU-2; single-family 
residences and duplex  

Low Density Residential  
(2.5 to 6 dua) 

 
NEIGHBORHOOD COMPATIBILITY: 
 
The existing 0.66-acre day care center is zoned RU-2 and is located at 1184 NE 151 Street, 
Miami-Dade County, Florida. The surrounding area is characterized predominantly by single-
family residential uses, with a single-family residence located within the City of North Miami Beach 
to the north, RU-2 zoned single-family residences to the south and east, and RU-2 single-family 
residences and duplexes located to the west of the subject site. 
 
SUMMARY OF THE IMPACTS: 
 
Approval of this application will allow the applicant to continue the day care use on Lots 3 and 4, 
while allowing Lot 1 to revert back to the uses permitted under the RU-2 zoning district. According 
to the Platting and Traffic Section of the Department of Regulatory and Economic Resources, the 
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application will not generate any additional traffic. Staff further notes that the proposal includes a 
reduction in the approved student enrollment from 130 to 80, which, in conjunction with the 
removal of Parcel 1 from the day care operation, is expected to result in a reduction in traffic 
impacts on the surrounding area, while continuing to provide child care services to the community. 
 
COMPREHENSIVE DEVELOPMENT MASTER PLAN ANALYSIS:  
 
The ±0.66-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 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. 
This density category is generally characterized by single family, e.g. single family detached, 
cluster, and townhouses. The CDMP Land Use Element Interpretative text under Residential 
Communities also permits neighborhood and community services including schools, daycare 
centers and houses of worship, only when consistent with other goals, objectives and policies of 
this Plan and compatible with the neighborhood. Additionally, a section of the CDMP Land Use 
Element Interpretative text also indicates that some existing lawful uses and zoning classifications 
are not specifically depicted on the LUP map, however, all such existing lawful uses and zoning 
are deemed to be consistent with the Land Use Plan Map.  
 
Staff further notes that the day care center is an existing lawful use on the property and has been 
the subject of multiple zoning approvals, as previously discussed. The applicant is requesting to 
reduce the extent of the day care use by allowing Lot 1 to revert to the uses permitted under the 
RU-2 zoning district, while maintaining the existing day care use on the remainder of the site. As 
previously noted, the day care center is an existing use, and approval of the requests associated 
with this application will allow the day care use to continue on Lots 3 and 4, while permitting Lot 
1 to revert to the uses allowed under the RU-2 zoning district. For the reasons set forth in the 
zoning analysis below, staff opines that the proposed modification of the previously approved site 
plan, reflecting a reduced lot area and a reduction in student enrollment, satisfies the 
compatibility criteria set forth in the CDMP Land Use Element, Policy LU-4A. Based on the 
foregoing analysis, staff further opines that approval of the application is compatible with the 
surrounding area and therefore consistent with the CDMP Land Use Element Interpretative 
Text for Residential Communities and the Low Density Residential land use designations on 
the CDMP Land Use Plan Map. 
 
ZONING ANALYSIS:  
 
The subject property is developed with an existing day care center serving children from one (1) 
through five (5) years of age. The applicant is requesting to modify the conditions of Resolution 
#4-ZAB-338-86, as last modified by Resolution #CZAB2-2-97, in order to permit a reduction in 
the approved lot size by removing the day care use from Lot 1, thereby allowing Lot 1 to revert to 
the uses permitted under the RU-2 zoning district, and to allow a reduction in the approved student 
enrollment from 130 to 80 (Request #1). When the aforementioned request is analyzed under 
Section 33-311(A)(7), Generalized Modification Standards, staff opines that approval of the 
request, subject to appropriate conditions, would be compatible with the surrounding area. The 
proposed reduction in lot area and reduction in student enrollment from 130 to 80 children is not 
expected to generate additional traffic; rather, it is anticipated to reduce overall traffic volumes, 
particularly during peak drop-off and pick-up periods typically associated with day care operations. 
In addition, allowing Lot 1 to revert to the residential uses permitted under the RU-2 zoning district 
is expected to generate fewer vehicular trips than the previously approved day care use. The 
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proposal will not create excessive overcrowding, provoke a nuisance, or otherwise adversely 
impact adjacent properties, and will remain consistent with the character of the surrounding 
residential neighborhood. 
 

The submitted plans depict an existing to remain day care center on lots 3 and 4 with a maximum 
number of 80 children, as approved back in 1991 under Resolution #4-ZAB-323-91. Staff also 
notes that the plan submitted for this application remain largely unchanged when compared to 
prior approval with the exception of lot 1 which is being removed as part of this application. Based 
on the memoranda submitted by other departments reviewing the application, approval of the 
application would not have an unfavorable effect on the environment, the natural resources, or 
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. 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 the application 
will not generate any additional traffic. In addition, the memorandum submitted by the Miami-Dade 
Fire Rescue Department and the Water and Sewer Department, indicate no objection to the 
application as well. Although the memorandum from The Department of Regulatory and Economic 
Resources – Division of Environmental Resources Management (DERM) recommending denial 
is included in this report, staff anticipates receiving a revised memorandum from DERM prior to 
the hearing, evaluating compliance with the required wastewater disposal system for Lot 1. Based 
on the foregoing, staff opines that the approval of request #1 would be compatible with the area 
and would maintain the basic intent and purpose of the zoning, subdivision and other land use 
regulations, as it affects the stability and appearance of the neighborhood. Therefore, staff 
recommends approval with conditions of request #1, under Section 33-311(A)(7), 
Generalized Modification Standards. 
 
Similarly, when the requests to permit the existing day care center to maintain a minimum rear 
setback of 30.84 feet where 50 feet is required from the rear (west) property line, and a minimum 
interior side setback of 15 feet where 50 feet is required from the interior side (north) property line 
(Request #2), to permit the existing day care center with 5 parking spaces where 7 spaces are 
required (Request #3), and to permit the existing day care center with zero (0) automobile stacking 
spaces where 5 auto stacking spaces are required (Request #4), are analyzed pursuant to 
Section 33-311(A)(4)(b), Non-Use Variance Standards, staff opines that these requests are 
inextricably intertwined with Request #1, for which staff has recommended approval based on the 
submitted plans. Staff notes that the reduced setbacks under Request #2 are necessary to ensure 
consistency with the most recent site plan approved in 2008 under Building Permit #2008003627, 
which authorized an approximately 1,620-square-foot addition. With respect to parking, staff 
further notes that Request #3 represents a less intensive parking reduction than that approved in 
1997 under Resolution #CZAB2-2-97, as the current request seeks a reduction of two (2) spaces, 
compared to a previously approved reduction of five (5) spaces, and that the site retains the 
physical capacity to accommodate additional parking if necessary. 
 
Regarding Request #4, to permit zero (0) automobile stacking spaces, staff notes that the Miami-
Dade County Department of Transportation and Public Works (DTPW), Traffic Engineering 
Division, has expressed concerns regarding the provision of auto stacking for facilities serving 
children up to and including six (6) years of age, as it is typically preferred by parents to exit their 
vehicles and personally escort children into the facility. Staff further notes that the subject day 
care center has historically operated without automobile stacking, and that the continuation of this 
existing operational pattern has not resulted in adverse traffic or circulation impacts. Additionally, 
the provision of auto stacking in this context may create additional traffic and circulation conflicts, 
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as parents may park or queue within stacking areas intended for short-duration drop-off activity, 
thereby impeding internal circulation and increasing localized congestion. As such, staff opines 
that approval of these requests would maintain the basic intent and purpose of the zoning, 
subdivision, and other land use regulations, which are intended to protect the general welfare of 
the public, particularly as it relates to the stability and appearance of the community, and that the 
requests will be otherwise compatible with the surrounding land uses and not detrimental to the 
community. Based on the foregoing, staff recommends approval with conditions of 
requests #2 through #4 under Section 33-311(A)(4)(b), Non-Use Variance From Other Than 
Airport Standards. 
 
ACCESS, CIRCULATION AND PARKING: The submitted site plan depicts direct vehicular and 
pedestrian access to the daycare center located along NE 12 Avenue.  Parking and driveways 
are located towards the front of the existing building, with the parking provided as a surface 
parking lot.  
 
NEIGHBORHOOD SERVICES PROVIDER REVIEW:  See attached. 
 
OTHER: Not applicable. 
 
RECOMMENDATION:   
 
Approval with conditions.   
 
CONDITIONS FOR APPROVAL:   
 
1. That all other conditions of resolution #4ZAB-338-86, modified by Resolution #4ZAB323-91, 

passed and adopted by the Zoning Appeals Board, last modified by Resolution #CZZAB2-2-
97 remain in full force and effect, except as herein modified.  

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

for the hearing entitled “Site Plan For: Yanick Desgranges” as prepared by Arcon Engineering 
Group, Inc., dated stamped received 11/3/2025 consisting of sheets SP-1, A-1, L-1, L-2 and 
ADA-1 along with building elevations entitled “Farah’s Angel Day Care”, as prepared by DE 
LA LLAMA & ASSOCIATES, INC., dated stamped received 2/13/2023 consisting of 2 sheets, 
for a total of 7 sheets 

 
3. That the applicant submits a request with the Department of Regulatory and Economic 

Resources for the partial release of Lot 1 (Parcel A) from the Unity of Title recorded under 
Official Records Book 17705 at Pages 0886 through 0899. 

 
4. That Lot 1, Block 1, of “ERIC ESTATES,” according to the plat thereof as recorded in Plat 

Book 92, Page 57, of the Public Records of Miami-Dade County, Florida, shall be reverted 
to the uses permitted under the RU-2 Zoning District. 

 
5. That the applicant obtains a Certificate of Use from and promptly renew the same annually 

with the Department of Regulatory and Economic Resources, upon compliance with all terms 
and conditions, the same subject to cancellation upon violation of any of the conditions.  

 
6. That the day care center use be limited to a maximum number of 80 children.  
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7. That the applicant considers incorporating additional parking spaces along NW 12 Avenue, 
as previously approved under Resolution #CZAB2-2-97 and building permit #2008003627, if 
needed. 

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

requests, and other provisions of the Platting and Traffic Review Section of the Department 
of Regulatory and Economic Resources, as well as any other departments, as indicated in 
their respective memoranda. 

  
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 

 

 
 

PERTINENT ZONING REQUIREMENTS/STANDARDS 
 

Section 
33-311(A)(7) 
Generalized 

The Board shall hear applications to modify or eliminate any condition or part thereof which 
has been imposed by any final decision adopted by resolution; and to modify or eliminate 
any provisions of restrictive covenants, or parts thereof, accepted at public hearing, except 

NEIGHBORHOOD SERVICES PROVIDER COMMENTS 

The Department of Regulatory and Economic Resources – 
Division of Environmental Resources Management 
(DERM) 

Objection* 

Platting and Traffic Review Section (RER) No objection* 

Department of Transportation and Public Works (DTPW) No objection 

Miami-Dade Fire Rescue (MDFR) No objection 

Water and Sewer Department (WASD) No objection 

Building and Neighborhood Compliance (BNC) No objection 

*Subject to conditions in their memorandum. 

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. 

Uses and 
Zoning  
Not 
Specifically 
Depicted 
(Pg. I-35) 

Existing lawful residential and non-residential uses and zoning are not specifically depicted on 
the LUP map. They are however reflected in the average Plan density depicted. All such lawful 
uses and zoning are deemed to be consistent with this Plan as provided in the section of 
this chapter titled “Concepts and Limitations of the Land Use Plan map.” The limitations 
referenced in this paragraph pertain to existing zoning and uses. All approval of new zoning 
must be consistent with the provisions of the specific category in which the parcel exists, 
including all the provisions for density averaging and definition of gross density. 
 

Residential 
Communities 
(Pg. I-27) 

The areas designated Residential Communities permit housing types ranging from detached 
single-family to attached multifamily buildings, as well as different constructions systems. Also 
permitted in residential Communities are neighborhood and community services including 
schools, parks, houses of worship, day care centers, group housing facilities, and utility 
facilities only when consistent with other goals, objectives and policies of this Plan and 
compatible with the neighborhood. The character of the “neighborhood” reflects the intensity 
and design of developments mix of land uses, and their relationship. 
 

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. 
 



         Building and Neighborhood Compliance  
 

ENFORCEMENT HISTORY  
 

 
YANICK DESGRANGES  

1184 NE 151 ST 
MIAMI-DADE COUNTY, FLORIDA. 

 
   

APPLICANT  ADDRESS  

 
Pending Z2022000100 

 
  

  DATE  HEARING NUMBER   
 

 
FOLIO: 30-2220-041-0010 
 
REVIEW DATE OF CURRENT ENFORCEMENT HISTORY:  
August 1, 2025 
 
NEIGHBORHOOD REGULATIONS: 
There are no open/closed cases in CMS. 
 
BUILDING SUPPORT REGULATIONS: 
Building Support Case #F2012112449-U was opened 1/4/2013 for: RECERTIFY OR DEMOLITION 
- Structure (A) - (DADE COUNTY'S BLDG-1) a 4,145-SF, 1-Story commercial building missing its 40-
year recertification. structural, electrical, and parking illumination reports have not been submitted. --- 
expired electrical permit #1992092585 needs to be renewed/cancelled --- an engineer's certification is 
required attesting to the electrical/structural integrity of this structure. 
 
Notice of Violation (NOV) was issued and posted on 3/18/2013, recorded on 5/10/2013 under OR Book 
28624 Page 3656. Due to NOV non-compliance the case was scheduled for an Unsafe Structures 
Board hearing on 6/19/2013. Panel Decision recorded on 8/5/2014 under OR Book 29257 Page 2618. 
Recertification reports approved on 3/21/2025. All outstanding enforcement cost paid on 3/24/2025. 
The case was closed on 3/24/2025. Notice of Violation Cancellation recorded on 3/21/2025 under 
OR Book 34685 Page 2282 and the Board Decision Cancellation recorded on 3/31/2025 under 
OR Book 34685 Page 2283. 
 
Building Support Case #F2022011135-U was opened 6/27/2022 for: RECERTIFY OR DEMOLITION 
- Structure (A) - (DADE COUNTY'S BLDG-1) a 4,145-SF, 1 & 2-Story commercial building missing its 



40-year recertification. structural, electrical, and parking illumination reports have not been submitted. 
Required reports have not been submitted --- an engineer's certification is required attesting to the 
electrical/structural integrity of this structure.  This structure has not been previously recertified.   
 
Notice of Violation (NOV) was issued and posted on 8/21/2023, recorded on 3/20/2024 under OR Book 
34143 Page 1012. NOV compliance timeframe – Permits to be obtained by 11/29/2023 – Repairs to 
be completed by 3/28/2024. No permits obtained by 11/29/2023. NOV extension received and denied 
on 12/12/2023. Recertification reports approved on 9/12/2024. All outstanding enforcement cost paid 
on 3/25/2025. The case was closed on 3/25/2025. Notice of Violation Cancellation recorded on 
1/8/2025 under OR Book 34566 Page 3731. 
 
Case No. 20250237469B was opened on 03/21/2025. A Notice of Violation was issued on 03/21/2025 
for “FAILURE TO MAINTAIN PARKING AREAS AND ACCESS THERETO IN SAFE CONDITION. 
PARKING ILLUMINATION MUST COMPLY WITH MIAMI DADE COUNTY CODE SECTION 8C-3. 
MUST SUBMIT LETTER OF ILLUMINATION COMPLIANCE WITH SECTION 8C-3 FROM A 
PROFESSIONAL ENGINEER. AS REQUESTED BY BUILDING RECERTIFICATION 
CASE F2012112449. REFERRED BY ELECTRICAL SECTION.” This case is pending a compliance 
review. 
 
VIOLATOR: 
YANICK DESGRANGES 
 
OUTSTANDING LIENS AND FINES: 
There are no outstanding liens or fines. 

 



                                                    Memorandum  

 

  

Date: July 31, 2025 
  
To: Lourdes M. Gomez, AICP, Director 

Department of Regulatory and Economic Resources  
  
From: Rashid Istambouli, P.E. 

Department of Regulatory and Economic Resources 
  
Subject: Z2022000100-2nd Review 
 Yanick Desgranges 
 1184 NE 151st Street  
 Cancellation of unity of title 
 (RU-2)  
 20-52-42 

__________________________________________________________________________________ 
The Department of Regulatory and Economic Resources – Division of Environmental Resources 
Management (DERM) has reviewed the above referenced zoning application for compliance with the 
requirements of Chapter 24 of the Miami-Dade County Code (the Code) for potable water service and 
wastewater disposal. Based on the information provided, this zoning application is denied pursuant to 
Section 24-43.1 of the Code.  

Potable Water Service and Wastewater Disposal 
The subject application is for a request for cancellation of the unity of title for the subject property. 
According to the survey submitted in support of this application, prepared by Gary Castel signed 
November 11, 2014, the legal description of this property is Lot 1, 3, and 4, Block 1 of “Eric Estates”, 
according to the Plat thereof as recorded in Plat Book 92, at Page 57 of the Public Records of Miami-
Dade County, Florida. If the release of the unity of title is granted, the property could be subdivided into 
individual parcels.  
 
The aforementioned survey submitted in support of this application depicts an existing school located on 
Lots 3 and 4, Block 1 of “Eric Estates”, according to the Plat thereof as recorded in Plat Book 92, at Page 
57 of the Public Records of Miami-Dade County, Florida. The aforementioned survey depicts a duplex 
on Lot 1, Block of “Eric Estates”, according to the Plat thereof as recorded in Plat Book 92, at Page 57 of 
the Public Records of Miami-Dade County, Florida.  
 
In order to determine compliance with the Code, the applicant shall provide documentation that 

all structures on the property are connected to public water and public sanitary sewers.  

Conditions of Approval: None 

 
Tree Preservation 
An aerial review of the subject property indicates the presence of tree resources, including specimen 
trees (a tree with a trunk diameter at breast height of 18 inches or greater). Section 24-49 of the Code 
provides for the preservation and protection of specimen tree resources.  
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The site plan entitled "Farah’s Angel Day Care", prepared by Jorge A. De La Llama, R.A., was submitted 
with the subject application and indicates that tree resources onsite will not be removed. Please note that 
a Miami-Dade County Tree Permit is required prior to the removal and/or relocation of any tree that is 
subject to the tree preservation and protection provisions of the Code. Projects and permits shall comply 
with the requirements of sections 24-49.2 and 24-49.4 of the Code, including the specimen tree 
standards.  
 
In accordance with section 24-49.9 of the Code, all plants prohibited by Miami-Dade County shall be 
removed from all portions of the property prior to development, or redevelopment and developed parcels 
shall be maintained to prevent the growth or accumulation of prohibited species. Please contact 
Jennifer.Snell@miamidade.gov regarding any additional information or concerns with this review. 
 
Conditions of Approval: None 

Enforcement History 
There are no open or closed enforcement records for violations of Chapter 24 of the Code for the subject 
property. There are no outstanding DERM liens or fines for the subject property. 

Concurrency Review Summary 
A concurrency review has been conducted for this application and DERM has determined that the same 
meets all applicable LOS standards for an initial development order as specified in the adopted CDMP 
for potable water supply, wastewater disposal, and flood protection. This concurrency approval is valid 
only for this initial development order. Pursuant to Chapter 33G of the Code, a final concurrency 
statement will be issued at the time of final development order.  
 
 
If you have any questions concerning the comments or wish to discuss this matter further, please contact 
Ninfa Rincon at (305) 372-6764. 
 

cc:   Eric Silva, Department of Regulatory and Economic Resources 
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Date: 

To: 

From: 

Subject: 

January 28, 2026 

Eric Silva, AICP, Assistant Director 
Depart.:,;o:,::,,..._,� gulatory and Economic Resources 

'A. 

attmg and Traffic Review Section 
Department of Regulatory and Economic Resources 

Z2022000100 
Name: Yanick Desgranges 
Location: 1500 NE 12 Avenue 
Section 20 Township 52 South Range 42 East 

The Department of Regulatory and Economic Resources Platting and Traffic Review Section has 
reviewed the subject application and has no objections. 

This land complies with Chapter 28 of the Miami-Dade County Code. The property is platted as Lots 
1, 3 and 4, Block 1, Plat Book 92, Page 57. 

This application does not generate any additional vehicle trips. 

Standard Conditions: 

• A letter or a plan containing the following certification signed and sealed by a State of Florida
registered engineer shall be submitted as part of the paving and drainage plans: "I hereby certify that
the all of the roads for the subject project comply with all of the applicable portions of the Manual of
Uniform Minimum Standards for Design, Construction and Maintenance for Streets and Highways
(Florida Greenbook) regarding: design speed, lane widths, horizontal alignment, vertical alignment,
stopping sight distance, sight distance, horizontal clearance, vertical clearance, superelevation,
shoulder widths, grades, bridge widths, etc."

• All landscaping, walls, fences, entrance features, etc. will be subject to the Safe Sight Distance
Triangle as per Section 33-11 of the Miami-Dade County Code and G5.3 of the Public Works and
Waste Management Department Manual.





Date: November 12, 2025 

To: Eric Silva, Assistant Director 
Regulatory and Economic Resources 

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

Subject: Z2022000100 

  

The Miami-Dade Fire Rescue Department has no objection to the site plan uploaded to EnerGov on 
10/01/2025. The proposed scope of work does not affect existing fire department access. 
 
 

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

mailto:acuello@miamidade.gov
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LARGE TREE PLANTING

SECTION VIEW
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-0
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Three (3") two inch lodge pole
stakes. Install approximately 2"
away from the edge of the root
ball. Stake location shall not
interfere with permanent branches.

32" long non-abrasive rubber ties.

PLAN VIEW

Rubber tree ties.
Lodge pole stakes.

Remove nursery stake. If
central leader needs to be
straightened or held erect, it is
acceptable to attach a 1 2" x 8'
bamboo pole to the central leader
and trunk.

Prevailing wind.
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Item No. 2 

Recommendation Summary 
Commission District 2 
Applicant Alfa Y Omega La Hermosa, Corp. 
Summary of 
Requests 

The applicant seeks to allow the expansion of an existing religious 
facility onto additional property to the east, and to modify a condition 
of a prior resolution in order to submit revised plans showing the 
expansion and for indicating an existing addition to the congregation 
hall. Additionally, the applicant seeks to allow the addition to the 
existing religious facility to setback less than required from property 
line, and to allow for the parking to be within 25’ of NW 23 Avenue. 

Location 10055 NW 23 Avenue and 2270 NW 101 Street, Miami-Dade County, 
Florida. 

Property Size ±0.55 Acre 
Existing Zoning RU-2, Two-Family Residential District, 7,500 sq. ft. net 
Existing Land Use Religious facility 
2030-2040 CDMP 
Land Use  
Designation  

Low-Medium Density Residential, 6 to 13, dua (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)(3), Standards For Special Exceptions, Unusual 
Uses and New Uses, 
Section 33-311(A)(7), Generalized Modification Standards, 
Section 33-311(A)(4)(b), Non-Use Variance From Other Than Airport 
Regulations Standards  
(see attached Zoning Recommendation Addendum) 

Recommendation Approval with conditions.   
 
REQUESTS: 
 
(1) SPECIAL EXCEPTION to permit the expansion of the religious facility onto additional property 

to the east. 
 
(2) MODIFICATION of condition #2 of Resolution #4-ZAB-351-86, passed and adopted by 

Community Zoning Appeals Board, and reading as follows: 
 

From: “6. That in the approval of the plan, the same be substantially in accordance with 
that submitted for the hearing entitled “Holy Hill of Zion”, prepared by S. H. F., 
dated 2-6-86.” 

 
To: “6. That in the approval of the plan, the same be substantially in accordance with 

that submitted for the hearing entitled “Plans to obtain a Certificate of Use for an 
existing church in North Miami” as prepared by Joaquin Montesino, P.E., 
consisting of sheets A-1.0,  A-2.0, SP-1 and SP-1.1 consisting of four (4) sheets, 
and sheets LP-1 and LP-2 entitled “Alfa Y Omega” as prepared by Biolandis 
Landscape Architects and Contractors, consisting of two (2) sheets, all dated 
stamped received 9/26/2025, for a total of 6 sheets.” 
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The purpose of request #2 is to allow the applicant to submit revised plans showing the religious 
facility expanding onto additional property to the east and to show an existing congregation hall 
addition. 
 
(3) NON-USE VARIANCE to permit the existing religious facility to setback a minimum of 17.66’ 

(25’ required) from the side street (north) property line, setback a minimum of 6.33’ (50’ 
required) from the interior side (south) property line and be spaced less than 75’ from an 
existing residential building to the south.  

 
(4) NON-USE VARIANCE to permit parking area within 25’ of an official right-of-way (not 

permitted). 
 
The aforementioned plans are on file and may be examined in the Department of Regulatory and 
Economic Resources. Plans may be modified at public hearing. 
 
PROJECT DESCRIPTION AND PROJECT HISTORY:  
 
In September 1986, pursuant to Resolution #4-ZAB-351-86, the Metropolitan Dade County 
Zoning Appeals Board granted approvals for a special exception that allowed a religious facility 
on the RU-2, Two-Family Residential District zoned subject parcel. Ancillary non-use variance 
requests were also granted that allowed the religious facility on a parcel with less lot area, and for 
the proposed structure to have reduced building setbacks and to be spaced less than required 
from abutting residential buildings. Approvals were also granted for less number of parking 
spaces, and for the parking spaces to be located within 25’ of the right-of-way line of NW 101 
Street. 
 
The applicant now seeks approval of a special exception to permit the expansion of the 
aforementioned religious facility’s parking area onto additional property to the east, and for the 
modification of the previously approved 1986 Resolution in order to submit revised plans showing 
the expansion and for an existing addition to the congregation hall. The application also includes 
the ancillary non-use variance requests to permit parking within 25’ of the NW 23 Avenue right-
of-way, to permit reduced building setbacks, and to allow less spacing of the religious facility from 
other residential buildings. 
 

NEIGHBORHOOD CHARACTERISTICS 

                                        Zoning and Existing Use                   Land Use Designation 

Subject Property RU-2; religious facility Low-Medium-Density 
Residential (6-13 du/a) 

North RU-2; duplex Low-Medium-Density 
Residential (6-13 du/a) 

South RU-2; duplex Low-Medium-Density 
Residential (6-13 du/a) 

East  RU-2; duplex Low-Medium-Density 
Residential (6-13 du/a) 

West RU-2; single-family residences Low-Medium-Density 
Residential (6-13 du/a) 
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NEIGHBORHOOD COMPATIBILITY: 
 
The ±0.55-net acre subject property is a corner lot that has frontages on both on NW 101 Street 
and NW 23 Avenue, and consists of two lots with the larger lot containing the existing religious 
facility and the smaller lot to the east being currently vacant. The surrounding area is 
characterized by duplexes and single-family residences. 
 
SUMMARY OF THE IMPACTS: 
 
The approval of this application will allow the applicant to expand the services offered within the  
religious facility. Based on memoranda from the departments reviewing this application, staff 
opines that approval of same will not create any significant impacts on the surrounding area. The 
Platting and Traffic Review Section of the Department of Regulatory and Economic Resources 
(RER) state in their memorandum that the application meets the traffic concurrency criteria 
because it lies within an urban infill area where traffic concurrency does not apply, and that the 
application will generate approximately an additional 5 PM peak hour vehicle trips. Staff further 
opines that any visual impacts from the existing addition have been appropriately mitigated. 
 
COMPREHENSIVE DEVELOPMENT MASTER PLAN ANALYSIS:  
 
The ±0.55-net 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 Low-Medium Density 
Residential designation allows a range in density of 6 to 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. Further, the CDMP Land Use Element 
Interpretative text under Residential Communities also permits neighborhood and community 
services including schools, daycare centers and houses of worship, only when consistent with 
other goals, objectives and policies of this Plan and compatible with the neighborhood. 
Staff notes that the subject property is currently zoned RU-2, two-Family Residential District and 
contains an existing previously approved religious facility. 
 
For the reasons set forth in the zoning analysis below, staff opines that the development would 
satisfy the criteria for compatibility outlined in the CDMP Land Use Element, Policy LU-4A which 
states; “when evaluating compatibility among proximate land uses, the County shall consider such 
factors as noise, lighting, shadows, glare, vibration, odor, runoff, access, traffic, parking, height, 
bulk, scale of architectural elements, landscaping, hours of operation, buffering, and safety, as 
applicable.” Based on the foregoing analysis, staff opines that the approval of the application is 
compatible with the area and consistent with the CDMP Land Use Element interpretative text for 
the Residential Communities, CDMP Land Use Element Policy LU-4, and the CDMP Low 
Density Residential Land Use Plan map designation.   
 
Further, the CDMP Land Use Element interpretative text states that existing lawful residential and 
non-residential uses and zoning are not specifically depicted on the LUP map. Said text further 
states that all such lawful uses and zoning are deemed to be consistent with this Plan. Staff notes 
that the approval of the application will not change the existing religious facility use on the subject 
property, but would allow the religious facility to expand onto the additional parcel to the east and 
legalize an existing addition to the congregation hall. As such, staff opines that the approval of 
the proposed expansion of the existing religious facility onto additional property, would be 
consistent with the CDMP Land Use interpretative text, goals, objectives and policies for the 
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Residential Communities and the CDMP Land Use Plan Map Low-Density Residential 
designation for the subject property.   
 
ZONING ANALYSIS:  
 
When analyzing request #1, to permit the expansion of the existing religious facility onto additional 
property to the east under Section 33-311(A)(3), Special Exception, Unusual Uses and New Uses, 
along with the analysis of the ancillary request to modify a condition of the prior resolution (request 
#2), under Section 33-311(A)(7), Generalized Modification Standards, staff opines that the 
approval of the requests with conditions would be compatible with the area concerned, when 
considering the necessity and reasonableness of the modification in relation to the present and 
future development of the area concerned, and for the reasons stated above. 
 
Staff notes that the request of the special exception and modification is to allow the applicant to 
submit plans showing the religious facility expanding onto additional property to the east (request 
#1) and to show the existing congregation hall addition to the religious facility (request #2). The 
submitted plans depict the additional ±0.18-net acre vacant parcel, which is now a part of the 
subject property, utilized as additional parking for the religious facility. Additionally, the plans show 
the existing one-story congregation hall addition, with an approximately 1,565 sq. ft. footprint 
along the rear side of the existing religious facility.  The existing addition is at a similar height to 
the existing building which is approximately 14’ in height.  Staff notes that the existing addition 
and parking area would be adequately buffered by a metal fence at a height of 6’ along the interior 
side south property line, which in staff’s opinion will provide an adequate buffer to mitigate the 
visual impact created by the existing congregation hall addition and parking spaces. However, as 
a condition of approval, staff recommends that the applicant install a 6’ high solid fence along the 
south and east property lines, to mitigate any visual impact created by the existing congregation 
hall addition and parking abutting the residential buildings to the south and east, prior to final 
inspection.  Additionally, staff opines that approval of same would not create any new visual 
impact on the surrounding properties, which are zoned RU-2, Two-Family Residential District to 
the south and east of the subject property, or on passerby along the abutting area roadways as 
the existing congregation hall addition will not be higher than the maximum permitted by the RU-
2 zoning district.  Further, staff opines that the overall design of the existing religious facility and 
existing congregation hall addition provides for a cohesive religious facility with sufficient parking 
spaces surrounding most of the building.   
  
Furthermore, staff notes that based on the memorandum from the Platting and Traffic Review 
Section of the Department of Regulatory and Economic Resources (RER), the approval of the 
aforementioned requests will generate approximately an additional 5 PM trips and meets traffic 
concurrency for an initial development order. Additionally, staff notes that based on the 
memoranda from the other departments that reviewed this application, including the Division of 
Environmental Resource Management (DERM) of RER and the Miami-Dade Fire Rescue 
Department (MDFRD), approval of this application will not generate or result in excessive noise 
or traffic, cause undue or excessive burden on public facilities, including water, sewer, solid waste 
disposal, recreation, transportation, streets, roads, highways or other such facilities which have 
been constructed or which are planned and budgeted for construction.  Therefore, staff 
recommends approval with conditions of requests #1 under Section 33-311(A)(3), Special 
Exception, Unusual use and New Uses, and approval with conditions of request #2, under 
Section 33-311(A)(7), Generalized Modification Standards.  
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When requests #3 and #4 are analyzed under the Non-Use Variance (NUV) Standards, 33-
311(A)(4)(b), Non-Use Variances From Other Than Airport Regulations, staff opines that approval 
with conditions of these requests would maintain the basic intent and purpose of the zoning and 
subdivision regulations, will not affect the stability and appearance of the community and would 
be compatible with the surrounding area.  
 
Based on the location of the property, as well as the existing building placement and layout, staff 
opines that the existing religious facility on the subject property would not adversely impact the 
surrounding properties. Staff notes that although the existing structure would not meet the setback 
and spacing requirements for a building of public assemblage (request #3), the existing 
development’s overall massing, scale, building height, landscaping requirements, and lot 
coverage does not exceed the maximum intensities allowed on RU-2 parcels and fully complies 
with the Code minimums. Staff acknowledges that if the existing building was for residential use, 
the structure would meet the RU-2 district zoning setbacks from its property lines. However, 
pursuant to Section 33-17(1) of the Code, buildings for public assemblage with over fifty (50) 
occupants requires interior side setback of 50 feet from any abutting property line under different 
ownership, 25 feet to any property line which abuts on a public highway or alley, and a minimum 
of 75 feet from any existing residential building; and as such the existing religious use structure 
is subject to these larger setbacks. The existing one (1)-story building with an approximate height 
of 14’ (maximum 35’ allowed in RU-2) maintains the single-family residential look of the adjoining 
properties and the development will not result in an intensification of the development of the site 
beyond the scale of the surrounding area. Further, staff notes that the existing building is designed 
with the same architectural scale as the surrounding community and will be adequately buffered 
with a new 6’ high metal along the interior side and rear property lines, which staff opines would 
lessen any adverse impacts of the existing use on the adjacent residential properties. Notably, 
the closest homes to the existing religious facility are spaced at a distance of approximately 40’ 
(south) respectively from the existing structure, which staff opines, are adequate distances to not 
have any adverse impacts. For the aforementioned reasons, staff opines that approval with 
conditions of the existing structure will not have significant new visual impacts on the surrounding 
area and would be compatible with the same. 
 
When the request to allow parking areas within 25’ of the existing right-of-way of NW 23 Avenue 
(Request #4) is analyzed under Section 33-311(A)(4)(b), the Non-Use Variance (NUV) From 
Other Than Airport Regulations Standards, staff supports the request and opines that the approval 
with conditions would be compatible with the surrounding area. Staff notes that the religious 
facility has been permitted said variance once before within 25’ of the existing right-of-way of NW 
101 Street, under Resolutions #4ZAB-351-86, and opines that this request will allow the applicant 
to extend the existing surface parking lot onto the western portion of the subject property. The 
parking area is situated towards the front of the subject site and adjacent to NW 23 Avenue.  
Further, the proposed parking expansion will contain adequate landscaping along the perimeter 
and any impact of this request would be adequately mitigated by the continuous row of trees as 
well as shrubs along the property line abutting the roadway. Staff notes that the Department of 
Transportation and Public Works and Platting and Traffic Review Section of the Department of 
Regulatory and Economic Resources do not object to this request. As such, staff opines that the 
design and location of the parking area extensions provide for a cohesive campus and the 
resulting right-of-way encroachments are not likely to have a major visual impact on the abutting 
properties. 
 
Staff, therefore, opines that approval with conditions of requests #3 and #4 would maintain the 
basic intent and purpose of the zoning, subdivision and other land use regulations, which is to 
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protect the general welfare of the public, particularly as it affects the stability and appearance of 
the community and provided that the non-use variances will be otherwise compatible with the 
surrounding land uses and would not be detrimental to the community. As such, staff 
recommends approval with conditions of requests #3 and #4, under Section 33-
311(A)(4)(b), Non-Use Variances From Other Than Airport Regulations. 
 
ACCESS, CIRCULATION AND PARKING: The submitted plans indicate access to the site along 
NW 101 Street and along NW 23 Avenue with adequate parking on-site. 
 
NEIGHBORHOOD SERVICES PROVIDER REVIEW:  See attached. 
 
OTHER: Not applicable. 
 
RECOMMENDATION:   
 
Approval with conditions. 
 
CONDITIONS FOR APPROVAL:   
 
1. That all the other conditions of Resolution #4-ZAB-351-86 remain in full force and effect except 

as herein modified. 
 

2. That in the approval of the plan, the same be substantially in accordance with that submitted 
for the hearing entitled, “Plans to obtain a Certificate of Use for an existing church in North 
Miami” as prepared by Joaquin Montesino, P.E., consisting of sheets A-1.0,  A-2.0, SP-1 and 
SP-1.1 consisting of four (4) sheets, and sheets LP-1 and LP-2 entitled “Alfa Y Omega” as 
prepared by Biolandis Landscape Architects and Contractors, consisting of two (2) sheets, all 
dated stamped received 9/26/2025, for a total of 6 sheets.” 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, 
except as may be otherwise be required by code. 
 

3. 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. 

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

 
5. That the proposed 6’ high metal fence located along the south and east property lines be 

maintained as a visual buffer, and that if the fence is removed or destroyed, the applicant shall 
install a fence and hedge in accordance with Section 33-11(h) of the County Code. 

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

requests, and other provisions of the Traffic Engineering Division (TED) of the Department of 
Transportation and Public Works as indicated in the attached memorandum. 
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7. That a Unity of Title agreement, suitable for recording, be submitted to and meet with the 
approval of the Director; said agreement to be to the effect that the property will be developed 
and maintained under one ownership. 

 
 
ES:JB:SS:VM 
 
 
 
____________________________ 
Eric Silva, AICP, Assistant Director 
Development Services Division 
Miami-Dade County Department of  
Regulatory and Economic Resources 



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

 

 
 

PERTINENT ZONING REQUIREMENTS/STANDARDS 
 

Section  
33-311(A)(3) 
Special Exception, 
Unusual  
and New Uses 

Special exceptions (for all applications other than public charter schools), unusual and 
new uses. Hear application for and grant or deny special exceptions, except applications 
for public charter schools; that is, those exceptions permitted by the regulations only upon 
approval after public hearing, new uses and unusual uses which by the regulations are 
only permitted upon approval after public hearing; provided the applied for exception or 
use, including exception for site or plot plan approval, in the opinion of the Community 
Zoning Appeals Board, would not have an unfavorable effect on the economy of Miami-
Dade County, Florida, would not generate or result in excessive noise or traffic, cause 
undue or excessive burden on public facilities, including water, sewer, solid waste 
disposal, recreation, transportation, streets, roads, highways or other such facilities which 
have been constructed or which are planned and budgeted for construction, are accessible 
by private or public roads, streets or highways, tend to create a fire or other equally or 
greater dangerous hazards, or provoke excessive overcrowding or concentration of people 

NEIGHBORHOOD SERVICES PROVIDER COMMENTS* 
RER-Code Coordination and Public Hearings Section No objection 
Platting and Traffic Review Section (RER) No objection 
Department of Transportation and Public Works (DTPW) No objection* 
Miami-Dade Fire Rescue (MDFR) No objection 
Water and Sewer Department (WASD) No objection 
Building and Neighborhood Compliance (BNC) No objection 
Miami-Dade County Office of Historic Preservation (OHP) 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. 

Residential 
Communities 
(Pg. I-26) 

The areas designated Residential Communities permit housing types ranging from 
detached single-family to attached multifamily buildings, as well as different constructions 
systems. Also permitted in residential Communities are neighborhood and community 
services including schools, parks, houses of worship, day care centers, group housing 
facilities, and utility facilities only when consistent with other goals, objectives and policies 
of this Plan and compatible with the neighborhood. The character of the “neighborhood” 
reflects the intensity and design of developments mix of land uses, and their relationship. 
 

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. 
 

Policy LU-4D 
(Page.  I-8) 

Uses which are supportive but potentially incompatible shall be permitted on sites within 
functional neighborhoods, communities or districts only where proper design solutions can 
and will be used to integrate the complementary elements and buffer any potentially 
incompatible elements. 
 



         Building and Neighborhood Compliance  
 

ENFORCEMENT HISTORY  
 

 
ALFA Y OMEGA LA HERMOSA CORP 10055 NW 23 AVE 

2270 NW 101 ST 
MIAMI-DADE COUNTY, FLORIDA. 

 
   

APPLICANT  ADDRESS  

 
Pending Z2024000101 

 
  

  DATE  HEARING NUMBER    
FOLIO: 30-3103-010-0460/30-3103-010-0461 
 
REVIEW DATE OF CURRENT ENFORCEMENT HISTORY:  
August 20, 2025 
 
NEIGHBORHOOD REGULATIONS: 
Folio No: 30-3103-010-0460/30-3103-010-0461 
There are no open/closed cases in CMS. 
 
BUILDING SUPPORT REGULATIONS: 
Folio No.: 30-3103-010-0460 
Building support case: F2017003322-U was opened on 07/27/2018. Due to COMPLAINT 
RECEIVED FROM OTHER AGENCY . Building Recertification and Electrical Recertification Reports 
from 5/19/2017. NOTICE OF VIOLATION POSTED ON 08/03/2018 and mailed on 08/20/2018. 
NOTICE OF VIOLATION Recorded on Book: 31112 Page: 638 Total Pages: 6 on 08/23/2019. NOTICE 
OF BOARD HEARING TO BE POSTED and mailed certified 12/10/2018. E-RECORDING OF BOARD 
ORDER COMPLETED BY CLERK OF COURTS TICE OF BOARD HEARING posted 
12/14/2018.UNSAFE STRUCTURE BOARD HEARING DEFERRED TO 02/13/2019 BOARD 
HEARING. BOARD ORDER COMPLETED BY CLERK OF COURTS AND Recorded on Book: 31342 
Page: 2332 Total Pages: 3 ON 03/05/2019. BOARD HEARING ORDER EXTENSION REQUEST 
REVIEWED APPROVED ON 07/16/2019.NOTICE OF BOARD HEARINGPOSTED ON 08/19/2019 
AND SENT CERTIFIED ON 08/09/2019.BOARD ORDER DECISION POSTED 09/26/2019. BOARD 
ORDER COMPLETED BY CLERK OF COURTS AND RECORDED on Book: 32156 Page: 3361 Total 
Pages: 3 ON 10/21/2020. NON-COMPLIANT AGREEMENT REQUEST RECEIVED 01/08/2024. 



INTERNAL AGREEMENT APPROVED BY FUS AND MAILED ON 01/1/2024. SIGNED INTERNAL 
AGREEMENT AND PAYMENT RECEIVED AND APPROVED ON 02/06/2024. Executed Agreement 
emailed to customer. ON 02/06/2024.INTERNAL BILLING SUBMITTED TO FUS ON 11/08/2024 As 
of today, the cost is $3,017.01 this amount includes $300.00 for the agreement's process 
fee.  PROPOSED AGREEMENT EMAILED TO OWNER’S REP ON 11/08/2024. INTERNAL 
AGREEMENT EXECUTED Invoice Number(s) generated: Q2025046162 The Agreement provided 365 
days from 11/25/2024 to obtain the required permits, complete all the work/repairs and obtain final 
inspection approval on all building permits by November 25, 2025.Internal agreement executed on 
11/25/2024 In addition, an engineer’s, or architect’s revised Recertification report(s) shall be submitted 
within this same time indicating that the structure(s), as repaired, qualifies for Recertification. Executed 
Internal Agreement Mailed 11/25/2024.  Executed Agreement sent to customer by email. Per 
Agreement, second payment is due by May 24, 2025. Payment to be made under process/invoice 
number Q2025046162.  There are no outstanding fees at this time. 
 
Folio No. 303103-010-0461 
There are no open/closed cases in BSS. 
 
VIOLATOR: 
ALFA OMEGA LA HERMOSA CORP 
 
OUTSTANDING LIENS AND FINES: 
There are no outstanding liens or fines. 

 



                                                    Memorandum 

  

Date: August 11, 2025 

To: Lourdes M. Gomez, AICP, Director 
Department of Regulatory and Economic Resources 

From: Lisa M. Spadafina, RER Assistant Director 
Division of Environmental Resources Management 

Subject: Z2024000101-2nd Review 
Alfa Y Omega La Hermosa Corp. 
10055 NW 23rd Avenue and 2270 NW 101st Street 
Non-Use Variance for setback and parking requirements for the 
legalization of an existing addition to a church and to merge two folios 
(RU-2) (0.37 acres) 
03-53-41 

__________________________________________________________________________________ 
The Department of Regulatory and Economic Resources – Division of Environmental Resources 
Management (DERM) has reviewed the above referenced zoning application for compliance with the 
requirements of Chapter 24 of the Miami-Dade County Code (the Code) for potable water service and 
wastewater disposal. Based on the information provided, this zoning application is approved pursuant to 
section 24-43.1 of the Code related to potable water service and wastewater disposal.    

Potable Water Supply and Wastewater Disposal 
According to DERM records, the existing church is currently connected to the public water supply system 
and is served by an onsite sewage treatment and disposal system (OSTDS) as a means for the disposal 
of domestic liquid waste. Furthermore, pursuant to section 24-43.4 of the Code and based on the 
information submitted with this application, DERM staff has determined that public sewer lines are not 
located within feasible distance to the subject property. Pursuant to the Code, the addition to be legalized 
is required to connect to public water and the OSTDS to the extent that they have plumbing connections 
for potable water and/or wastewater. 

As per the site plans submitted with this application, no new construction besides the addition being 
legalized is proposed. In accordance with the Code, DERM will evaluate the feasibility of connecting to 
the public sanitary sewer system prior to DERM approval of any future development order (zoning site 
plan, plat, building permit) that proposes development on the subject properties. 

Pursuant to section 24-43.1(4) of the Code, DERM can approve the interim use of an OSTDS as a means 
for the disposal of domestic liquid waste, if the non-residential use meets the sewage loading 
requirements in the Code, it will not generate a liquid waste other than domestic sewage, and that the 
property owner has executed a covenant running with the land in favor of Miami-Dade County as required 
by the Code. Based on the information submitted with this application, the use (church) complies with the 
sewage loading requirements and based on the floor plan submitted the church is not expected to 
generate liquid waste other than domestic.   

In addition, the subject property has a properly executed covenant running with the land which provides 
that the only liquid waste, less and except the exclusions contained therein, which shall be generated, 
disposed of, discharged or stored on the property shall be domestic sewage discharged into an OSTDS. 
This covenant is recorded in Miami-Dade County Official Records Book 33847, Page 3827. 
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This analysis is based on the sanitary sewer infrastructure as it exists at the time of this application. 
Please be advised that sanitary sewer system infrastructure is constantly changing, and future 
applications related to this property will be reanalyzed based on the infrastructure that exists at the time 
of such future applications.   

Conditions of Approval: None 

Water Control Review 
Stormwater shall be retained on site utilizing properly designed seepage or infiltration drainage system.   

Site grading and development plans shall comply with the requirements of Chapter 11C of the Code, as 
well as with all state and federal criteria, and shall not cause flooding of adjacent properties. 

Any proposed development shall comply with county and federal flood criteria requirements. The 
proposed development order, if approved, will not result in a reduction in the LOS standards for flood 
protection set forth in the CDMP subject to compliance with the conditions required for this proposed 
development order. 

Conditions of Approval: None 

Tree Preservation Review 
An aerial review of the subject property indicates the presence of tree resources; however, the site plan 
entitled "Plans to Obtain a Certificate of Use for an Existing Church in North Miami" prepared by Joaquin 
Montesino, P.E., was submitted with the subject application, and indicates that tree resources onsite will 
not be removed. Please note that a Miami-Dade County Tree Permit is required prior to the removal 
and/or relocation of any tree that is subject to the tree preservation and protection provisions of the Code. 
Projects and permits shall comply with the requirements of sections 24-49.2 and 24-49.4 of the Code. 

In accordance with section 24-49.9 of the Code, all plants prohibited by Miami-Dade County shall be 
removed from all portions of the property prior to development, or redevelopment and developed parcels 
shall be maintained to prevent the growth or accumulation of prohibited species. Please contact Jackelyn 
Alberdi at Jackelyn.Alberdi@miamidade.gov regarding any additional information or concerns with this 
review. 

Conditions of Approval: None 

DERM Enforcement History Review 
There are no open or closed enforcement records for violations of Chapter 24 of the Code for the subject 
property. There are no outstanding DERM liens or fines for the subject property. 

Concurrency Review Summary 
A concurrency review has been conducted for this application and DERM has determined that the same 
meets all applicable LOS standards for an initial development order as specified in the adopted CDMP 
for potable water supply, wastewater disposal, and flood protection. This concurrency approval is valid 
only for this initial development order. Pursuant to Chapter 33G of the Code, a final concurrency 
statement will be issued at the time of final development order.   

If you have any questions concerning the comments or wish to discuss this matter further, please contact 
Ninfa Rincon at (305) 372-6764. 

cc: Eric Silva, Department of Regulatory and Economic Resources 

mailto:Jackelyn.Alberdi@miamidade.gov








Date: October 03, 2025 

To: Eric Silva, Assistant Director 
Regulatory and Economic Resources 

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

Subject: Z2024000101 

  

The Miami-Dade Fire Rescue Department has no objection to site plan uploaded to “EnerGov" on 
09/26/2024.  
 
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


 
 
 
Date:  Wednesday, May 7, 2025 
 
To:  Eric Silva 

Assistant Director, Zoning Division 
Department of Regulatory and Economic Resources (RER) 
 

From:  Miguel Soria, P.E. 
  Assistant Director Highway Engineering 
  Department of Transportation and Public Works 
 
Subject: Review Type: Z2024000101 

Applicant Name: Alfa Y Omega La Hermosa Corp. 
____________________________________________________________________________ 

Miami-Dade County Department of Transportation and Public Works (DTPW) Traffic 

Engineering Division has reviewed the subject application and has no objections to this 

application, subject to the conditions in Section I: 

PROJECT LOCATION:  

The property is located at 10055 NW 23rd Avenue, Miami, Florida.   
 

COMMENTS/RECOMMENDATION:  

I. CONDITIONS: 
1. This development has been approved to expand the existing church onto additional 

property. In the case that the land use information is modified, a new site plan/traffic study 
must be submitted for review. 

2. As trash collection is proposed within the public right-of-way, a covenant executed through 
RER (Claudia Luna) must be submitted, restricting trash collection to off-peak hours—
specifically outside of 7:00 AM to 9:00 AM and 4:00 PM to 6:00 PM. Please contact 
Claudia Luna (claudia.luna@miamidade.gov) to complete the required covenant. 
Additionally, the plans must include a note specifying that no garbage collection activities 
associated with the project shall occur between 7:00 AM and 9:00 AM and between 4:00 
PM and 6:00 PM. 
 

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

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

 
 

 

mailto:claudia.luna@miamidade.gov
mailto:anamersy.arce@miamidade.gov


 

 
The Miami-Dade County Office of Historic Preservation has reviewed the subject application and 
has no comments or objections.  
For any questions, please contact Sarah Cody at (305) 375-4438 or via email at 
sarah.cody@miamidade.gov. 
 
 

Date: May 29, 2024 

To: Eric Silva, Assistant Director for Development Services  
Department of Regulatory and Economic Resources  

From: Sarah Cody, Historic Preservation Chief 
Department of Regulatory and Economic Resources  

Subject: Zoning Application Z2024-000101 Alfa Y Omega La Hermosa Corp 

mailto:sarah.cody@miamidade.gov
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