


COMMUNITY ZONING APPEALS BOARD - AREA 11
MEETING OF NOVEMBER 5, 2025

KENDALL VILLAGE CENTER, CIVIC PAVILION
8625 SW 124 AVENUE, 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.



SWEARING IN OF WITNESSES

1. MIAMI DADE SNF HOLDING, LLC. 72025000106 Area 10/District 11

The application is to permit a rezoning of the subject parcel from BU-1A to BU-2, and allow
residential use in a business district in order to develop the subject parcel with a 2-story high, 57-
unit townhouse development. The application also seeks to allow deletion of a prior covenant
proviso that ties the subject property to a larger tract of land, in order to submit plans for the
proposed residential development. Additionally, the application seeks to allow a vinyl-coated
chain link fence and a 20-foot-wide landscaped buffer in place of the required 6-foot-high
masonry wall along the north property line, allow a 10-foot-wide landscaped strip along the rear
property line fronting on SW 167 Avenue in lieu of the required 5-foot-high masonry wall, and to
have more lawn area than permitted by Code.

(1) DISTRICT BOUNDARY CHANGE from BU-1A, Limited Business District, to BU-2, Special
Business District.

(2) SPECIAL EXCEPTION to permit residential uses in a BU-2 District.

(3) DELETION of a Declaration of Restrictions recorded in Official Records Book 19576, Pages
2500-2507, as last modified by a covenant proviso contained in Resolution #CZAB11-40-04,
only as it applies to the subject property.

The purpose of request #3 is to allow the applicant to delete a prior declaration of restrictions on
the subject site, which tied the site to a larger tract of land, in order to allow the applicant to
submit a revised plan showing a 2-story high, 57-unit townhouse development on the subject site.

(4) NON-USE VARIANCE of zoning regulations requiring 6’ high decorative masonry wall where a
business lot abuts a RU zoned district; to waive same and to permit a vinyl-coated chain link
fence and a 20’ wide landscaped buffer along the interior side (north) property line.

(5) NON-USE VARIANCE of zoning regulations requiring 5’ high decorative masonry wall set
back 10’ from the official right-of-way line at the rear of a through lot, with the 10’ strip
substantially landscaped; to waive same and to permit a minimum of 10’ wide landscaped
strip along the rear (west) property line.

(6) NON-USE VARIANCE to permit a proposed lawn area of 89% (60% maximum lawn area of
the required open space permitted).

Plans are on file and may be examined in the Department of Regulatory and Economic
Resources, entitled “Kendall Townhomes”, as prepared by Pascual Perez Kiliddjian Starr
Architects+Planners, consisting of 15 sheets, and civil & landscape plans as prepared by Kimley
Horn, consisting of 11 sheets, all dated stamped received 8/25/2025, for a total of 26 sheets.
Plans may be modified at public hearing.

LOCATION: Lying approximately 291 feet north of SW 88 Street (North Kendall Drive), between
SW 165 Avenue and SW 167 Avenue, Miami-Dade County, Florida
SIZE OF PROPERTY: £4.65-gross (+4.58-net) Acres



Department of Regulatory and

Economic Resources

Recommendation: Denial without prejudice of request #1,
modified approval with conditions of
request #2, and approval with conditions
of requests #3 through #6.

Protests: 0 Waivers: 0

APPROVED: DENIED WITH PREJUDICE:

DENIED WITHOUT PREJUDICE: DEFERRED:

2. ELIESBEL DIAZ 72025000143 Area 10/District 11

The application is to allow a proposed swimming pool to be located in front of the principal
residence and closer to the front property line than required by Code. Additionally, the application
seeks to allow an existing detached pergola structure to be located closer to the rear property line
than required by Code.

1) NON-USE VARIANCE to permit a proposed swimming pool to be located in front of the
principal building (not permitted).

2) NON-USE VARIANCE to permit a proposed swimming pool to setback a minimum of 11.50°
(75’ required, 40’ previously approved) from the front (northwest) property line.

3) NON-USE VARIANCE to permit an existing detached pergola structure to setback a minimum
of 53.83’ (55’ required) from the front (northwest) property line, and setback a minimum of 2.5’
(5’ required) from the rear (east) property line.

A Plan is on file and may be examined in the Department of Regulatory and Economic
Resources, entitled, “Zoning Hearing for Proposed Swimming Pool and Pergola”, as prepared by
Victor G. Reeve, P.E., dated stamped received 7/28/2025, consisting of 1 sheet. Plan may be
modified at public hearing.

LOCATION: 9351 SW 164 Court, Miami-Dade County, Florida
SIZE OF PROPERTY: 0.20 Acre

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






Protests: 0 Waivers: 0

APPROVED: DENIED WITH PREJUDICE:
DENIED WITHOUT PREJUDICE: DEFERRED:
NOTICE
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THE FOLLOWING SUMMARY INFORMATION IS PROVIDED AS A COURTESY; IT SHOULD
NOT BE TREATED AS LEGAL ADVICE AND IT SHOULD NOT BE RELIED UPON. LEGAL
CONSULTATION MAY BE WARRANTED IF AN APPEAL OR OTHER LEGAL CHALLENGE IS
BEING CONTEMPLATED.
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Decisions of the Community Zoning Appeals Board (CZAB) may be subject to appeal or other
challenge. For example, depending upon the nature of the requests and applications addressed
by the CZAB, a CZAB decision may be directly appealable to the Board of County
Commissioners (BCC) or may be subject to challenge in Circuit Court. Challenges asserted in
Circuit Court, where available, must ordinarily be filed within 30 days of the transmittal of the
pertinent CZAB resolution to the Clerk of the BCC. Appeals to the BCC, where available, must be
filed with the Zoning Hearing Section of the Department of Regulatory and Economic Resources
(RER), or its successor Department, within 14 days after RER has posted a short, concise
statement (such as that furnished above for the listed items) that sets forth the action that was
taken by the CZAB. (RER’s posting will be made on a bulletin board located in the office of
RER.) All other applicable requirements imposed by rule, ordinance, or other law must also be
observed when filing or otherwise pursuing any challenge to a CZAB decision.

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



http://www.municode.com/

Miami-Dade County Department of Regulatory and Economic Resources
Staff Report to the Community Zoning Appeals Board 11

PH: Z25-106 November 5, 2025
Item No. 1

Recommendation Summary

Commission District | 11

Applicant Miami Dade SNF Holding, LLC
Summary of The applicant seeks to rezone the subject property from BU-1A to BU-
Requests 2 and allow residential use in a business district in order to develop

the subject parcel with a 2-story high, 57-unit townhouse
development. The applicant also seeks to allow deletion of a prior
covenant, only as it applies to the subject property, which ties it to a
set of older plans, in order to submit plans for the proposed residential
development. Additionally, the application seeks to allow a chain-link
fence and landscaped buffers in place of the required masonry walls
along certain property lines, and to have more lawn area for the
proposed development than permitted by Code.

Location Lying approximately 291 feet north of SW 88 Street (North Kendall
Drive), between SW 165 Avenue and SW 167 Avenue, Miami-Dade
County, Florida

Property Size +4.65-gross (+4.58-net) acres

Existing Zoning BU-1A, Limited Business District

Existing Land Use Vacant land

2030-2040 CDMP Business and Office

Land Use (see attached Zoning Recommendation Addendum)
Designation

Comprehensive Plan | Consistent with interpretative text, goals, objectives and policies of
Consistency the CDMP

Applicable Section 33-311 District Boundary Change,
Zoning Code Section 33-311(A)(3), Special Exception, Unusual use and New
Section(s) Uses,

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

(see attached Zoning Recommendation Addendum)
Recommendation Denial without prejudice of request #1, modified approval with
conditions of request #2, and approval with conditions of
requests #3 through #6.

REQUESTS:

(1) DISTRICT BOUNDARY CHANGE from BU-1A, Limited Business District, to BU-2, Special
Business District.

(2) SPECIAL EXCEPTION to permit residential uses in a BU-2 District.

(3) DELETION of a Declaration of Restrictions recorded in Official Records Book 19576, Pages
2500-2507, as last modified by a covenant proviso contained in Resolution #CZAB11-40-04,
only as it applies to the subject property.

The purpose of request #3 is to allow the applicant to delete a prior declaration of restrictions on
the subject site, which tied the site to a larger tract of land, in order to allow the applicant to submit
a revised plan showing a 2-story high, 57-unit townhouse development on the subject site.

(4) NON-USE VARIANCE of zoning regulations requiring 6’ high decorative masonry wall where
a business lot abuts a RU zoned district; to waive same and to permit a vinyl-coated chain link
fence and a 20’ wide landscaped buffer along the interior side (north) property line.
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Page |2

(5) NON-USE VARIANCE of zoning regulations requiring 5’ high decorative masonry wall set
back 10’ from the official right-of-way line at the rear of a through lot, with the 10’ strip
substantially landscaped; to waive same and to permit a minimum of 10’ wide landscaped
strip along the rear (west) property line.

(6) NON-USE VARIANCE to permit a proposed lawn area of 89% (60% maximum lawn area of
the required open space permitted).

Plans are on file and may be examined in the Department of Regulatory and Economic
Resources, entitled “Kendall Townhomes”, as prepared by Pascual Perez Kiliddjian Starr
Architects+Planners, consisting of 15 sheets, and civil & landscape plans as prepared by Kimley
Horn, consisting of 11 sheets, all dated stamped received 8/25/2025, for a total of 26 sheets.
Plans may be modified at public hearing.

PROJECT HISTORY AND DESCRIPTION:

On February 13, 2001, the subject site was part of a much larger tract of land (100 acres) that,
pursuant to Resolution No. CZAB11-7-01, was approved by the Community Zoning Appeals
Board #11 for multiple district boundary changes (BU-1A, RU-1M(a), RU-1M(b), and RU-3)M as
well as for various ancillary non-use variances. The overall £100-acre tract of land was intended
to be developed with a retail shopping center and multiple residential developments. Staff notes
that said resolution had rezoned the subject property (+4.65-acres) and the adjacent commercial
(x4.07-acre) property to the south of it, to BU-1A, Limited Business District, and had also
approved waiving the requirement that a masonry wall be erected between the property and the
adjacent residential lots. As part of that approval, the owner had proffered a Declaration of
Restrictions, recorded at ORB 19576, Pages 2500-2507, (“2001 Declaration”) that had restricted
the overall £100-acre land to a set of plans, and restricted the development on the two 8.58-acre
parcels to the submitted site plans for a commercial development. The site plan for these two
commercially zoned parcels had contemplated the development of a shopping center (to be
located mainly on the subject parcel), a large surface parking area, and on the adjacent parcel to
the south- two (2) out-parcels to accommodate two (2) drive-thru fast-food franchises/restaurants
and their parking areas. Specifically, the previously approved plans under the 2001 Declaration
restricted the +4.65-acre subject site to approximately 107,000 sq. ft. of building area for a strip
shopping center, and approximately 300 parking spaces.

In December 2004, the CZAB #11 adopted Resolution No. CZAB11-40-04, amending the 2001
Declaration to revise the controlling plans for the parent (100 acres) tract of land. However, staff
notes that the amendment to the 2001 Declaration approved under Resolution No. CZAB11-40-
04 was never recorded and exists in the form of a covenant proviso. These most current approved
plans under the covenant proviso restrict the +4.65-acre subject site to similar styled commercial
development in the form of approximately 50,934 sq. ft. of shopping center area within five, one-
story-high retail buildings, and 269 parking spaces.

More recently, in June 2022, the Zoning Department approved a substantial compliance
application under Section 33-310.1 of the Code to allow a modification to the original approved
plans under Process No. D2021000057. The modified site plan contemplated the development of
a commercial project on the overall £8.58-acre commercial parcel, and included a four (4) story
skilled nursing facility, consisting of 176 beds and 413 parking spaces for the +4.65-acre subject
property, and two (2) out-parcels to accommodate two (2) drive-thru fast-food franchises on the
adjacent £4.07-acre property to the south of the subject site. However, staff, also notes that a

10/28/2025
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concurrent request to delete the covenant proviso tying the overall £8.58-acre commercial parcels
to the plans for a shopping center was denied at that time; and therefore, the +4.65-gross (+4.58-
net) acres subject parcel is still tied to the plans for a commercial development. As such, for it to
be developed as a residential use as intended under the current zoning application, a deletion of
the aforementioned covenant proviso would be necessary.

The applicant seeks approval of a district boundary change from BU-1A to BU-2, and a special
exception to allow a residential use on a property that is otherwise zoned as a business district.
With the aforementioned requests, the applicant also seeks to allow deletion of the 2001
Declaration, recorded at ORB 19576, Pages 2500-2507, last modified by a covenant proviso
contained in Resolution No. CZAB11-40-04, only as it applies to the subject site, that ties the
subject property to previously approved site plans for a commercial development, in order to
submit plans for the proposed residential development. Additionally, the application seeks to allow
a fence and landscaped buffers in place of the required masonry walls along the interior side
(north) and rear (west) property lines, and to have more lawn area for the proposed development
than otherwise permitted by Code. The applicant intends to build a 2-story high, 57-unit
townhouse development on the subject parcel that was previously approved for commercial
development. The proposed residential development will include 128 parking spaces and has
three (3) points of ingress/egress. Of those three points, the plans depict two -access points,
including the main entrance, provided along SW 165 Avenue, and one secondary egress point
along the SW 167 Avenue which is the rear (west) boundary of the subject site. Internal circulation
is provided via private drive aisles connecting to each dwelling unit and to the community’s
pedestrian walkways. Parking and driveways are internal to the site and facilitate the flow of traffic
within the proposed development, with the required parking provided as a surface parking lot
tucked in the middle of the parcel behind the existing and proposed structures, shielding it from
the adjoining roadways. Submitted landscape plans depict adequate landscaping in the form of
trees and shrubs provided along the perimeter of the subject parcel and around the
existing/proposed structures, while street trees with shrubs have been provided all along the
property lines and SW 165 Avenue.

NEIGHBORHOOD CHARACTERISTICS

Zoning and Existing Use Land Use Designation
Subject Property BU-1A; vacant land Business and Office
North RU-3M; townhouses Low Density Residential

(2.5to 6 dua)

South BU-1A; vacant land Business and Office
East BU-2; office buildings Business and Office
West GU; vacant land, row crops Agriculture

NEIGHBORHOOD COMPATIBILITY:

The subject property is currently vacant and located approximately 291’ north of SW 88 Street
(North Kendall Drive), between SW 165 Avenue and SW 167 Avenue. The area surrounding the
subject parcel consists of existing townhouse development abutting to the north, vacant parcels
to the south, office buildings and a restaurant use to the east, and vacant land to the west. The
property is in close proximity to SW 88 Street (North Kendall Drive) which is a major transportation
section line road and a Strategic Miami Area Rapid Transit (SMART) Plan Corridor, and is located
less than +1,000 feet to a County bus transit terminal known as the “West Kendall Transit

10/28/2025
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Terminal. Additionally, the subject property is located inside and immediately east of the Urban
Development Boundary (UDB) which runs along SW 167 Avenue.

SUMMARY OF THE IMPACTS:

The approval of this application will allow the applicant to provide additional housing in this area
of the County. Based on memoranda from the departments reviewing this application, any
additional impacts will not cause their facilities and services to operate below their adopted levels
of service standards. The Platting and Traffic Review Section of the Department of Regulatory
and Economic Resources (RER) state in their memorandum that the application meets the traffic
concurrency criteria, does not exceed the acceptable Level of Service (LOS) on the neighboring
roadways and generates approximately 30 PM peak hour vehicle trips. Staff notes that the
application may add to the population in the area and may bring additional noise into the
neighborhood.

COMPREHENSIVE DEVELOPMENT MASTER PLAN ANALYSIS:

The 1£4.65-gross (+4.58-net) acre currently vacant subject property is located within the Urban
Development Boundary (UDB) and the Comprehensive Development Master Plan (CDMP)
Adopted 2030-2040 Land Use Plan (LUP) map designates the site as Business and Office. The
Business and Office category accommodates the full range of sales and service activities.
Included are retail, wholesale, personal and professional services, entertainment and cultural
facilities, amusements and commercial recreation.

The approval sought in this application will permit the applicant to introduce a residential use
within a previously approved commercial zoning district, as well as delete a prior declaration of
restrictions, only as it applies to the subject property, in order to submit revised plans showing a
with two (2)-story, 57-unit townhomes. Staff notes that the CDMP Land Use Element
interpretative text for Business and Office states that, residential uses, and mixing of residential
use with commercial, office and hotels are also permitted in Business and Office areas provided
that the scale and intensity, including height and floor area ratio of the residential or mixed use
development, is not out of character with that of adjacent or adjoining development and zoning,
and it does not detrimentally impact, and it provides a sensitive well-designed transition to any
adjacent or adjoining residentially developed or designated areas of different development
intensity. When the above conditions are met, residential development may be authorized to occur
in the Business and Office category at a density up to one category higher than the LUP
designated density of the adjacent or adjoining residentially designated area on the same side of
the abutting principal roadway, or up to the density of any such existing residential development
or zoning if the adjacent or adjoining land is undeveloped whichever is higher. Staff notes that
the subject property abuts properties to the north that is designated Low Density Residential on
the CDMP LUP and the next category higher that the property can be developed at is Low-
Medium Residential, which permits 6 to 13 dwelling units per acre. The Low-Medium Residential
designation would allow the +4.65-gross acre subject property to be developed with a maximum
of £60 dwelling units. Therefore, staff opines that the proposed a 2-story high, 57-unit townhouse
development with its density of 12.44 du/net acre is within the maximum density threshold that is
allowed under the CDMP, and would be consistent with the CDMP LUP map for the Business
and Office designation.

Additionally, staff notes that the subject property is located approximately 291 feet north of SW

88 Street (North Kendall Drive), between SW 165 Avenue and SW 167 Avenue, one of the six (6)
rapid transit corridors identified as a part of the Strategic Miami Area Rapid Transit (SMART)

10/28/2025
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Plan adopted by the Miami-Dade County’s Transportation Planning Organization (TPO) in April
2016, and endorsed by the Board of County Commissioners (BCC) by Resolution No. R-523-16.
On January 24, 2019, the BCC had adopted Ordinance No. 19-7 to allow certain densities and
intensities for properties located along the SMART Corridors. The CDMP Land Use Element
Interpretative Text states that properties that are located within ¥ mile of the SMART Plan
Corridor may be developed with up to 60 units per acre with an FAR of up to 2.0. Staff notes that
the proposed residential development with a density of 12.44 du/net acre and a floor area ratio of
approximately 0.43 is less intensive than the aforementioned density and floor area ratio
otherwise available for properties within close proximity to the SMART Plan corridor.

Furthermore, the Land Use Element Policy LU-4A sets forth the criteria to determine
compatibility and states when evaluating compatibility among proximate land uses, the County
shall consider such factors as noise, lighting, shadows, glare, vibration, odor, runoff, access,
traffic, parking, height, bulk, scale of architectural elements, landscaping, hours of
operation, buffering, and safety, as applicable. Further, COMP Land Use Element, Policy LU-
4D states that 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. Staff notes that there is an existing townhouse development to the north
of the subject site, and commercial and office uses located towards the south and east of the
property. Staff opines that the proposed development on the subject site will not be out of
character in scale and intensity with the adjacent existing and future developments and would
create a harmonious transition between the existing land uses. Therefore, staff opines that
approval of the request for the proposed residential development on the subject property would
be compatible with the surrounding area based on the criteria set forth in the CDMP Land Use
Element and Policies LU-4A and LU-4D, and would be consistent with the CDMP LUP map for
the Business and Office designation.

ZONING ANALYSIS:

The applicant seeks approval of a district boundary change from BU-1A (Limited Business
District) to BU-2 (Special Business District) (request #1), and a special exception to permit
residential uses in a BU-2 District (request #2). When request #2, to permit a residential use within
a business zoning district in order to allow a 57-unit townhouse development on the subject
property in place of the previously approved commercial development, is analyzed under Section
33-311(A)(3) Special Exceptions, Unusual Uses and New Uses, staff opines that for the reasons
stated above and below, a modified approval to permit residential development within the
current BU-1A District, would be compatible with the surrounding area when considering the
present and future development of the area concerned. Section 33-311 of the Code states that
the purpose of the Code is to provide a comprehensive plan and design to among other things,
lessen congestion on the highways and promote health, safety, morals, convenience and general
welfare, with the view of giving reasonable consideration among other things to the character of
the district or area and its peculiar suitability for particular uses. Staff notes that residential uses
may be permitted on the current BU-1A zoning district, after approval at a public hearing. Staff
supports a modified approval with conditions to permit residential development within the BU-
1A District, and for the reasons explained in the Comprehensive Development Master Plan
Analysis section of this application, opines that providing a residential use on the subject parcel
would be compatible with the surrounding area and shall create a natural transition between the
existing townhouse development to the north and the commercial uses that are located to the
south and east of the subject site.

10/28/2025
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Staff notes that the subject parcel is located inside and immediately east of the Urban
Development Boundary (UDB) which runs along SW 167 Avenue and is also located
approximately 291’ north of SW 88 Street (North Kendall Drive) which is a major transportation
section line road and a designated Strategic Miami Area Rapid Transit (SMART) Plan Corridor.
Additionally, the subject site is located less than £1,000 feet to a County bus transit terminal
known as the “West Kendall Transit Terminal,” located on the east side of SW 162 Avenue at its
intersection with SW 91 Street. The subject parcel has properties to its south and east that are
zoned BU-1A and BU-2 respectively, whereas the GU zoned parcels immediately to the west of
the site are located outside the Urban Development Boundary (UDB) and are currently vacant.
The BU-2 zoned parcels to the east consist of existing office buildings and a restaurant, whereas
the properties abutting the subject site immediately to the north consist of existing residential uses
in the form of townhouses. The BU-1A zoned vacant parcels immediately to the south of the
subject site and fronting along SW 88 Street, are currently vacant, and are also tied to the plans
for commercial development pursuant to ORB 19576, later modified by the covenant proviso
contained in Resolution #CZAB11-40-04. Additionally, as noted earlier, staff notes that the
property is near SW 88 Street (North Kendall Drive), a major commercial thoroughfare, and there
are several commercial, retail and high-density residential zoning districts along said corridor.
Staff opines that the proposed townhouse development would minimally alter the development
fabric of the neighborhood and will create a harmonious transition between the existing
surrounding land uses. The submitted plans depict a 2-story high, 57-unit townhouse
development and the applicant is not requesting any variances for the proposed residential
structures. The proposed development meets the criteria for building setbacks, building height,
lot coverage, open space and landscaping requirements. The proposed layout and placement of
the structure on the site, as well incorporation of appropriate landscaping ensure that the new
residential use addition to the site would be compatible with the surrounding area in its overall
massing, density, scale and height, will not detrimentally impact the area and provide a sensitive
well-designed transition to the surrounding area.

However, staff opines that a request for a zone change on the subject property from BU-1A,
Limited Business District, to BU-2, Special Business District (request #1), is unnecessary and
inappropriate, as it would allow more intense commercial uses that may be incompatible with
nearby residential areas. Staff further opines that said request is unnecessary since residential
uses may also be permitted within the existing BU-1A zoning district following approval at a public
hearing, and notes that such a request is already being supported by staff under the special
exception criteria (request #2) as a modified approval, as indicated above. Staff also notes that
the BU-2 district allows all uses permitted under the BU-1 and BU-1A Districts, as well as
additional higher-intensity commercial uses by right, which could adversely affect the surrounding
neighborhood and may be deemed incompatible with the surrounding area. Such BU-2 uses
may include, but are not limited to- liquor package stores, vehicle retail showrooms, automobile
storage, breweries, hospitals, hotel/motels, warehouses etc. Additionally, there are no covenants
or Declaration of Restrictions that have been proffered in support of the request for a zone change
that would limit such intensive commercial uses on the property, or, which may have provided a
list of uses that would otherwise be permitted on the subject property (other than the uses already
allowed under the current BU-1A classification) which, in the event of redevelopment, would be
appropriately suited to be consistent with the surrounding neighborhood. As such, staff opines
that the request to rezone the property to BU-2 is unnecessary, would be incompatible with the
existing neighborhood when considering the necessity and reasonableness of said request. Staff
instead recommends a modified approval of request #2 to permit residential development within
the current BU-1A District itself. Along with the modified approval, staff requires as a condition
that the site plan be amended to reflect the current BU-1A zoning of the subject property. Based
on the foregoing, staff recommends denial without prejudice of request #1, under Section
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33-311 Standards for District Boundary Change, and a modified approval with conditions
of request #2, to permit residential development in the BU-1A district, under Section 33-
311(A)(3), Special Exceptions, Unusual Uses and New Uses.

The applicant also seeks to allow the deletion of the 2001 Declaration recorded at ORB 19576,
Pages 2500-2507, later modified by a covenant proviso contained in Resolution #CZAB11-40-04,
only as it applies to the subject property (request #3). The covenant proviso ties the subject
property to a previously approved site plan, and the applicant seeks to allow its deletion in order
to effectuate the proposed residential use on the subject site in accordance with the submitted
site plans for the same. When the aforementioned request is analyzed under Section 33-
311(A)(7), Generalized Modification Standards, staff recommends approval of the request. Staff
notes that the covenant proviso (that had amended the 2001 covenant ORB 19576 in 2004),
currently ties the subject property to a previously approved set of plans for a shopping center and
its ancillary surface parking areas. Staff further notes that in order to allow the +4.65-acre subject
parcel to be developed with residential uses in accordance with the submitted plans for a 57-unit
townhouse development (request #2, which staff supports), a deletion of the covenant proviso is
necessary. Staff has no objections to the request and opines that deletion of the covenant proviso
that ties the property to the site plans intended for a commercial development, in order to allow a
less intense, residential use on the subject parcel, would be more compatible with the
neighborhood when considering the necessity and reasonableness of the deletion in relation to
the present and future development of the area concerned. Therefore, staff recommends
approval with conditions of request #3, under Section 33-311(A)(7), Generalized
Modification Standards.

Staff notes that based on the memoranda submitted by other departments reviewing the
application, approval of the application will not cause their facilities and services to operate below
their adopted levels of service standards. Staff notes that the Platting and Traffic Review Section
of the Department of Regulatory and Economic Resources (RER), does not object to the
application and indicate in their memorandum that the application meets the traffic concurrency
criteria, does not exceed the acceptable Level of Service (LOS) on the neighboring roadways,
and will generate approximately 30 PM peak hour vehicle trips. Further, the Division of
Environmental Resources Management (DERM) of the Department of Regulatory and Economic
Resources, in their memorandum indicate that the application meets all applicable LOS standards
for an initial development order as specified in the adopted CDMP for potable water supply,
wastewater disposal, and flood protection. In addition, the memoranda submitted by the Miami-
Dade Fire Rescue Department and the Water and Sewer Department indicate no objection to the
application as well. Based on the aforementioned department memoranda, staff opines that
approval of the applicant’s request for a proposed residential use development on the subject site
will not unduly burden the abutting roadways, will not have an unfavorable impact on the
environmental resources of the County, or cause undue or excessive burden on public facilities.

In order to implement the proposed 2-story high, 57-unit townhouse development on the subject
property that is otherwise zoned as a business district (BU-1A, Limited Business District), the
applicant is requesting ancillary non-use variances. The applicant seeks to allow a vinyl-coated
chain link fence and a 20’ wide landscaped buffer along the interior side (north) property line in
place of the required 6’ high decorative masonry wall where a business lot abuts a RU zoned
district (request #4), and a 10’ wide landscaped strip along the rear (west) property line which
otherwise requires a 5’ high decorative masonry wall at the rear of a through lot (request #5), and
to permit a proposed lawn area of 89% (60% maximum lawn area of the required open space
permitted) (request #6). When these requests are analyzed under the Non-Use Variances From
Other Than Airport Regulations, Section 33-311(A)(4)(b), staff supports the aforementioned
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requests and opines that the approval of the requests with conditions would be compatible with
the neighborhood, would not affect the appearance of the community, would not generate
excessive noise or traffic, tend to create fire or other equally dangerous hazard, provoke
excessive overcrowding of people, or provoke a nuisance in the surrounding area. For requests
#4 and #5, staff opines that the provided landscaped buffers and planting in the form of trees and
shrubs would provide the required screening and a softer residential edge as compared to a solid
wall while improving visual continuity with the existing residential neighborhood abutting the
subject site. Based on the submitted plans, the proposed layout and placement of the landscaping
ensures that the proposed residential use on the site would be compatible with the surrounding
area in its overall massing, density, scale and height, will not detrimentally impact the area and
provide a sensitive well-designed transition to the surrounding area. Similarly, request #6, to
permit more lawn areas than required, would be consistent with the intent of the Code in the
context of residential townhouse development. The design provides functional and usable open-
space lawns for residents while maintaining sufficient tree and shrub plantings for shade and
aesthetics. Staff opines that this request arises from the unique circumstance of applying
commercial landscape standards to what would effectively be a purely residential community.

Staff further notes that the approval of these ancillary non-use variance requests would be tied to
the submitted plans for the proposed townhouse residential development, and opines that their
approvals would maintain the spirit and intent of the zoning requirements when considering them
under a residential use. Additionally, staff opines that based on the submitted landscape plans,
the perimeter of the subject parcel is to be substantially buffered with ample landscaping in the
form of a continuous row of street trees and shrubs, and that such landscaping elements will
create a visual perception of continuous greenery and be sufficient to mitigate any visual or aural
impacts generated by the requests. As such, staff opines that approval of the aforementioned
requests would maintain the basic intent and purpose of the zoning, subdivision and other land
use regulations, and would be compatible with the neighborhood concerned, when considering
the necessity and reasonableness of the requests in relation to the present and future
development of the area. Therefore, staff recommends approval with conditions of the
requests #4, #5 and #6, under Section 33-311(A)(4)(b), Non-Use Variances From Other Than
Airport Regulations.

ACCESS, CIRCULATION AND PARKING: The submitted plans indicate that there would be
three (3) points of ingress/egress. Two (2)-ingress/egress points of direct vehicular and pedestrian
access, including the main entrance, would be provided along SW 165 Avenue and one
secondary egress point would be provided along the SW 167 Avenue which is the rear (west)
boundary of the subject site. Internal circulation is provided via private drive aisles connecting to
each dwelling unit and to the community’s pedestrian walkways. Parking and driveways are
internal to the site and facilitate the flow of traffic within the proposed development, with the
required parking provided as a surface parking lot. The townhouse development depicts a total of
128 parking spaces, where 128 are required, therefore, the parking amounts comply with the code
minimums.

NEIGHBORHOOD SERVICES PROVIDER REVIEW: See attached.

RECOMMENDATION:

Denial without prejudice of request #1, modified approval with conditions of request #2,
and approval with conditions of requests #3 through #6.
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CONDITIONS FOR APPROVAL:

1.

That a site plan be submitted to and meet with the approval of the Director of the Department
of Regulatory and Economic Resources 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.

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

for the hearing entitled “Kendall Townhomes”, as prepared by Pascual Perez Kiliddjian Starr
Architects+Planners, consisting of 15 sheets, and civil & landscape plans as prepared by
Kimley Horn, consisting of 11 sheets, all dated stamped received 8/25/2025, for a total of 26
sheets.

. That the site plan be amended to reflect the zoning of the subject property as BU-1A, Limited

Business District.

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

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

ES:JB:SS: MA

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

10/28/2025



ZONING RECOMMENDATION ADDENDUM

Miami Dade SNF Holding, LLC
PH: Z25-106

NEIGHBORHOOD SERVICES PROVIDER COMMENTS*

Division of Environmental Resources Management (RER) | No objection

Platting and Traffic Review Section (RER)

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.

COMPREHENSIVE DEVELOPMENT MASTER PLAN (CDMP) OBJECTIVES,

POLICIES AND INTERPRETATIVE TEXT

Business
and Office
(Pg. 1-40)

This category accommodates the full range of sales and service activities. Included are retail,
wholesale, personal and professional services, call centers, commercial and professional
offices, hotels, motels, hospitals, medical buildings, nursing homes (also allowed in the
institutional category), entertainment and cultural facilities, amusements and commercial
recreation establishments such as private commercial marinas. Also allowed are
telecommunication facilities (earth stations for satellite communication carriers, satellite
terminal stations, communications telemetry facilities and satellite tracking stations). These
uses may occur in self-contained centers, high-rise structures, campus parks, municipal
central business districts or strips along highways. In reviewing zoning requests or site plans,
the specific intensity and range of uses, and dimensions, configuration and design considered
to be appropriate will depend on locational factors, particularly compatibility with both
adjacent and adjoining uses, and availability of highway capacity, ease of access and
availability of other public services and facilities. Uses should be limited when necessary to
protect both adjacent and adjoining residential use from such impacts as noise or traffic, and
in most wellfield protection areas uses are prohibited that involved the use, handling, storage,
generation or disposal of hazardous material or waste, and may have limitations as to the
maximum buildable area, as defined in Chapter 24 of the County Code. When the land
development regulations are amended pursuant to Land Use Element Policies LU-9P and
LU-9Q, live-work and work-live developments shall be permitted on land designated as
Business and Office, as transitional uses between commercial and residential areas.

Uses and
Zoning Not
Specifically
Depicted
(Pg. 1-33)

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.

Policy LU-4A
(Page 1-9)

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. 1-8)

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.
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PERTINENT ZONING REQUIREMENTS/STANDARDS

Section 33-311
District Boundary
Change

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

(F) Section 33-311 provides that the Board shall take into consideration, among other factors
the extent to which:

(1) The development permitted by the application, if granted, conforms to the
Comprehensive Development Master Plan for Miami-Dade County, Florida; is
consistent with applicable area or neighborhood studies or plans, and would serve a
public benefit warranting the granting of the application at the time it is considered;

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

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

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

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

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

and New Uses

Special exceptions (for all applications other than public charter schools), unusual and new
uses. Hear application for and grant or deny special exceptions, except applications for public
charter schools; that is, those exceptions permitted by the regulations only upon approval
after public hearing, new uses and unusual uses which by the regulations are only permitted
upon approval after public hearing; provided the applied for exception or use, including
exception for site or plot plan approval, in the opinion of the Community Zoning Appeals
Board, would not have an unfavorable effect on the economy of Miami-Dade County, Florida,
would not generate or result in excessive noise or traffic, cause undue or excessive burden
on public facilities, including water, sewer, solid waste disposal, recreation, transportation,
streets, roads, highways or other such facilities which have been constructed or which are
planned and budgeted for construction, are accessible by private or public roads, streets or
highways, tend to create a fire or other equally or greater dangerous hazards, or provoke
excessive overcrowding or concentration of people or population, when considering the
necessity for and reasonableness of such applied for exception or use in relation to the
present and future development of the area concerned and the compatibility of the applied for
exception or use with such area and its development.
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Section
33-311(A)(7)
Generalized
Modification
Standards.

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

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

Airport
Regulations

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




Building and Neighborhood Compliance

ENFORCEMENT HISTORY

MIAMI DADE SNF HOLDING, LLC SW 165 AVE AND SW 88 ST
MIAMI-DADE COUNTY, FLORIDA.

APPLICANT ADDRESS
PENDING 22025000106
DATE HEARING NUMBER

FOLIO No: 30-4932-034-4065

REVIEW DATE OF CURRENT ENFORCEMENT HISTORY:
August 18, 2025

NEIGHBORHOOD REGULATIONS:
There are no open/closed cases

BUILDING SUPPORT REGULATIONS:
There are no open/closed cases

OUTSTANDING LIENS AND FINES:
There are no outstanding Liens, Fines, or Fees.
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extent that connection to the public sanitary sewer system is not approved due to a sanitary sewer
moratorium, this memorandum shall not be interpreted as written approval from DERM to allow an
alternative means of domestic wastewater disposal.

Be advised that the required water main extension permit is issued by the Florida Department of Health.
Civil drawings for the water main extension will need to be approved by the Miami-Dade Water and Sewer
Department and the Environmental Permitting Section of RER.

Civil drawings for the required sewer main extension will need to be approved by MDWASD and the RER-
Environmental Plan Review Section prior to approval of final development orders.

In accordance with section 24-43.4(2)(b)(iii) of the Code the property has submitted a covenant running
with the land in favor of Miami-Dade County recorded in Official Records Book 29094, Page 579
acknowledging that the property shall be required to connect to the applicable pubiic infrastructure as a
condition of any building permit for development on the property or portion thereof.

Existing public water and sewer facilities and services meet the Level of Service (LOS) standards set
forth in the Comprehensive Development Master Plan (CDMP). Furthermore, the proposed development
order, if approved, will not result in a reduction in the LOS standards subject to compliance with the
conditions required by DERM for this proposed development order.

Please note that some of the collection/transmission facilities, which includes sanitary sewer gravity
sewer mains, sanitary sewer force mains and sanitary sewer pump stations, throughout the County do
not have adequate capacity, as defined in the Consent Decree between Miami-Dade County, Florida
Department of Environmental Protection, and the U.S. Environmental Protection Agency case 1:12-cv-
24400-FAM. Under the terms of this Consent Decree, this approval does not constitute an allocation or
certification of adequate treatment and transmission system capacity. At the time of building permits,
DERM will evaluate and may reserve sanitary sewer capacity, through the DERM sanitary sewer
certification process, if the proposed development complies with the provisions of the Consent
Decree. Building permits for development in sanitary sewer basins that have been determined not to
have adequate capacity cannot be approved until adequate capacity becomes available.

Please be advised, RER-Environmental Plan Review review and approval is required for any proposed
public or private sanitary sewer system. Each parcel within the proposed development that is required to
be served by public sanitary sewers shall connect directly to the public sanitary sewer system, without
traversing other parcels. Private sanitary sewer collection and transmission systems are limited to one
building per parcel connecting directly to a public sanitary sewer system and cannot traverse other
parcels to connect to the public sanitary sewer system. If multiple buildings are within a parcel, each
building shall connect individually to a public sanitary sewer system without traversing other parcels.

Conditions of Approval: None

Water Control Review

The stormwater plan submitted in support of this application is different than the approved plan under the
CLII-20210057 Permit for this site. Therefore, a modification of the approved CLII-20210057 will be
required. This permit modification shall be obtained prior to any future development order approval.

In addition, the applicant is advised that the above-mentioned permit is due to expire on November 07,
2025, therefore a permit extension may be required.
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The applicant is advised to contact the DERM Water Control Section at (305)372-6681 or
dermwatercontrol@miamidade.gov for further information regarding permitting procedures and
requirements.

Conditions of Approval: None

Tree Preservation Review

An aerial review of the subject property indicates the presence of tree resources. A landscape plan
entitled "West Kendall" prepared by Kyler Durham, P.L.A., and dated as received by Miami-Dade County
on August 25, 2025, was submitted in support of the subject application and indicates the
removal/relocation of non-specimen tree resources. Section 24-49 of the Code provides for the
preservation and protection of tree resources. DERM has no objection to this application provided that
the applicant obtains a Miami-Dade County Tree Removal Permit prior to the removal or relocation of the
non-specimen trees on site.

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. The applicant is advised that a
tree survey that includes a tree disposition table will be required during the tree removal permit application
process. 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 Jackelyn
Alberdi at Jackelyn.Alberdi@miamidade.gov for additional information or concerns regarding this review.

Conditions of Approval: None

Endangered Species Review

The subject property is within the U.S. Fish and Wildlife Service (USFWS) consultation area for the
endangered Florida bonneted bat (Eumops floridanus), which may utilize the subject property for
foraging, nesting, and roosting. The County's CDMP has policies and objectives for the protection of
habitat critical to federal, state or county designated endangered, threatened, or rare species.

Please be advised that prior to any future development at the subject property, it is recommended that
the applicant contact the USFWS in the Vero Beach office at (352) 448-9151 and the Natural Resources
Division of DERM at (305) 372-6575 with any questions regarding threatened and endangered species.

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
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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.

CcC: Eric Silva, Department of Regulatory and Economic Resources





















MIAMIDADE

Memorandum

Date: Thursday, October 9, 2025

Subject: Review Type: 22025000106
Applicant Name: Kendall Townhomes

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 in the southwest quadrant of the intersection of SW 165" Avenue

and SW 85" Lane in unincorporated Miami-Dade County, Florida.

COMMENTS/RECOMMENDATION:
I.  CONDITIONS:

s This development is approved for a fifty-seven (57) unit attached single-family
(townhome) community. In the case that the land use information is modified, a
new site plan/traffic study must be submitted for review.

If you have any questions concerning the comments, or wish to discuss this matter further,
please contact Anamersy Arce at anamersy.arce@miamidade.gov.









Date: September 17, 2025

To: Eric Silva, Assistant Director
Development Services Division
Regulatory and Economic Resources Department (RER)

From: Alejandro Zizold, Chief of Planning, Research and Grants  Algjandro Zizold

Memorandum

Planning, Design and Construction Excellence Division
Parks, Recreation and Open Spaces Department (PROS)

Subject: 22025000106 — Miami-Dade SNF Holding, LLC (Pre-App Z2025P00039)
PROS V2 Review

MIAMI-@
COUNTY

Applicant Name: Oliver D. Wechsler, Esqg. on behalf of Miami-Dade SNF Holding, LLC.

Project Location: The applicant site is located on +4.65 acres generally located north of Kendall Drive
between SW 165" Avenue and SW 167" Avenue, in unincorporated Miami-Dade County (Folio: 30-4932-

034-4065).

Proposed Development: The applicant seeks:
e District boundary change from BU-1A (Business District, Limited) to BU-2 (Special Business

District),

e Special exception to permit a 57-unit attached single-family residential community in a BU-2

zoning district,

¢ Non-use variance to allow a fence and landscaping in lieu of the required decorative masonry
wall at least five feet in height where a business lot abuts an AU, GU, RU, or EU zoned property,
¢ Non-use variance to permit the lawn areas to cover 89% of the required landscape open space,

and

o Deletion of a Declaration of Restrictions last modified by Resolution #CZAB11-40-04, and
recorded in Official Records Book 19576, Pages 2500-2507.

Current Park Benefit District Area Conditions: County-owned park and recreation facilities, both

Areawide and Local, serving Park Benefit District 2 (PBD 2) are shown in Figure 1. County-owned local
parks that are within three miles of the subject application are described in Table A, which lists the park

name, park address, park classification, acreage for each park, and type of recreation facility.

Table A - County Parks (Local

Within a 3 Mile Radius of Application Area.

NAME ADDRESS CLASSIFICATION ACRES | TYPE
GARDEN ESTATES AT 15220 SW 112TH ST MINI PARK 0.77 LOCAL
HAMMOCKS

SANDPIPER PARK 11100 SW 157TH AVE NEIGHBORHOOD PARK 4.74 LOCAL
SUN LAKES PARK 7651 SW 167TH AVE NEIGHBORHOOD PARK 7.13 LOCAL
WESTWIND LAKES TR FP2 6402 SW 148TH AVE NEIGHBORHOOD PARK 2.95 LOCAL
KENDALE LAKES PARK 7850 SW 142ND AVE COMMUNITY PARK 16.55 | LOCAL
EDEN LAKES PARK 4849 SW 162ND AVE NEIGHBORHOOD PARK 9.64 LOCAL
WESTWIND LAKES TR G 6377 SW 153RD COURT | NEIGHBORHOOD PARK 11.82 | LOCAL

RD

SUGARWOOD PARK 9901 SW 146TH AVE NEIGHBORHOOD PARK 7.82 LOCAL
WESTWIND LAKES TR GP1 6089 SW 152ND AVE NEIGHBORHOOD PARK 5.46 LOCAL
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WATER OAKS PARK 9250 HAMMOCKS PARK | NEIGHBORHOOD PARK 5.09 LOCAL

WESTWIND LAKES TR GP2 <Null> NEIGHBORHOOD PARK 3.12 LOCAL

LINEAR PARK

KENDALE LAKES DUCK POND | 7421 SW 142ND AVE MINI PARK 0.44 LOCAL

PARK 2

WILD LIME PARK 11341 SW 147TH AVE COMMUNITY PARK 11.82 | LOCAL

CALUSA CLUB ESTATES 13463 SW 96TH ST NEIGHBORHOOD PARK 6.99 LOCAL

PARK

WESTWIND LAKES PARK 6805 SW 152ND AVE COMMUNITY PARK 20.85 | LOCAL

WEST KENDALE LAKES PARK | 8400 KENDALE LAKES NEIGHBORHOOD PARK 5.03 LOCAL
DR

KENDALL GREEN PARK 14975 SW 80TH ST NEIGHBORHOOD PARK 25.89 | LOCAL

KINGS MEADOW PARK 9900 SW 142ND AVE NEIGHBORHOOD PARK 5.44 LOCAL

KENDALE LAKES DUCK POND | 8211 SW 142 AVE MINI PARK 1.59 LOCAL

PARK 3

WESTWIND LAKES TR A 6417 SW 157TH AVE NEIGHBORHOOD PARK 14.34 | LOCAL

KENDALE LAKES DUCK POND | 8211 SW 142ND AVE MINI PARK 0.57 LOCAL

PARK 1

FOREST LAKES PARK 9902 SW 164TH AVE NEIGHBORHOOD PARK 5.67 LOCAL

OLYMPIC PARK 8520 SW 152ND AVE NEIGHBORHOOD PARK 7.14 LOCAL

LAGO MAR PARK 8096 SW 160TH AVE NEIGHBORHOOD PARK 11.37 | LOCAL

HAMMOCKS COMMUNITY 9761 HAMMOCKS BLVD | COMMUNITY PARK 21.51 LOCAL

PARK

Impact and Demand: The proposed 57 attached single-family dwelling units would generate a

population of 157 and an impact of 0.43 acres of local parkland when analyzed using Miami-Dade
County’s minimum Level of Service standard for the provision of local recreation open space. Recreation
and Open Space Element policies ROS-2a (i); (ii); (iii); (iv); and (v) provide for the establishment of Miami-
Dade County’s minimum Level of Service standard for the provision of local recreation open space. The
applicant site is in PBD 2 which currently meets park concurrency requirements.

The applicant site is located near a segment of the proposed West Kendall Trail, an 11-mile pedestrian
and bicycle path occupying the North Kendall Drive right-of-way, and the FPL easement parallel to
Southwest 137" Avenue.

Recommendation: PROS offers the following recommendations:

Replace the proposed new palms with shade trees and enhance tree plantings along SW 165"
Avenue and SW 167" Avenue, as was proposed in the V1 Landscaping Plan.

Provide tree-lined streets and pedestrian pathways to aid in the mitigation of urban heat island
effect and to promote sustainable communities and the health and weliness of residents, per the
Great Streets Vision identified in the Miami-Dade County OSMP and the Miami-Dade County
Urban Design Manual, Volume |, page 26.

Given the applicant’s intent to develop the subject property as a townhouse community, reduce
open lawn areas to meet the maximum permitted lawn area to 60% of required landscaped open
space, where the applicant is currently proposing 85.8%.

Provide at least 2 trees per residential lot and positioned in the energy conservation zone and
demonstrate that all exterior air conditioning units are shaded by trees, as referenced in the
Landscape Manual and as per Sec. 18A-6.(C)(7).

Reduce heat island effects by distributing landscaped parking islands throughout parking areas
in a manner that maximizes the distribution of shade, as per Sec. 18A-6.(1).

Install enhanced shade canopy and seating in the dog park area to provide an enjoyable
recreational experience for amenity users and pets.
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These recommendations are based on the following policies and objectives in the CDMP:

Objective ROS-1 Provide a comprehensive system of public and private sites for recreation,
including but limited to public spaces, natural preserve and cultural areas, greenways, trails,
playgrounds, parkways, beaches and public access to beaches, open space, waterways, and
other recreational facilities and programs serving the entire County; and local parks and
recreation programs adequately meeting the needs of Miami-Dade County's unincorporated
population.

Policy ROS-3B The County shall improve and promote non-motorized access to existing park and
recreation open spaces by implementing the North Miami-Dade Greenways Master Plan and
South Miami-Dade Greenway Network Master Plan, as well as improved sidewalks and trails, to
improve connectivity between parks and residences, schools, activity centers, and transportation
nodes.

Objective ROS-8 The Miami-Dade County Parks and Open Space System Master Plan (OSMP),
through a 50-year planning horizon, shall guide the creation of an interconnected framework of
parks, public spaces, natural and cultural areas, greenways, trails, and streets that promote
sustainable communities, the health and wellness of County residents, and that serve the diverse
local, national, and international communities.

Obijective CHD-1 Miami-Dade County shall apply design standards to the public domain to
encourage physical activity across generations.

Policy CHD-1A Miami-Dade County shall create a network of sidewalks, trails, accessible parks
and recreation facilities that establishes a pedestrian-friendly and bicyclist-friendly environment,
which encourages physical activity and links destinations, such as restaurants, shops, workplaces
and neighborhood-based retail to each other and residential areas.

Policy CHD-1C Design and develop neighborhoods that provide a comfortable and safe
environment conducive for programs that integrate physical activity in the daily lives of children
and adults.

Policy CHD-1F Adopt and implement by 2014 high-quality streetscape design standards and
fagade treatments to reflect the character of the community to attract pedestrian activity.

Objective CHD-2 Miami-Dade County shall apply design standards to private development
projects to encourage physical activity across generations.

Policy CHD-2A Miami-Dade County will encourage land development to incorporate community
design principles that encourage physical activity through the promotion of strategies, when
appropriate, but not limited to:

Utilization of non-motorized transportation modes;

Location of public facilities accessible by multiple transportation modes;

Availability and maintenance of quality pedestrian paths or sidewalks;

Provision of street furniture and lighting enhancements;

Provision of civic and recreational facilities;

Establishment of interconnectivity between similar development projects through
vehicular and/or pedestrian/bicycle cross access; and

Provision of pedestrian and bicycle linkages between existing residential and non-
residential land uses.
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¥. Troo Protoction Zona (TFZ) - Tho area surtounding a koo defined by a 5

‘and tihey construction rsiatod actibos shoukd bo avorded, The TPZ s varanis doponding on $poces.

facion, age and healh f tha plant, sox condiians, and SMapased ConuTUCEan.
. Contractars Carfed Atare - an ndspende (SA Cartfad Albanc ired and pad fr by

Ty TAL AR M) CORSTAUCTION FEVCE B FIHT 1)

D) o0 TALLHETA 0K POTTS 460 ST L ST FHCTRT
OCRUATIN FQR APPACNAL Y CYNCRY RETRLECATME RS
O PTRAATER,

AR RESTIANT MULRALT 57 TheE PROTCTION TR T,
O U PROLCT NECRNATION FOR APPRIVAL B QYRR
ALPRIINTATIE FUEM 1D BSTALATI

(@ SO KL T T P S b R,

LW CRID CAAZ REQURED TG CPIATL A BT CONTON.
WCTVET CALATCST, SLAUAT FROUCT BFOMIATIN U
APONDVALEY DA REPREHTATE PR 1D,

RPN

dispostion plans, &, Mt
wicnon
R retsy
PART 2. TREE BARRIER LPRGTADE T PN L3 VLS.
A Treo Protector Bamier Maleral L ot oot
1. S {# foot Lall wire mesh constructian feace supparted by eight (8) foot tall metal T-Bar Posh and Post Caps. EYIHTS AN CTOAD CONTIEL INGTALATERE.
'y two (3 oot s protection z0ne" ign afxed Lo o fance ovory e, I g Mo s ol Ty s oL
teronty (30} feet placed In such a man iwarly visibke 0 the consturtian workers, The sign must be mry g o ) ADOTHRAPAUICATONS.
made up of wealher tessLonl mater y K
3. The expht (o] fot 198 mtal T-Bar Post and Pant Cap sl bo placed  maximem of s (6} foat intorvols. L x4
PO G o A IO THE
PART 3 . EXECUTION ranrate,{N, A CROUA TO ADITNIOF T4 R)FELT MARKIW OO REOUTD
A ¥ hazards ba mbgatod
o e apmchCaloan s by e Bt Ceromt Ao i s e
1 Tt fom s ta Cortiod Atterst [ ———
ot tho Gwner's Ropreserfaie. L T WAL P M
2 Al pruning whal be done in accordance wit ANSI A300 cunin and ber maiagement pracices. AT, AGon SRS A ALZORE
3. Thw Conbinciors Ceriihod Arboris anall bo prasant duiing ol pruring oparalena. D 0 DL AHTON VAT
lv‘\‘ 7 QRO RCTWITN LS OPOST:

B. Foat Pruning - Rafer ta Arbonst Repart
1. Tranching locatians shofl ba approved in the field by tha OGwnar's Rapresentatiea and the Contractor's Certfied Arboriat
oot snal be cit by hand,

\ch 812 be backiided munus debris and laige 1ocks, an diacted by the Contractar's Cortified Arionst.

"NIIT_7 WP VI AR VB, AvDR CBUE1 COMTACT W
FARGTECTOH BARNICK, WA KAT CALACE PAOTECTOR IARHER

prring tmeftames vary by species. Contactar's cortiied aronst shall drect e e —— sy
€. Tres Protoctor Bartser TREE/SHRUB PROTECTOR
3 5 bo placed by h duesd by Carthed Arbanst, el b

D. Ties Removala
1. Cotractor eholf romave and 6i5card ol trees, shown a5 Rermave” an Ine Tree Dispauiban Plan and the Troe Drspossion List,

Delow grade.
the exsling d theu cirueal (ool shati not by equipment.
2. 11 Towo Protoctor Bamer s daraged. epas ahal ba puromed imodisely. |
3. Contractor shall ramove and trea remavals, inclusting shumps, the sama day Lhe removal happens.

4. Bum pits are nat allowed,

PART 4-PENALTIES

of Damaged Trees To Raman

T Hany other natural by accident of poriag, shalt
o v v s S o st v o Eomio i o

PART 5 TREE PROTECTION

A Cantractors Cortsied o nair based on Whet analysis of each
axistng s bty . pavernent addtian and/or resiorabon, sic.

B. Con and repait the Barner during

C. Contractor's i Owenar’ and Contractor's Cartfiod Atborts(s wrtlen sisactva,

D. Thete hall ANS] Standants,

E. Contractor shall chear by hand afl vegetaon vt fool onen of

F. Conmetor shall net inslall candua, aprinklars, of any wbity ne in any thout the Contractor's Cartfiod R

PART 5+ IRRIGATION
A, Cantroctor shail irigals treas as spociied by Landscape Arhitect ang Quaiied Catied Arbormt,
B On a manthly bases an impation audd shall be conducted by an umgaton speciahat of teview by Landscape Architect of Qualfiod Cartfied Artioriul
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45 24TH STREET, SUITE 200, VERO BEACH, FL 32850
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Know what's below. SHEET NUMBER

Call befora you dig.
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PLANTING NOTES _ -

1. CONTRACTOR SHALL REFER TO THE LANDSCAPE PLANTING DETALS,
PLANT LIST, GENERAL NOTES AND ALL CONTRACT DOCUMENTS FOR
FURTHER AND COMPLETE INSTRUCTIONS. i

2 PLANT LIST GUANTITIES ARE PROVIOED FOR CONVENIENCE. IN THE EVENT : —
OF QUANTITY DISCREPANGIES THE DRAWING SHALL TAKE PRECEDENCE i
ANY DISCREPANCIES SHALL BE BROUGHT TO THE ATTENTION OF THE
LANDSCAPE ARCHITEGT PRIOR TO BIDDING.

2 PLANT SIES LISTED ARE THE MININUM SIZE THAT WALL BE ACCERTED
FORTHAT PLANT.

ANY SUBSTITUTIGN IN SIZE ANDIOR PLANT MATERIAL MUST BE APPROVED 7

BY THE LANDSCAPE ARCHITECT IN WAITING. ALL PLANTS WAL BE

B TRNOXBOKY S
- 1500 SERIES 157 EGRES LANE
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8 THE CONTRACTOR SWALL BEAR ALL COSTS OF TESTING OF SOILS, “

AMENDMENTS, ETC. ASSOCIATED WITH THE WORK AND INCLUDED IN THE
SPEQIFICATIONS.
7. CONTRACTOR SHALL FAMILIARIZE HIMHERSELF WITH THE LIMITS OF
WORK AND EXISTING CONDJTIONS AND VERIFY ALL INFGRMATION, iF
DISCREPANCIES  EXIST, CONTRACTOR SHALL NOTIFY ~OWNERS
REPRESENTATIVE iN WRITING \WITHIN SEVEN CALENDAR DAYS GF NOTICE W

PUBLIC ROAD

TO PROCEED.
& ALL NEW AND TRANSPLANTED PLANT MATERIAL SHALL BE IRRIGATED BY
AN AUTOMATIC UNDERGROUND IRRICATION SYSTEM. IRRIGATION DESIGN
TO BE SUBMITTED AT THE TIME OF CONSTRUCTION PLANS,
6. LANDSCAPE CONTRACTOR SHALL NOTIFY SUNSHINE ONE GALL OF
FLORIDA, INC. AT 1-800-432-4770 A MINIMUM OF TWO FULL BUSINESS DAYS —

PRIOR TO DIGGING. LANDSCAPE CONTRACTOR (5 RESPONSIBLE FOR
AVOIDING DAMAGE TO UTILITIES FROM PLANT INSTALLATION.
10, ALL PLANTING MUST FOLLOW PLANTING SPECIFICATIONS AND DETALS
SHOWN ON THE PLAN,
. SUBSTITUTIONS OF PLANT SPECIES OR SPECIFICATIONS MUST BE
APPROVED IN WRITING BY LANDSCAPE ARGHITECT AND MIAMI DADE i
COUNTY. FL PRIOR TO USE. ~

B

AL PLANT MATERIAL FLANTED PER THIS LANDSCAPE PLAN SHALL BE
FLORIDA GRADE #f OR BETTER, AS SPECIFIED IN THE CURRENT EDITION
OF THE FLORIDA DEPARTMENT OF AGRICULTURES GRADE AND
STANDARDS FOR NURSERY PLANTS, DAMAGED PLANT MATERIAL SHALL
BE REJECTED AND REPLACED PRICR TO INSTALLATION. _

S.W. 167TH AVENUE

_S.W. 165TH AVENUE

11 ALL SIZES SHOWN FOR PLANT MATERIAL ARE TO BE GONSIDERED

MINIMUMS,
14, ALL NEW FLANT MATERIAL SHALL BE WARRANTED FOR A MINMU PERICO
OF ONE YEAR THE WARRANTEE PERIOD SHALL BECIN AFTER
ACCEPTANCE OF THE PLANTS BY THE COUNTY LANDSCAPE INSPECTOR.
15 AL PLANT MATERIAL SHALL BE IN ACCORDANCE WITH THE CITY FOR %

i

MINItAAL MATERIAL SIZES, COVERAGE, AND QUALITY.
14 PLANT BEDS TO BE TREATED WTH PRE-EMERGENT HERBICIDE PRIOR TO
PLANTING.
AL TREE AND PALM STAKING AND SUPRORTS SHALL BE REMOVED ONE

3

YEAR AFTER INSTALLATION.

w
18. NO FERTILIZER SWALL BE APPLIED TO KEWALY PLANTED TREES AND AVA
vy
15, ALL LANDSCAPE MATERIAL SHALL BE THOROUGHLY WATERED AT THE _ m
TIME OF PLANTING, NO DRY PLANTING PERMITTED. o
20 LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR PROVISING <
TEMPORARY WATER PROVISIGNS UNTIL SUCH TINE AS THE IRRIGATION B
SYSTEM (S OPERATIONAL. | > E
21, ALL WIRE GUYS ANDVOR FABRIC SHALL BE FLAGGED WITH FLORESCENT — _ 7 _
C0LORED TAPE.
2 RGN BLDGITYP. I |
A ALL LANDSCAPE AREAS NOT COVERED BY SOD SHALL BE COVERED BY A J B F.Zq :
MIN{#UM 3JNCH LAYER OF HARDWOOD MULCH,
B A MULCH RING WATH A MINIMUM RADIUS OF 24 INCHES (48 INCH ! It
DIAMETER). IS REGUIRED AROUND NEWLY INSTALLED TREES AND PALMS.
C. CYPRESS MAULOH SHALL NOT BE USED, (7 ) €
D. NO MULCH SHALL BE PLACED TOUCHING CR WITHIN SIX INCHES OF THE

TRUNK OF A TREE OR PALM.

ﬂgzl—u wOImocrm cnm»ﬂxw_n mmmﬁ N _‘\mmag \y
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7 >
i PLANT KEY ]
] B
m SYMBOL CODE COMMON NAME BOTANICAL NAME 2
3 PALM TREES
i LI v comtnommin resoanios
L
$
t AMW T —— J——
' 1)
H 0T A00000P L0006 HO00! N noe REOCATEOVROMONGNAL  ROYSTONACLATA ]
H NGRS 1 i s
3 : 5% &
g :.VJ SHADE TREES &
B XY
1 = 0z (usoimto [T,
3 Y
H 15 RESIDENTS/EMEAGENCY VEHICLE LANE o
: R a) CUPEUTINE | . cx, LAGERSTAGENA BDICA
1 50 3
K e
M 10 VISITORS LANE
| SouTERN LVE oMK aueRcusviAcA o ¢
£ 58
: S — O s
—— raranst | ommoorenzaa T i
¥ 5 - z
i R ‘COPPERUGAF CURGPEAN DEECH  FAGUS ITLVATICA TURPUALY AL Y18
i 5 SIDEWAL soDoGARY A
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— 5
i RN RS trETES ok m A
£ 53
3 z 3
5 H oz
< rons [—— N s
; oot oo
M CMERALO GODDESTURKIPE  LIRIORL RUSCARL
N wan ree MICROSORYN SCCROPLNDRIA
H DURLE A PHILODINGRGN  PHILCRENIAN A TURLE WALK
i I P o—
N
§ | soD
i [ [ o00  ruomMTaMST AN 50D STDNOTAMAM SECUNORT FLORATAN
N [ Joomn  [RORTALTLAIUSTRELOD  srimgrapsum SEUNGATUM FORATRN
H HEEIE]
o _ sol wl3{3|8
t dBlugl®
Slalzl 1
£ ! MIAMI-DADE LANDSCAPE LEGEND ERIL5/%5)a
w Zaning District Existing; BU-1A NetiotAma; 4.88 Acres. or 195,607 SF M ot W o W ila
: Exbting: SUAA B iz
M Proposed: BU-Z SIWiziE
w OPEN SPACE REQUIRED PROVIDED
i (A. Square foot of opon space requited by Chp. 33, as indicalod on site plon:
2 Net Lotarea = 199,667 x __175% 34542 SF 42729 SE =
3 B. Square feet of parking kot opern spacs rqured by Chp 164, as indleated on site plan. P
H The rumber of parking spaces u 128 %13 SF per parking spaces 1,280 SF 3542 SF =
H “ C. TolalSF of andecaped open spaca requrad by Chp, 33 s A+ B 38222 SF. 48771 SF
m LAWN AREA CALCULATION o
& ; A Tolal squaro fect of tandscape open spaca requred by Chp, 33 = 36222 SF = I
.W B. Moximum lownaroa permited = 20% x requrad landacape open space = 7344 S 31442 SF i o
- Note: Very dry tolorant grasses and low growing native plarts, Inchuding grasses and forbs, a3 referenced + <
M [TTR in tho Landscape Mamua, may be usod a3 groundcavar beyond tha maximum posmilied Groas 206 mw G
= spociod £
> L =< H
: L <=3 TREES :F] [%5)
i £ e | (A The numbor of sita tmes required par et kot ares = 22 sitn lrows pos ot ot atma o A
N [l w O Joss tha exiatng number of tragn 22 onisting troes mm =
] M N w m_ roquired troes x not lot acroage = 101 bees - oxsting trees. 79 tves 79 toes wm A
8. 30% (MAX) palm bees akowed (twa paims = ono o) = 34 Toes” 23 rwos” <3
1 ! = 2 C. (M) Percentage of nativo oos mquired = the member of res provided x30% * 74 tmes T tmos o —
: DT —t 203 LT g
i — {MIN) Percentage of low mainenance and drought inlrand trees = provided traes x 50% = 40 lroes 126 tees 28
% I D. Sheetueos (max average spacing of 35' : WEST &
.W 341 linoar foct along stroot 9 tees 9 twos m M
W I E. Sueetlaes (max average spacing of 36' 0.C.); EAST 5 x
M 1 253 finaar fect along siroat /38 = 7 tmes 11 _troes £5 2
e . Total rumber of reas provided: mquired Sits tress + streot Uses = 96 tees 9 tmon 5 m —
i Iy sHRUBS _—— 22 ) < W o
i [} A Tha tolal aumber of treas required  x 10 = tha numbor af shrubs required 780_shrubs 1248 shnbs mmm < o=
H Y B The numbar of shrutrs requined x 30% = the mumber of native afwubs requirad 237 shbs. 443 5rbs gazi O 3 w —
s 2 NORTH BUFFER (598 LF) Bl =Z < %}
i 1 (A The minimum width (5 X1 = the minimum bufior NORTH width 5 foet 20 foot e AT o] o
M B Ono(1)iee X35 LF = the minimum number of NORTH buffer trees 18 voes 28 \mos v.m K M m z
b i I ¢, Hedge 30 HT MK, 38° 0.C} xbuffer {In LF) = the minimum NORTH hedge CONT, hodge CONT.  hodge mmw & 3
. EHE —
i I SOUTH BUFFER (569 LF) 582 — 2= 5
& (A The minimum width (53 X1 = the minimum bufior NORTH width, with & fence 8 fool 5 foat 288
; St 5 fmt SiE <O
' — é 8. One (1) e %35 LF = the minimum numbar of NORTH buffer trees 17 trees 26 1mes mmw E — T
5 VEHICULAR USE AREA W = w
N A One () troe 80 SF Lardscaped Aren = requirod VUA traes 44 trees 44_troos 3
S SRAPHIC SCALE N FEET i 2
i ¢ 10 20 40 N
¢ o S—] -
i Know what's below, SHEET NUMBER
: Call before you dig. L-301
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DISCLOSURE OF INTEREST*

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

CORPORATION NAME: Miami Dade SNF Holding LLC

NAME AND ADDRESS : Percentage of Stock
Please see Exhibit "B"

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

TRUST/ESTATE NAME:

NAME AND ADDRESS ' | Percentage of Interest

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

PARTNERSHIP OR LIMITED PARTNERSHIP NAME:

NAME AND ADDRESS Percent of Ownership
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Miami-Dade County Department of Regulatory and Economic Resources
Staff Report to the Community Zoning Appeals Board 11

PH: 725-143

November 5, 2025

Item No. 2

Recommendation Summary

Commission District | 11

Applicant Eliesbel Diaz

Summary of The applicant seeks to allow a proposed swimming pool to be located

Requests in front of the principal building and to setback less than required from
the front property line. Additionally, the applicant also seeks to allow an
existing detached pergola structure to setback less from the front and
rear property lines than required by Code.

Location 9351 SW 164 Court, Miami-Dade County, Florida

Property Size

0.20 Acre

Existing Zoning

RU-3M, Minimum Apartment House 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)
Approval with conditions.

Recommendation

REQUESTS:

1) NON-USE VARIANCE to permit a proposed swimming pool to be located in front of the
principal building (not permitted).

2) NON-USE VARIANCE to permit a proposed swimming pool to setback a minimum of 11.50’
(75’ required, 40’ previously approved) from the front (northwest) property line.

3) NON-USE VARIANCE to permit an existing detached pergola structure to setback a minimum
of 53.83’ (55’ required) from the front (northwest) property line, and setback a minimum of 2.5’
(5’ required) from the rear (east) property line.

APlan is on file and may be examined in the Department of Regulatory and Economic Resources,
entitled, “Zoning Hearing for Proposed Swimming Pool and Pergola”, as prepared by Victor G.
Reeve, P.E., dated stamped received 7/28/2025, consisting of 1 sheet. Plan may be modified at
public hearing.

PROJECT HISTORY AND DESCRIPTION:

The applicant seeks to allow a proposed swimming pool to be located in front of the principal
building and to setback less than required from the front (northwest) property line. Additionally,
the applicant also seeks to allow an existing detached pergola structure to setback less from the
front (northwest) and rear (east) property lines than required by Code. The submitted plans show



Eliesbel Diaz
725-143
Page]|2

an existing two (2)-story, 2,787 sq. ft. single-family residence on a triangular shaped interior lot
that fronts along SW 164 Court, with a proposed swimming pool towards the side of the principal
residence. Due to the triangular shape of the site, the proposed swimming pool will effectively be
situated in front of the principal building, and would be setback 28.5’ from the front (northwest)
property line. An existing detached pergola is also located towards the rear of the subject property
and encroaches a minimal 1.17’ into the front (northwest) setback area, and by 2.5’ into the rear
(east) setback area. The submitted plans, photos, and the County’s Geographical Information
System (GIS) aerial map indicate an existing 6’ concrete wall located along the rear, partially
along the front, as well as along the interior side property lines of the subject property.

NEIGHBORHOOD CHARACTERISTICS

Zoning and Existing Use Land Use Designation

Subject Property RU-3M; single-family residence Low Density Residential
(2.5to 6 dua)

North RU-3M; single-family residence Low Density Residential
(2.5 to 6 dua)

South RU-3M; single-family residence Low Density Residential
(2.5 to 6 dua)

East RU-3M; single-family residence Low Density Residential
(2.5to 6 dua)

West RU-3M; single-family residence Low Density Residential
(2.5to 6 dua)

NEIGHBORHOOD COMPATIBILITY:

The 9,132 sq. ft. triangular shaped subject property is an interior lot that consists of an existing
single-family residence, is zoned RU-3M, Minimum Apartment House District, and located at 9351
SW 164 Court. The surrounding area is characterized by existing single-family residences, also
developed under the RU-3M, Minimum Apartment House District regulations.

SUMMARY OF THE IMPACTS:

Approval of this application will allow the applicant to the reduced setbacks for the proposed pool
and an existing detached pergola that are located towards the front and rear of the principal
residence building. Staff opines that since the rear yard area is enclosed with a 6’ high concrete
wall along the front, rear and interior side property lines, together with the additional separation
provided by the SW 164 Court right-of-way, any visual impact that the swimming pool and
detached pergola may have on the surrounding properties is minimal and would be sufficiently
mitigated.

COMPREHENSIVE DEVELOPMENT MASTER PLAN ANALYSIS:

The 0.20-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
10/28/2025
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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 proposed swimming pool and for an existing detached pergola 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 a proposed swimming pool to be located in front of the principal
building (not permitted) and to setback 11.50" (75 required, 40’ previously approved) from the front
(northwest) property line (requests #1 and #2), and for an existing detached pergola structure to
setback 53.83" (55’ required) from the front (northwest) property line and 2.5’ (5’ required) from
the rear (east) property line (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 principal residence
located centrally on a triangular shaped interior lot, with the longest (front) property line fronting
along SW 164 Court. Although the proposed swimming pool would be situated to the side of the
principal building, due to the shape of the site, at 11.50’, it would effectively be located closer to
the front property line than the principal residence (setback a minimum of 16.78’ from the front).
Additionally, the proposed swimming pool would also require a variance for encroaching by 28.5’
into the front (northwest) setback area, which requires a minimum setback of 40’ from the front
property line. Similarly, an existing detached pergola is also located towards the rear of the subject
property, behind the principal residence, that encroaches by 1.17’ into the front (northwest) and
by 2.5 into the rear (east) setback areas. 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 an existing 6’ high concrete
wall that is located all along the rear and interior side property lines, as well as covers half of the
parcel along the front property line, 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 further opines that the encroachments by the proposed swimming pool
and the pergola are internal to the site, and although said structures are both situated quite close
to the front (northwest) property line, any significant visual impacts generated from the
encroachments on the single-family residences to the north and east would be further mitigated
by the SW 164 Court 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 6’ high concrete wall along
the 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.

10/28/2025
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Staff's research of the surrounding area found similar approvals within the neighborhood for
variances of the setback requirements for swimming pools. For example, a property located at
16378 SW 93 Street, immediately north of the subject site, was allowed pursuant to administrative
adjustment #V2000000077 to have a swimming pool setback 5’ (10’ required) from the interior
side (east) property line. Another residence located at 9301 SW 163 Place (east of the subject
site) was approved by administrative variance # V2023000213 to allow a proposed swimming
pool to setback 10’ from the side street (north) property line where 20’ was required. Additionally,
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 Division of
Environmental Resources Management of the Department of Regulatory and Economic
Resources memorandum indicates that approval will not result in a reduction in the LOS standards
for potable water supply, wastewater disposal, or flood protection. Additionally, the memorandum
from Miami-Dade Water and Sewer Department indicates that they do not have objections, and
that the County’s Fire Rescue Department in their memorandum indicates that approval of this
application would not create a fire or become a hazard on the subject site. Furthermore, staff
opines that the architectural style and scale of the proposed swimming pool and existing detached
pergola structure 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.

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 Swimming Pool and Pergola”, as
prepared by Victor G. Reeve, P.E., dated stamped received 7/28/2025, consisting of 1 sheet.
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.
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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 of the expiration of the
final appeal period of this application, unless a time extension is granted by the Director of the
Department.

5. That the 6’ high concrete wall along the front, 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 6" high 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. In the event that WASD determines that the utility
easement is needed for the installation of water and sewer infrastructure along the front
(northwestern) boundary of the property facing SW 164 Court, the portion of the existing
concrete wall that is located within the utility easement must be removed. After WASD’s
completion of such installation, applicant may seek permission from WASD to install a hedge
within that portion of the utility easement in compliance with this condition.

ES:JB:SS:PM:JH

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

10/28/2025
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Eliesbel Diaz
PH: Z25-143
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

The Adopted 2020 and 2030 Land Use Plan designates the subject property as being within the Urban

Residential Development Boundary for Low Density Residential. The residential densities allowed in this
(Pg. 1-31) 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- Upon appeal or direct application in specific cases, the Board shall hear and grant applications for non-

311(A)(4)(b) | use variances from the terms of the zoning and subdivision regulations and may grant a non-use variance

Non-Use upon a showing by the applicant that the non-use variance maintains the basic intent and purpose of the

Variances zoning, subdivision and other land use regulations, which is to protect the general welfare of the public,

From 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

Other Than | community. No showing of unnecessary hardship to the land is required.

Airport

Regulations

Sec. 33-49. L . . . .

- Table of District | Families | Min. Min. Lot Max. Lot | Min. Bldg.

minimum Width | Area Coverage | Size

widths, 0

area of lots, (Sq. Ft.) (% of Lot | (Cu. Ft.)

maximum Area)

lot

;g\éerage, District | Families | Min. Min. Lot Area | Max. Lot | Min Bldg. Size (Cu Ft)

minimum Width (Sq. Ft.) Coverage

building (% of Lot

sizes Area)




RU-1 New 7,500 40% 8,500
1 sub.-
75
Sec. 33-50.
- Table of District/ | Front (Ft.) Rear (Ft.) Interior Side Street (Ft.)
setback Families Side (Ft.)
lines in
residential
and estate
districts.
RU-1: 15 for 50% of 15 for 50% of | 10% lot 15
One the lineal the lineal width
footage of the footage of min.—5'
width of the the width of max.—
house and 25 the house 7%
for balance; and 25 for
except 20 for balance
attached

garages




Building and Neighborhood Compliance

ENFORCEMENT HISTORY

DIAZ, ELIESBEL 9351 SW 164 CT
MIAMI-DADE COUNTY, FLORIDA.

APPLICANT ADDRESS
Pending 22025000143
DATE - HEARING NUMBER

FOLIO: 30-5905-007-0650

REVIEW DATE OF CURRENT ENFORCEMENT HISTORY:
August 15, 2025

NEIGHBORHOOD REGULATIONS:
There are no open/closed cases in CMS.

BUILDING SUPPORT REGULATIONS:
There are no open/closed cases in BSS.

VIOLATOR:
DIAZ, ELIESBEL

OUTSTANDING LIENS AND FINES:
There are no outstanding liens or fines.
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protection set forth in the CDMP subject to compliance with the conditions required for this proposed
development order.

Conditions of Approvai: None

Tree Preservation

An aerial review of the subject property indicates the presence of tree resources; however, the site plan
entitled “Residential Swimming Pool for: Elieshel Diaz” prepared by Victor G. Reeve, P.E., and dated as
received by Miami-Dade County on June 16, 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
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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