








Miami-Dade County Department of Regulatory and Economic Resources 
Staff Report to Community Zoning Appeals Board No. 15 

 
 PH: Z23-545  March 20, 2025 

Item No. A 
 

Recommendation Summary 
Commission District 9 
Applicant Ricadri Group, LLC. 
Summary of 
Requests 

The applicant seeks approval of a district boundary change on the 
subject property from RU-2 (Two-Family Residential Use) to MCD 
(Mixed-Use) in order to develop the site with an 8-story mixed-use 
building with retail and 90 residential units, including workforce 
housing. 

Location 21300 and 21320 SW 112 Avenue, Miami-Dade County, Florida. 

Property Size ±2.61-gross (±2.42-net) Acres 
Existing Zoning RU-2, Two-Family Residential District 
Existing Land Use Single-family residences  
2030-2040 CDMP 
Land Use  
Designation  

Medium Density Residential, 13-25 dua  
(see attached Zoning Recommendation Addendum) 

Comprehensive Plan 
Consistency 

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

Applicable  
Zoning Code 
Section(s)  

Section 33-311, District Boundary Change 
(See attached Zoning Recommendation Addendum) 

Recommendation Approval, subject to the Board’s acceptance of the proffered 
Covenant. 

 
This item was deferred from the January 15, 2025, meeting of the Community Zoning Appeals 
Board (CZAB 15) due to an insufficient quorum. Subsequently, the Board moved to defer the item 
again during the February 12, 2025, meeting of CZAB 15. 
 
The public hearing on this item was held. 
 
REQUEST: 
 
DISTRICT BOUNDARY CHANGE from RU-2, Two-Family Residential District to MCD, Mixed-
Use Corridor District. 
 
PROJECT HISTORY AND DESCRIPTION:  
 
The subject property consists of two parcels of land totaling ±2.42 net acres (±2.61 gross acres), 
located at 21300 and 21320 SW 112th Avenue. Each parcel is currently developed with a single-
family home. The applicant seeks to rezone the subject parcel from RU-2, Two-Family Residential 
District, to MCD, Mixed-Use Corridor District, in order to redevelop the property with an eight (8)-
story high mixed-use building, consisting of ground floor retail amenities and 90 multi-family units, 
including workforce housing units. The submitted plans depict that the eight (8)-story high mixed-
use building would have 90 multi-family housing residential units on floors 2 through 8, and 
approximately 4,175 sq. ft. of retail with amenities provided on the 3rd floor. The proposed 
development will have one direct vehicular access point along SW 112 Avenue. Parking and 
driveways are located internally within the site, with off-street parking provided within the same 
building, situated behind the retail area on the 2nd and 3rd floors, effectively shielding it from view 
along SW 112 Avenue. Submitted landscape plans depict ample landscaping in the form of trees 
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and shrubs provided along the perimeter of the subject parcel and around the proposed structure, 
while street trees have been provided along SW 112 Avenue. The applicant has also voluntarily 
proffered a Declaration of Restrictions, which among other things, restricts the development of 
the property to the submitted plans, provides that five (5) of the dwelling units would be workforce 
housing units, and requires the applicant to preserve an approximately 1.25-acre portion of the 
site as pine rockland area.   
 

NEIGHBORHOOD CHARACTERISTICS 

                                    Zoning and Existing Use                 Land Use Designation 
Subject Property RU-2; single-family residences Medium Density Residential,  

13 - 25 dua 
North RU-2; FPL electric substation Medium Density Residential,  

13 - 25 dua 
South RU-3M, RU-5A; vacant land Medium Density Residential,  

13 - 25 dua 
East  RU-2; vacant land Environmentally Protected 

Parks 
West RU-4L; multi-family residential Medium Density Residential,  

13 - 25 dua 
 
NEIGHBORHOOD COMPATIBILITY: 
 
The ±2.61-gross (±2.42-net) acre subject property is located fronting along SW 112 Avenue and 
consists of two parcels each currently improved with an existing single-family residence. The 
surrounding area is comprised of an FPL electric substation to the north, a multi-family apartment 
development to the west and vacant parcels to the south, and an environmentally protected 
vacant parcel to the east of the subject property.  
 
SUMMARY OF THE IMPACTS: 
 
The approval of this application will allow the applicant to rezone the property in order to redevelop 
the subject parcel as a mixed-use development with retail, additional housing, including workforce 
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 will generate an additional 64 PM peak hour vehicle trips and that these new trips do 
not exceed the acceptable level of service. 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 ±2.61-gross (±2.42-net) Acres subject property is located inside the Urban Development 
Boundary and the Comprehensive Development Master Plan (CDMP) 2030 to 2040 Adopted Land 
Use Plan (LUP) map designates the site for Medium Density Residential. The Medium Density 
Residential category allows a range in density from a minimum of 13 to a maximum of 25 dwelling 
units per gross acre and the type of housing structures typically found in areas designated Medium 
Density Residential includes townhouses and low-rise and medium-rise apartments 
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However, the subject parcel is also located within ½ mile of the South Dade Transitway Strategic 
Miami Area Rapid Transit (SMART) corridor. On January 24, 2019, the BCC adopted Ordinance 
No. 19-7 approving policies to establish transit supportive densities and intensities for mixed-
use projects located along Rapid Transit Activity Corridors (the SMART Plan Corridors) in the 
Mixed-Use Development text of the CDMP Land Use Element. The Mixed Use Development 
policies provide that vertical and horizontal mixed-use projects within ½ mile of this corridor are 
eligible to be developed at certain intensities provided that the entire development fits within the 
building envelope established by the applicable Floor Area Ratio (FAR) and subject to 
compatibility with the adjacent development, properties within ½ mile of a SMART Plan Corridor 
are eligible for a maximum residential density of 36 units per acre, and up to 1.5 Floor Area Radius 
(FAR) for non-residential uses. However, the interpretive text also states; “[a]ppropriate design 
standards are essential to ensure that the uses permitted in mixed-use developments are 
compatible with each other and adjacent properties and contribute to the character of the street 
and the surrounding community. A specific objective in designing mixed-use developments is that 
the development should be compatible with any existing, or zoned, or Plan-designated adjoining 
or adjacent uses. The exact residential density that can be achieved on a particular property will 
depend upon the intensity permitted, the average size of the residential units, the residential 
percentage of the project and land development regulations concerning building envelopes, 
parking and open space.” 
 
Mixed-Use Developments Located 
Within: 

Floor Area Ratio Range 
(F.A.R.) 

Maximum Residential Density 
(dwelling units) 

Between one-quarter and one-half 
mile 

Up to 1.5 36 

 
The applicant seeks to rezone the parcel to MCD to allow for future development on the site as 
permitted in the Mixed-Use Development provisions of the CDMP. This application was also the 
subject of a CDMP Letter of Interpretation (CL2023000025) dated August 8, 2023, which found 
that “[b]ased on the ±2.42 net acres (±2.61 gross acres) size of the Subject Property, it could be 
developed with a maximum 2,946,760 square feet mixed-use development and a maximum 
of 93 residential. “In addition, CDMP Letter of Interpretation also states that “the CDMP Mixed-
Use Development text allows single-use development proposals within Mixed-Use Corridors and 
requires it be demonstrated that the proposed single-use development would not cause the total 
square footage of development for the use to exceed 70% of the total building area within one-
quarter mile of the subject property. Staff’s review of the existing land uses shows that the 
residential uses within ¼ mile radius of the subject property comprise 37.67% of the total building 
area, therefore, the property can be developed as a single-use residential development.”  As such, 
this could allow the applicant to develop the ±2.42 net acres (±2.61 gross acres) size parcel with 
a vertical single-use residential development containing a maximum of 93 residential units. 
However, as indicated in the Site Plan, the applicant proposes to develop the site with a mixed-
use development consisting of 90 multi-family units with approximately 4,175 sq. ft. of retail.  As 
such, approval of the requested district boundary change would be consistent with the CDMP 
Land Use Element interpretative text for Mixed Use Developments. Staff also notes that the 
applicant has voluntarily proffered a covenant to provide workforce housing units within this 
development. 
 
ZONING ANALYSIS:  
 
The applicant seeks approval of a request for a district boundary change from RU-2, Two-Family 
Residential District to MCD, Mixed-Use Corridor District. For the reasons stated above and below, 
staff opines that when the request to rezone the ±2.42-net (±2.61-gross) acre subject parcel to 
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MCD is analyzed under Section 33-311, District Boundary Change, approval of the application 
subject to the Board’s acceptance of the proffered covenant would be compatible with the 
surrounding area when considering the necessity and reasonableness in relation to the present 
and future development of the area concerned. Section 33-311 of the Code states that the 
purpose of the Code is to provide a comprehensive plan and design to among other things, lessen 
congestion on the highways and promote health, safety, morals, convenience and general 
welfare, with the view of giving reasonable consideration among other things to the character of 
the district or area and its peculiar suitability for particular uses.  
 
Staff notes that approval of the applicant’s request to rezone the subject property will be 
consistent with the South Dade Transitway Strategic Miami Area Rapid Transit (SMART) corridor 
of the CDMP Land Use Plan map. Further, staff opines that approval of the request for rezoning 
will not have a significant impact on the surrounding roadways or transportation facilities based 
on the recommendations and/or information contained in memoranda from the Platting and Traffic 
Review Section of the Department of Regulatory and Economic Resources (RER). Their 
memorandum, dated October 28, 2024, indicates that the application will meet the traffic 
concurrency criteria for an Initial Development Order and will generate 64 PM peak hour vehicle 
trips, which does not exceed the acceptable Level of Service (LOS) on the surrounding roadways. 
Further, the Division of Environmental Resources Management of the Department of Regulatory 
and Economic Resources in their memorandum dated October 21, 2024, indicate that the 
application meets all applicable LOS standards for an initial development order for potable water 
service, wastewater disposal, and flood protection. In addition, the other departments reviewing 
the application, including the Traffic Engineering Section of the Department of Transportation and 
Public Works, the Miami-Dade School Board, Miami-Dade Fire Rescue Department and the 
Water and Sewer Department, do not object to the application. Based on the aforementioned 
department memoranda, staff opines that approval of the request for rezoning on the subject site 
will not have an unfavorable effect on the economy Miami-Dade County, Florida. Further, approval 
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.     
 
As noted earlier, the applicant seeks to rezone the subject parcel to MCD to permit the 
development of 90 residential units, with five percent (5%) designated as Workforce Housing 
Units (WHUs) in accordance with the Miami-Dade County Workforce Housing Development 
Program. The submitted plans propose an eight (8)-story development. Staff notes that the MCD 
General Site Regulations permits a maximum building height of six (6) stories. However, pursuant 
to Section 33-193.11(D)(3) of the Miami-Dade County Code, the Director may approve up to two 
(2) additional stories for buildings with six stories or less to accommodate workforce housing. As 
part of this request, the applicant has provided justifications for the height bonus. The primary 
justification includes the presence of an approximately 1.25-acre Pine Rockland Preserve, which 
significantly impacts the site design and buildable area, occupying roughly 50% of the property. 
According to the Letter of Intent (LOI), this environmental constraint severely limits the project's 
development potential. Furthermore, the applicant has submitted a graph illustrating the bonus 
height and density analysis, which demonstrates that, without the requested two (2)-story height 
bonus, the project would be constrained to six stories, resulting in a total of only 56 dwelling units, 
including workforce housing units. This limitation would be insufficient to achieve the project’s 
objectives and to provide the much-needed workforce housing. As a result, the two (2) additional 
stories have been endorsed and approved by the Director through the Administrative Adjustments 
Procedure.  
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The subject property is located within ½ mile of the South Dade Transitway Strategic Miami Area 
Rapid Transit (SMART) corridor. As previously indicated, properties located within ½ mile of the 
SMART corridor are eligible for mixed-use development including the densities and intensities 
that are allowed for such sites under the CDMP’s policies. The applicant is seeking to rezone the 
subject property from RU-2 (Two-Family Residential use) to MCD (Mixed-Use), in order to 
develop the site with a proposed mixed-use development that is consistent with the MCD zoning 
requirements. Furthermore, the design standards required under the MCD zoning regulations 
promote compatibility with the adjacent neighborhood as the MCD provides for buildings and their 
landscapes to be built to the sidewalk edge in a manner that frames the adjacent street to create 
a public space in the street corridor that is comfortable and interesting. Architectural elements at 
street level shall have a human scale, abundant windows and doors, and design variations at 
short intervals to create interest for the passing pedestrian. Continuous blank walls at street level 
are prohibited. In addition, the site plan applications for development approval within the MCD 
require that the congruity of the proposed development and its compatibility with the surrounding 
area through the implementation of adequate buffering, site planning, and/or design features. The 
submitted plans indicate that the property is to be redeveloped in accordance with the MCD 
development standards, which aim to create communities designed at a human scale and to 
establish corridors that significantly enhance pedestrian activity. As a result, the proposed site 
plan illustrates a mixed-use building fronting the street with parking concealed in the rear of the 
building. In addition, the proposed development will feature a building frontage zone with a width 
of 15 feet, consisting of a hard surface with 12-foot-high tree grates placed at an average spacing 
of twenty-five (25) feet on center. Furthermore, the proposed building's street walls will be 31 
percent fenestrated with windows, exceeding the 30 percent required, while 77 percent of the 
storefronts will feature transparent clear glazing, surpassing the 70 percent required by code. The 
plan also provides for ample landscaping throughout the development in excess of what is 
required by Code. The proposed development will have one (1) point of direct vehicular 
ingress/egress point located along SW 112 Avenue. As designed, the proposed residential 
development, with the pedestrian and auto connectivity and a building with an intensity similar in 
scale to the surrounding uses as well as the proposed landscaping, will produce a development 
that will be compatible with the neighborhood. As such, staff opines that approval of the request 
to rezone the subject parcel to MCD, subject to the proffered covenant, would be compatible with 
the character of the surrounding neighborhood, when considering the necessity and 
reasonableness of the modifications in relation to the present and future development of the area. 
Therefore, staff recommends approval of the request, subject to the Board’s acceptance 
of the proffered covenant, under Section 33-311, District Boundary Change.  
 

 ACCESS, CIRCULATION AND PARKING: The submitted site plan depicts its primary point of 
direct vehicular ingress/egress point located along SW 112 Avenue. The proposed mixed-use 
development provides for a total of 132 parking spaces, where 131 parking spaces are required 
by code, therefore, the parking amounts comply with the code minimums. 
 
NEIGHBORHOOD SERVICES PROVIDER REVIEW: See attached. 
 
RECOMMENDATION:  
 
Approval, subject to the Board’s acceptance of the proffered Covenant.  
 
CONDITIONS FOR APPROVAL: none. 
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ES:JB:SS:EA 
 
 
 
__________________________ 
Eric Silva, AICP, Assistant Director 
 Development Services Division 
Miami-Dade County Department of  
Regulatory and Economic Resources
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COMPREHENSIVE DEVELOPMENT MASTER PLAN (CDMP) OBJECTIVES, 

POLICIES AND INTERPRETATIVE TEXT 
 

NEIGHBORHOOD SERVICES PROVIDER COMMENTS* 
Division of Environmental Resources Management (RER) No objection 
Platting and Traffic Review Section (RER) No objection 
Department of Transportation and Public Works (DTPW) No objection 
Fire Rescue Department No objection 
Water and Sewer Department (WASD) No objection 
Miami-Dade County Public Schools No objection 
Building and Neighborhood Compliance (BNC) No objection 
*Subject to conditions in their memorandum. 

Medium Density 
Residential 
(Pg. I-31) 

This category allows densities from 13 to 25 dwelling units per gross acre. The type of housing 
structures typically permitted in this category includes townhouses and low-rise  
and medium-rise apartments. 

Mixed Use 
Development 
(Pg. I-46) 

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

1) A single use building is located on a site that contains a mix of uses or multiple sites 
containing a mix of uses joined through a unity of title; or  

 
2) Where the saturation of a single use, including residential or commercial, does not 

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

 
Vertical mixed-use development is hereby defined as projects that contain both residential 
and non-residential components, such as live-work spaces, neighborhood and specialty 
retail, convenience services, entertainment, other businesses providing for day-to-day living 
needs, institutional and civic uses, and professional offices. The residential component must 
be at least 20 percent of the total floor area but no more than 85 percent of the total floor 
area. Hotels and apartment hotels, governmental offices, civic uses, and schools may be 
exempt from these mix requirements. 
 
Vertical and horizontal mixed-use development may be allowed within the Urban 
Development Boundary (UDB), provided that the development is located in:  
 

1. Corridors with a maximum depth of 660 feet that are located along ‘Major Roadways’ as 
identified on the adopted Land Use Plan map and in areas designated Residential 
Communities (with the exception of Estate Density and Low Density), Business and 
Office, and Office/Residential; or  

 
2. Corridors designated as mixed-use corridors in an area plan that has been accepted by 

the Board of County Commissioners; or  
 
3. Rapid Transit Activity Corridors which includes the areas within one-half mile of the 

existing Metrorail corridor and the following proposed SMART Plan corridors: Kendall 
Drive, Beach Corridor, North Corridor, Northeast Corridor, and the South Dade 
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PERTINENT ZONING REQUIREMENTS/STANDARDS 

 
Sec. 33-
193.11(D)(3) - 
Intensity 
standards 
 

(3) For Planned Area Development Districts, urban center or urban area districts, the 
Rapid Transit Zone, and other overlay or special districts, if WHUs are eligible to be 
provided in accordance with this article, the Director may approve an additional increase 
to the maximum allowable height established for the applicable zoning district to 
accommodate the density bonuses provided by this article, as follows: 
(1) Up to 2 additional stories may be approved for buildings with 6 stories or less. 
(2) Up to 6 additional stories may be approved for buildings greater than six stories. 
(3) A buffer shall be provided if abutting low density single-family, rowhouse, or duplex 
structures or lots. 
 

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 

Transitway Corridor. It also includes the area within one mile of the proposed East-West 
SMART Plan Corridor.  

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

Mixed-Use Developments 
Located Within: 

Floor Area Ratio 
Range 

Maximum Residential 
Density (dwelling units) 

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

Up to 2.0 60 

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

Up to 1.5 36 

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

Up to 1.25 18 
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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. 

 














































































































