
  

 
NORTH MIAMI PLANNING COMMISSION AGENDA 

Tuesday, January 6, 2015, 7:00PM 
Council Chambers  

776 NE 125th Street, North Miami, FL 33161 
 

 I. ASSEMBLY AND ORGANIZATION: 
 
  A. Call to Order 
  B. Pledge of Allegiance 
  C. Roll Call of Board Members 
  D. Amendments to the Agenda 
      

II. APPROVAL OF MINUTES: December 2, 2014 
 
III. COMMUNICATIONS: Communications of Commissioners 
 
IV. CONTINUED PUBLIC HEARINGS: None 

    
V. PUBLIC HEARINGS:   

 
PC 15-14: AN ORDINANCE OF THE MAYOR AND CITY COUNCIL OF 

THE CITY OF NORTH MIAMI, FLORIDA, ADOPTING A 
SMALL SCALE LAND USE PLAN AMENDMENT TO THE CITY 
OF NORTH MIAMI COMPREHENSIVE PLAN FUTURE LAND 
USE MAP, FOR FOUR (4) LOTS CONSISTING A TOTAL OF 3.07 
ACRES IN SIZE AND GENERALLY LOCATED AT THE 
SOUTHEAST CORNER OF THE INTERSECTION OF 
NORTHEAST 135TH STREET AND MEMORIAL HIGHWAY, 
WITH MIAMI-DADE COUNTY FOLIO NUMBERS 06-2230-000-
0290; 06-2230-000-0120; 06-2230-000-0121; AND  06-2230-000-0122; 
FROM LOW-MEDIUM DENSITY RESIDENTIAL TO 
COMMERCIAL LAND USE DESIGNATION, IN ORDER TO 
ALLOW A PROPOSED COMMERCIAL DEVELOPMENT, 
CONSISTENT WITH THE INTENT OF THE CITY OF NORTH 
MIAMI COMPREHENSIVE PLAN; AND FURTHER 
AUTHORIZING THE CITY MANAGER TO DO ALL THINGS 
NECESSARY TO EFFECTUATE THE SUBJECT SMALL SCALE 
LAND USE PLAN AMENDMENT, AS REQUIRED BY FLORIDA 
LAW; PROVIDING FOR CONFLICTS; PROVIDING FOR 
SEVERABILITY; PROVIDING FOR CODIFICATION AND FOR 
AN EFFECTIVE DATE. 

 
    1. Staff Report  
    2. Commission Action 
 
 
 
 
 
 



  

 
PC 16-14: AN ORDINANCE OF THE MAYOR AND CITY COUNCIL OF 

THE CITY OF NORTH MIAMI, FLORIDA, AMENDING 
CHAPTER 29 OF THE CITY OF NORTH MIAMI CODE OF 
ORDINANCES, ENTITLED “LAND DEVELOPMENT 
REGULATIONS”, BY AMENDING THE CITY OF NORTH 
MIAMI OFFICIAL ZONING MAP REFERENCED IN ARTICLE 
1, SECTION 1-106, TO REFLECT THE REZONING OF FOUR 
(4) LOTS GENERALLY LOCATED AT THE SOUTHEAST 
CORNER OF THE INTERSECTION OF NORTHEAST 135TH 
STREET AND MEMORIAL HIGHWAY, WITH MIAMI-DADE 
COUNTY FOLIO NUMBERS 06-2230-000-0290; 06-2230-000-
0120; 06-2230-000-0121; AND 06-2230-000-0122; FROM THE 
CURRENT R-4 (RESIDENTIAL) ZONING TO C-1 
(COMMERCIAL) ZONING TO ALLOW A PROPOSED 
COMMERCIAL DEVELOPMENT, CONSISTENT WITH THE 
INTENT OF THE CITY OF NORTH MIAMI 
COMPREHENSIVE PLAN; PROVIDING FOR CONFLICTS, 
SEVERABILITY AND FOR AN EFFECTIVE DATE. 

 
    1. Staff Report  
    2. Commission Action 
 

PC 1-15: AN ORDINANCE OF THE MAYOR AND CITY COUNCIL OF 
THE CITY OF NORTH MIAMI, FLORIDA, AUTHORIZING 
AMENDMENTS TO THE CITY OF NORTH MIAMI 
COMPREHENSIVE PLAN PURSUANT TO CHAPTER 163, 
FLORIDA STATUTES, TO INCORPORATE THE 
ADOPTED TEN-YEAR WATER SUPPLY FACILITIES WORK 
PLAN, BY AMENDING THE TEXT CONTAINED IN THE 
FUTURE LAND USE, INFRASTRUCTURE, CONSERVATION, 
INTERGOVERNMENTAL COORDINATION AND CAPITAL 
IMPROVEMENT ELEMENTS OF THE COMPREHENSIVE 
PLAN; FURTHER AUTHORIZING THE TRANSMITTAL OF 
THE COMPREHENSIVE PLAN AMENDMENTS TO THE 
FLORIDA DEPARTMENT OF ECONOMIC OPPORTUNITY 
AND ALL OTHER REVIEWING AGENCIES AS REQUIRED 
UNDER SECTION 163.3184, FLORIDA STATUTES; PROVIDING 
FOR CONFLICTS; PROVIDING FOR SEVERABILITY; 
PROVIDING FOR CODIFICATION AND AN EFFECTIVE DATE. 

 
1. Staff Report  
2. Commission Action 
 

PC 2-15     A RESOLUTION  OF THE MAYOR AND CITY COUNCIL OF 
THE CITY OF NORTH MIAMI, FLORIDA, AUTHORIZING  
APPROVAL OF THE CONDITIONAL USE PERMIT, IN 
SUBSTANTIALLY THE ATTACHED FORM, TRANSFERRING 
ONE FIFTY-EIGHT (58) BONUS UNITS FROM THE 
NEIGHBORHOOD REDEVELOPMENT OVERLAY (NRO) 
DISTRICT PRIMARY RESIDENTIAL POOL OF TWO 
THOUSAND TWO HUNDRED (2,200) FLOATING 
RESIDENTIAL UNITS FOR A PROPOSED DEVELOPMENT 
GENERALLY LOCATED ON THE NORTHWEST CORNER OF 
THE INTERSECTION OF NORTHEAST 135TH STREET AND 
NORTHEAST 6TH AVENUE, SITUATED WITHIN THE NRO 



  

DISTRICT, IN ACCORDANCE WITH ARTICLE 4, SECTION 4-
405 OF THE CITY OF NORTH MIAMI CODE OF 
ORDINANCES, LAND DEVELOPMENT REGULATIONS; 
PROVIDING FOR AN EFFECTIVE DATE AND FOR ALL 
OTHER PURPOSES.  

 
1. Staff Report  
2. Commission Action 
 

    
VI. COMMITTEE REPORTS:  None 

 
 VII. OLD BUSINESS:  None 

   
VIII. NEW BUSINESS: None 

    
 

IX. ADJOURNMENT 
 

Interested parties may appear at the meeting and be heard with respect to the matter. Any person 
wishing to appeal the recommendations of the Planning Commission will need a verbatim record of 
the meetings proceedings, which record includes the testimony and evidence upon which the appeal 
is to be based (Chapter 286.0105 F.S.) In accordance with the Americans with Disabilities Act of 
1990, persons needing special accommodation to participate in this proceeding should contact the 
Community Planning & Development Department no later than four (4) days prior to the 
proceeding.  Telephone (305) 893-6511, Ext. 12252, for assistance.  If hearing impaired, telephone 
our TDD line at (305) 893-7936 for assistance. 
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NORTH MIAMI PLANNING COMMISSION AGENDA
Tuesday, January 6, 2015, 7:00PM

Council Chambers
776 NE 125th Street, North Miami, FL 33161

I. ASSEMBLY AND ORGANIZATION:

A. Call to Order
B. Pledge of Allegiance
C. Roll Call of Board Members
D. Amendments to the Agenda

II. APPROVAL OF MINUTES: December 2, 2014

III. COMMUNICATIONS: Communications of Commissioners

IV. CONTINUED PUBLIC HEARINGS: None

V. PUBLIC HEARINGS:

PC 15-14: AN ORDINANCE OF THE MAYOR AND CITY COUNCIL OF THE CITY OF NORTH MIAMI, FLORIDA, ADOPTING A SMALL SCALE LAND USE PLAN
AMENDMENT TO THE CITY OF NORTH MIAMI COMPREHENSIVE PLAN FUTURE LAND USE MAP, FOR FOUR (4) LOTS CONSISTING A TOTAL OF 3.07 ACRES IN SIZE
AND GENERALLY LOCATED AT THE SOUTHEAST CORNER OF THE INTERSECTION OF NORTHEAST 135TH STREET AND MEMORIAL HIGHwAY, wITH MIAMI-DADE
COUNTY FOLIO NUMBERS 06-2230-000-0290; 06-2230-000-0120; 06-2230-000-0121; AND 06-2230-000-0122; FROM LOw-MEDIUM DENSITY RESIDENTIAL TO COMMERCIAL
LAND USE DESIGNATION, IN ORDER TO ALLOw A PROPOSED COMMERCIAL DEVELOPMENT, CONSISTENT wITH THE INTENT OF THE CITY OF NORTH MIAMI
COMPREHENSIVE PLAN; AND FURTHER AUTHORIZING THE CITY MANAGER TO DO ALL THINGS NECESSARY TO EFFECTUATE THE SUBJECT SMALL SCALE LAND
USE PLAN AMENDMENT,AS REqUIRED BY FLORIDA LAw; PROVIDING FOR CONFLICTS; PROVIDING FOR SEVERABILITY; PROVIDING FOR CODIFICATION AND FOR
AN EFFECTIVE DATE.

1. Staff Report
2. Commission Action

PC 16-14: AN ORDINANCE OF THE MAYORAND CITY COUNCIL OF THE CITY OF NORTH MIAMI, FLORIDA,AMENDING CHAPTER 29 OF THE CITY OF NORTH
MIAMI CODE OF ORDINANCES, ENTITLED “LAND DEVELOPMENT REGULATIONS”, BYAMENDINGTHE CITY OF NORTH MIAMI OFFICIAL ZONING MAP REFERENCED
IN ARTICLE 1, SECTION 1-106, TO REFLECT THE REZONING OF FOUR (4) LOTS GENERALLY LOCATED AT THE SOUTHEAST CORNER OF THE INTERSECTION
OF NORTHEAST 135TH STREET AND MEMORIAL HIGHwAY, wITH MIAMI-DADE COUNTY FOLIO NUMBERS 06-2230-000-0290; 06-2230-000-0120; 06-2230-000-0121;
AND 06-2230-000-0122; FROM THE CURRENT R-4 (RESIDENTIAL) ZONING TO C-1 (COMMERCIAL) ZONING TO ALLOw A PROPOSED COMMERCIAL DEVELOPMENT,
CONSISTENT wITH THE INTENT OF THE CITY OF NORTH MIAMI COMPREHENSIVE PLAN; PROVIDING FOR CONFLICTS, SEVERABILITY AND FOR AN EFFECTIVE DATE.

1. Staff Report
2. Commission Action

PC 1-15: AN ORDINANCE OF THE MAYOR AND CITY COUNCIL OF THE CITY OF NORTH MIAMI, FLORIDA, AUTHORIZING AMENDMENTS TO THE CITY OF
NORTH MIAMI COMPREHENSIVE PLAN PURSUANT TO CHAPTER 163, FLORIDA STATUTES, TO INCORPORATE THE ADOPTED TEN-YEAR wATER SUPPLY FACILITIES
wORk PLAN, BY AMENDING THE TExT CONTAINED IN THE FUTURE LAND USE, INFRASTRUCTURE, CONSERVATION, INTERGOVERNMENTAL COORDINATION AND
CAPITAL IMPROVEMENT ELEMENTS OF THE COMPREHENSIVE PLAN; FURTHERAUTHORIZING THE TRANSMITTAL OF THE COMPREHENSIVE PLANAMENDMENTS
TOTHE FLORIDA DEPARTMENT OF ECONOMIC OPPORTUNITYANDALL OTHER REVIEwINGAGENCIESAS REqUIRED UNDER SECTION 163.3184, FLORIDA STATUTES;
PROVIDING FOR CONFLICTS; PROVIDING FOR SEVERABILITY; PROVIDING FOR CODIFICATION AND AN EFFECTIVE DATE.

1. Staff Report
2. Commission Action

PC 2-15 A RESOLUTION OFTHE MAYORAND CITY COUNCIL OFTHE CITY OF NORTH MIAMI, FLORIDA,AUTHORIZINGAPPROVAL OFTHE CONDITIONAL USE
PERMIT, IN SUBSTANTIALLY THE ATTACHED FORM,TRANSFERRING ONE FIFTY-EIGHT (58) BONUS UNITS FROM THE NEIGHBORHOOD REDEVELOPMENT OVERLAY
(NRO) DISTRICT PRIMARY RESIDENTIAL POOL OF TwO THOUSAND TwO HUNDRED (2,200) FLOATING RESIDENTIAL UNITS FOR A PROPOSED DEVELOPMENT
GENERALLY LOCATED ON THE NORTHwEST CORNER OF THE INTERSECTION OF NORTHEAST 135TH STREET AND NORTHEAST 6TH AVENUE, SITUATED wITHIN
THE NRO DISTRICT, INACCORDANCEwITHARTICLE 4, SECTION 4-405 OF THE CITY OF NORTH MIAMI CODE OF ORDINANCES, LAND DEVELOPMENT REGULATIONS;
PROVIDING FOR AN EFFECTIVE DATE AND FOR ALL OTHER PURPOSES.

1. Staff Report
2. Commission Action

VI. COMMITTEE REPORTS: None

VII. OLD BUSINESS: None

VIII.NEw BUSINESS: None

Ix. ADJOURNMENT

Interested parties may appear at the meeting and be heard with respect to the matter. Any person wishing to appeal the recommendations of the Planning Commission will need a verbatim record
of the meetings proceedings, which record includes the testimony and evidence upon which the appeal is to be based (Chapter 286.0105 F.S.) In accordance with the Americans with Disabilities Act of
1990, persons needing special accommodation to participate in this proceeding should contact the Community Planning & Development Department no later than four (4) days prior to the proceeding.
Telephone (305) 893-6511, Ext. 12252, for assistance. If hearing impaired, telephone our TDD line at (305) 893-7936 for assistance.
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NOTICE OF PROPOSED ORDINANCES

CITY OF NORTH MIAMI, FLORIDA
NOTICE IS HEREBY GIVEN that the City of North Miami, Florida proposes to adopt the following ordinances:

AN ORDINANCE OF THE MAYOR AND CITY COuNCIL OF THE CITY OF NORTH MIAMI, FLORIDA, ADOPTINg A SMALL SCALE LAND uSE PLAN
AMENDMENT TO THE CITY OF NORTH MIAMI COMPREHENSIvE PLAN FuTuRE LAND uSE MAP, FOR FOuR (4) LOTS gENERALLY LOCATED
AT THE SOuTHEAST CORNER OF THE INTERSECTION OF NORTHEAST 135TH STREET AND MEMORIAL HIgHwAY, wITH FOLIO NuMbERS
06-2230-000-0290; 06-2230-000-0120; 06-2230-000-0121;AND 06-2230-000-0122, FROM LOw-MEDIuM DENSITY RESIDENTIAL TO COMMERCIAL LAND uSE
DESIgNATION, IN ORDERTOALLOwA PROPOSED COMMERCIAL DEvELOPMENT, CONSISTENTwITHTHE INTENT OFTHE CITY OF NORTH MIAMI
COMPREHENSIvE PLAN; AND FuRTHER AuTHORIzINg THE CITY MANAgER TO DO ALL THINgS NECESSARY TO EFFECTuATE THE SubjECT
SMALL SCALE LAND uSE PLAN AMENDMENT, AS REquIRED bY FLORIDA LAw; PROvIDINg FOR CONFLICTS; PROvIDINg FOR SEvERAbILITY;
PROvIDINg FOR CODIFICATION AND FOR AN EFFECTIvE DATE.

AND
AN ORDINANCE OF THE MAYOR AND CITY COuNCIL OF THE CITY OF NORTH MIAMI, FLORIDA,AMENDINg CHAPTER 29 OF THE CITY OF NORTH
MIAMI CODE OF ORDINANCES, ENTITLED “LAND DEvELOPMENT REguLATIONS”, bY AMENDINg THE CITY OF NORTH MIAMI OFFICIAL
zONINg MAP REFERENCED IN ARTICLE 1, SECTION 1-106, TO REFLECT THE REzONINg OF FOuR (4) LOTS gENERALLY LOCATED AT THE
SOuTHEAST CORNER OFTHE INTERSECTION OF NORTHEAST 135TH STREETAND MEMORIAL HIgHwAY,wITH FOLIO NuMbERS 06-2230-000-0290;
06-2230-000-0120; 06-2230-000-0121; AND 06-2230-000-0122, FROM THE CuRRENT R-4 (RESIDENTIAL) zONINg TO C-1 (COMMERCIAL) zONINg, TO
ALLOw A PROPOSED COMMERCIAL DEvELOPMENT, CONSISTENT wITH THE INTENT OF THE CITY OF NORTH MIAMI COMPREHENSIvE PLAN;
PROvIDINg FOR CONFLICTS, SEvERAbILITY AND FOR AN EFFECTIvE DATE.

A Public Hearing on the Ordinances will be held by the Planning Commission on january 6th , 2015 at 7:00pm and City Council on january 13, 2015 for `rst reading in the
Council Chambers of North Miami City Hall, Second Floor, 776 NE 125 Street, North Miami, Florida 33161.

Members of the public are invited to attend the Public Hearings and provide oral or written comments on the matter. A copy of the application and report containing the Community
Planning and Development Department’s recommendation will be available for public review between the hours of 8:15 a.m. and 5:00 p.m. in the City Clerk’s Of\ce, City Hall.
Written comments may be submitted to: City of North Miami, 776 N.E. 125th Street, North Miami, Florida 33161, Attn: Community Planning and Development Department.
For questions, please call (305) 893-6511, Ext. 12182.

ANY PERSON wISHINg TO APPEAL THE DECISION OF THE CITY COuNCIL wILL NEED A vERbATIM RECORD OF THE MEETINg’S PROCEEDINgS,
wHICH RECORD INCLuDES THE TESTIMONY AND EvIDENCE uPON wHICH THE APPEAL IS TO bE bASED (SECTION 286.0105. F.S.).

INACCORDANCEwITHTHEAMERICANSwITH DISAbILITIESACT OF 1990, PERSONS NEEDINg SPECIALACCOMODATIONTO PARTICIPATE INTHIS
PROCEEDINg SHOuLD CONTACT THE OFFICE OF THE CITY CLERK NO LATER THAN FOuR (4) DAYS PRIOR TO THE PROCEEDINg. TELEPHONE
(305) 893-6511, EXT. 2147, FOR ASSISTANCE. IF HEARINg IMPAIRED, TELEPHONE OuR TDD LINE AT (305) 893-7936 FOR ASSISTANCE.
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NORTH MIAMI PLANNING COMMISSION AGENDA
Tuesday, January 6, 2015, 7:00PM

Council Chambers
776 NE 125th Street, North Miami, FL 33161

I. ASSEMBLY AND ORGANIZATION:

A. Call to Order
B. Pledge of Allegiance
C. Roll Call of Board Members
D. Amendments to the Agenda

II. APPROVAL OF MINUTES: December 2, 2014

III. COMMUNICATIONS: Communications of Commissioners

IV. CONTINUED PUBLIC HEARINGS: None

V. PUBLIC HEARINGS:

PC 15-14: AN ORDINANCE OF THE MAYOR AND CITY COUNCIL OF THE CITY OF NORTH MIAMI, FLORIDA, ADOPTING A SMALL SCALE LAND USE PLAN
AMENDMENT TO THE CITY OF NORTH MIAMI COMPREHENSIVE PLAN FUTURE LAND USE MAP, FOR FOUR (4) LOTS CONSISTING A TOTAL OF 3.07 ACRES IN SIZE
AND GENERALLY LOCATED AT THE SOUTHEAST CORNER OF THE INTERSECTION OF NORTHEAST 135TH STREET AND MEMORIAL HIGHwAY, wITH MIAMI-DADE
COUNTY FOLIO NUMBERS 06-2230-000-0290; 06-2230-000-0120; 06-2230-000-0121; AND 06-2230-000-0122; FROM LOw-MEDIUM DENSITY RESIDENTIAL TO COMMERCIAL
LAND USE DESIGNATION, IN ORDER TO ALLOw A PROPOSED COMMERCIAL DEVELOPMENT, CONSISTENT wITH THE INTENT OF THE CITY OF NORTH MIAMI
COMPREHENSIVE PLAN; AND FURTHER AUTHORIZING THE CITY MANAGER TO DO ALL THINGS NECESSARY TO EFFECTUATE THE SUBJECT SMALL SCALE LAND
USE PLAN AMENDMENT,AS REqUIRED BY FLORIDA LAw; PROVIDING FOR CONFLICTS; PROVIDING FOR SEVERABILITY; PROVIDING FOR CODIFICATION AND FOR
AN EFFECTIVE DATE.

1. Staff Report
2. Commission Action

PC 16-14: AN ORDINANCE OF THE MAYORAND CITY COUNCIL OF THE CITY OF NORTH MIAMI, FLORIDA,AMENDING CHAPTER 29 OF THE CITY OF NORTH
MIAMI CODE OF ORDINANCES, ENTITLED “LAND DEVELOPMENT REGULATIONS”, BYAMENDINGTHE CITY OF NORTH MIAMI OFFICIAL ZONING MAP REFERENCED
IN ARTICLE 1, SECTION 1-106, TO REFLECT THE REZONING OF FOUR (4) LOTS GENERALLY LOCATED AT THE SOUTHEAST CORNER OF THE INTERSECTION
OF NORTHEAST 135TH STREET AND MEMORIAL HIGHwAY, wITH MIAMI-DADE COUNTY FOLIO NUMBERS 06-2230-000-0290; 06-2230-000-0120; 06-2230-000-0121;
AND 06-2230-000-0122; FROM THE CURRENT R-4 (RESIDENTIAL) ZONING TO C-1 (COMMERCIAL) ZONING TO ALLOw A PROPOSED COMMERCIAL DEVELOPMENT,
CONSISTENT wITH THE INTENT OF THE CITY OF NORTH MIAMI COMPREHENSIVE PLAN; PROVIDING FOR CONFLICTS, SEVERABILITY AND FOR AN EFFECTIVE DATE.

1. Staff Report
2. Commission Action

PC 1-15: AN ORDINANCE OF THE MAYOR AND CITY COUNCIL OF THE CITY OF NORTH MIAMI, FLORIDA, AUTHORIZING AMENDMENTS TO THE CITY OF
NORTH MIAMI COMPREHENSIVE PLAN PURSUANT TO CHAPTER 163, FLORIDA STATUTES, TO INCORPORATE THE ADOPTED TEN-YEAR wATER SUPPLY FACILITIES
wORk PLAN, BY AMENDING THE TExT CONTAINED IN THE FUTURE LAND USE, INFRASTRUCTURE, CONSERVATION, INTERGOVERNMENTAL COORDINATION AND
CAPITAL IMPROVEMENT ELEMENTS OF THE COMPREHENSIVE PLAN; FURTHERAUTHORIZING THE TRANSMITTAL OF THE COMPREHENSIVE PLANAMENDMENTS
TOTHE FLORIDA DEPARTMENT OF ECONOMIC OPPORTUNITYANDALL OTHER REVIEwINGAGENCIESAS REqUIRED UNDER SECTION 163.3184, FLORIDA STATUTES;
PROVIDING FOR CONFLICTS; PROVIDING FOR SEVERABILITY; PROVIDING FOR CODIFICATION AND AN EFFECTIVE DATE.

1. Staff Report
2. Commission Action

PC 2-15 A RESOLUTION OFTHE MAYORAND CITY COUNCIL OFTHE CITY OF NORTH MIAMI, FLORIDA,AUTHORIZINGAPPROVAL OFTHE CONDITIONAL USE
PERMIT, IN SUBSTANTIALLY THE ATTACHED FORM,TRANSFERRING ONE FIFTY-EIGHT (58) BONUS UNITS FROM THE NEIGHBORHOOD REDEVELOPMENT OVERLAY
(NRO) DISTRICT PRIMARY RESIDENTIAL POOL OF TwO THOUSAND TwO HUNDRED (2,200) FLOATING RESIDENTIAL UNITS FOR A PROPOSED DEVELOPMENT
GENERALLY LOCATED ON THE NORTHwEST CORNER OF THE INTERSECTION OF NORTHEAST 135TH STREET AND NORTHEAST 6TH AVENUE, SITUATED wITHIN
THE NRO DISTRICT, INACCORDANCEwITHARTICLE 4, SECTION 4-405 OF THE CITY OF NORTH MIAMI CODE OF ORDINANCES, LAND DEVELOPMENT REGULATIONS;
PROVIDING FOR AN EFFECTIVE DATE AND FOR ALL OTHER PURPOSES.

1. Staff Report
2. Commission Action

VI. COMMITTEE REPORTS: None

VII. OLD BUSINESS: None

VIII.NEw BUSINESS: None

Ix. ADJOURNMENT

Interested parties may appear at the meeting and be heard with respect to the matter. Any person wishing to appeal the recommendations of the Planning Commission will need a verbatim record
of the meetings proceedings, which record includes the testimony and evidence upon which the appeal is to be based (Chapter 286.0105 F.S.) In accordance with the Americans with Disabilities Act of
1990, persons needing special accommodation to participate in this proceeding should contact the Community Planning & Development Department no later than four (4) days prior to the proceeding.
Telephone (305) 893-6511, Ext. 12252, for assistance. If hearing impaired, telephone our TDD line at (305) 893-7936 for assistance.
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NOTICE OF PROPOSED ORDINANCES

CITY OF NORTH MIAMI, FLORIDA
NOTICE IS HEREBY GIVEN that the City of North Miami, Florida proposes to adopt the following ordinances:

AN ORDINANCE OF THE MAYOR AND CITY COuNCIL OF THE CITY OF NORTH MIAMI, FLORIDA, ADOPTINg A SMALL SCALE LAND uSE PLAN
AMENDMENT TO THE CITY OF NORTH MIAMI COMPREHENSIvE PLAN FuTuRE LAND uSE MAP, FOR FOuR (4) LOTS gENERALLY LOCATED
AT THE SOuTHEAST CORNER OF THE INTERSECTION OF NORTHEAST 135TH STREET AND MEMORIAL HIgHwAY, wITH FOLIO NuMbERS
06-2230-000-0290; 06-2230-000-0120; 06-2230-000-0121;AND 06-2230-000-0122, FROM LOw-MEDIuM DENSITY RESIDENTIAL TO COMMERCIAL LAND uSE
DESIgNATION, IN ORDERTOALLOwA PROPOSED COMMERCIAL DEvELOPMENT, CONSISTENTwITHTHE INTENT OFTHE CITY OF NORTH MIAMI
COMPREHENSIvE PLAN; AND FuRTHER AuTHORIzINg THE CITY MANAgER TO DO ALL THINgS NECESSARY TO EFFECTuATE THE SubjECT
SMALL SCALE LAND uSE PLAN AMENDMENT, AS REquIRED bY FLORIDA LAw; PROvIDINg FOR CONFLICTS; PROvIDINg FOR SEvERAbILITY;
PROvIDINg FOR CODIFICATION AND FOR AN EFFECTIvE DATE.

AND
AN ORDINANCE OF THE MAYOR AND CITY COuNCIL OF THE CITY OF NORTH MIAMI, FLORIDA,AMENDINg CHAPTER 29 OF THE CITY OF NORTH
MIAMI CODE OF ORDINANCES, ENTITLED “LAND DEvELOPMENT REguLATIONS”, bY AMENDINg THE CITY OF NORTH MIAMI OFFICIAL
zONINg MAP REFERENCED IN ARTICLE 1, SECTION 1-106, TO REFLECT THE REzONINg OF FOuR (4) LOTS gENERALLY LOCATED AT THE
SOuTHEAST CORNER OFTHE INTERSECTION OF NORTHEAST 135TH STREETAND MEMORIAL HIgHwAY,wITH FOLIO NuMbERS 06-2230-000-0290;
06-2230-000-0120; 06-2230-000-0121; AND 06-2230-000-0122, FROM THE CuRRENT R-4 (RESIDENTIAL) zONINg TO C-1 (COMMERCIAL) zONINg, TO
ALLOw A PROPOSED COMMERCIAL DEvELOPMENT, CONSISTENT wITH THE INTENT OF THE CITY OF NORTH MIAMI COMPREHENSIvE PLAN;
PROvIDINg FOR CONFLICTS, SEvERAbILITY AND FOR AN EFFECTIvE DATE.

A Public Hearing on the Ordinances will be held by the Planning Commission on january 6th , 2015 at 7:00pm and City Council on january 13, 2015 for `rst reading in the
Council Chambers of North Miami City Hall, Second Floor, 776 NE 125 Street, North Miami, Florida 33161.

Members of the public are invited to attend the Public Hearings and provide oral or written comments on the matter. A copy of the application and report containing the Community
Planning and Development Department’s recommendation will be available for public review between the hours of 8:15 a.m. and 5:00 p.m. in the City Clerk’s Of\ce, City Hall.
Written comments may be submitted to: City of North Miami, 776 N.E. 125th Street, North Miami, Florida 33161, Attn: Community Planning and Development Department.
For questions, please call (305) 893-6511, Ext. 12182.

ANY PERSON wISHINg TO APPEAL THE DECISION OF THE CITY COuNCIL wILL NEED A vERbATIM RECORD OF THE MEETINg’S PROCEEDINgS,
wHICH RECORD INCLuDES THE TESTIMONY AND EvIDENCE uPON wHICH THE APPEAL IS TO bE bASED (SECTION 286.0105. F.S.).

INACCORDANCEwITHTHEAMERICANSwITH DISAbILITIESACT OF 1990, PERSONS NEEDINg SPECIALACCOMODATIONTO PARTICIPATE INTHIS
PROCEEDINg SHOuLD CONTACT THE OFFICE OF THE CITY CLERK NO LATER THAN FOuR (4) DAYS PRIOR TO THE PROCEEDINg. TELEPHONE
(305) 893-6511, EXT. 2147, FOR ASSISTANCE. IF HEARINg IMPAIRED, TELEPHONE OuR TDD LINE AT (305) 893-7936 FOR ASSISTANCE.



MINUTES 
NORTH MIAMI PLANNING COMMISSION 

7:00 P.M. 
THURSDAY, December 2, 2014 

COUNCIL CHAMBERS 
 
 
 
The meeting was called to order at 7:00 p.m.  After the pledge of allegiance, a roll call of the 
members was taken. 
 
 

 Name Present Excused Absent 

1. Kevin Seifried X   

2. Charles Ernst X   

3. Kenny Each X   

4. Jean Castor  X  

5. Jason James X   

6. Bill Prevatel X   

7. Vacant    

8. Vacant    

9. Vacant    

 
 
Staff was represented by: 
 

Bhairvi Pandya, City Planner 
Roland Galdos, Deputy City Attorney 
Kent Walia, Sustainability Admin. Temporary Board Secretary 
Dunia Sanzetenea, Information Technology 

 
 I-D. Assembly and Organization – Amendments to the Agenda:  
 

Staff recommended that item PC 18-14 be read first and PC 17-14 be read second. Staff 
mentioned that items PC 15-14 and PC 16-14 be removed from this board meeting and 
presented the next board meeting on January 6th, 2015.  
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 II. Approval of Minutes: 
 

The minutes of the October 7th, 2014 meeting were unanimously approved.  
 
The minutes of the November 6th, 2014 meeting were unanimously approved.  

 
III.Continued Public Hearings:  None 
 
IV.Public Hearings: 
 
 
PC 18-14:  AN ORDINANCE OF THE MAYOR AND CITY COUNCIL OF THE CITY OF 

NORTH MIAMI, FLORIDA, AMENDING CHAPTER 29 OF THE CITY OF 

NORTH MIAMI CODE OF ORDINANCES, ENTITLED “LAND 

DEVELOPMENT REGULATIONS”, BY AMENDING ARTICLE 3, 

DIVISION 4, ENTITLED “CONDITIONAL USES", AT SECTION 3-409, 

ENTITLED “APPEALS” AND SECTION 3-410, ENTITLED “CHANGES TO 

CONDITIONAL USE APPROVALS”, TO FURTHER CLARIFY 

CONDITIONAL USE REQUIREMENTS FOR MASTER PLANNED 

DEVELOPMENTS; PROVIDING FOR CONFLICTS, SEVERABILITY, 

CODIFICATION AND AN EFFECTIVE DATE. 

The item was introduced by the Chair. Staff report was given by Ms. Pandya and the Public 
Hearing was opened. Staff recommended the approval of the ordinance of the conditional 
approval to the LDR. Staff mentioned that on Page 2 of 4 allowed the amendment to Article III, 
Section 3-410 to 3-702 allow the applicant to file an appeal if they disagree with DRC file an 
appeal to the Board of Adjustment. Staff recommended that the proposed amendment on Page A-
2 which describes the relocation of a major roadway from 5’ to 10’. Staff described what 
constitutes the definition of a minor revision to include modifications to a conditional use permit 
is on Article III Section 3-410D. Staff agreed that Sections 3-409 and 3-410 are consistent with 
the Land Development Regulations and the comprehensive plan.  
 
Public Hearing:   
 
Oleta Partners representative, Ilene Metta, gave a presentation regarding the need for the item. 
The developer mentioned that the proposal is not a legislative change for this item. Ms. Metta 
mentioned that the purpose of these changes are minor, that the verbiage is in the existing code 
that allows an applicant to file an appeal. Ms. Metta mentioned that Oleta Partners wanted to link 
the spine road to FIU to connect through the mangroves and create a pedestrian path. Ms. Metta 
also mentioned that the current Conditional Use Permit identifies the uses and the company 
wants to create parking spaces only for properties built.   
 
Commission Discussion:  
 
Commissioner James asked the representative if there is a limit to how many times you can move 
the road way in 5’ increments. Commissioner James asked if there was a way to prohibit the 
amount from the original proposal. Mr. Galdos clarified that the maximum increase the applicant 
can apply for is 10’. Commissioner Prevatel mentioned that Oleta Partners had a difficult past 
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with the City by doing whatever they could get away with. Commissioner Prevatel also believes 
that Oleta didn’t keep up to their promises in the past and believes that the City has got the short 
end of the stick.  Ms. Metta mentioned that the text amendment is not a specific item and people 
reserve the right to file an appeal according to code. Mr. Galdos mentioned that if the applicant 
wants to move more than 10’ in one year it would be considered substantial. Commissioner Each 
motioned to approve the item and Commissioner James seconded and the dissenting motion was 
made by Commissioner Prevatel. The item was passed 4-1. 
 

 
PC 17-14:  A RESOLUTION OF THE MAYOR AND CITY COUNCIL OF THE CITY OF 

NORTH MIAMI, FLORIDA, AMENDING THE PREVIOUSLY ISSUED 

CONDITIONAL USE PERMIT AND CONCEPTUAL MASTER 

DEVELOPMENT PLAN FOR TRACT A OF BISCAYNE LANDING PLAT, IN 

ACCORDANCE WITH ARTICLE 3, SECTION 3-405 OF THE CITY OF NORTH 

MIAMI CODE OF ORDINANCES, LAND DEVELOPMENT REGULATIONS; 

PROVIDING FOR AN EFFECTIVE DATE AND FOR ALL OTHER PURPOSES. 

 
The item was introduced by the Chair. Staff report was given by Ms. Pandya. Ms. Pandya 
mentioned that Page 5 of 9, Line I Section 3-4 criteria should be read 3-405 and the other 
conditional use report B-12, Item F second line Condition 7B should say 6B. Mr. Galdos 
mentioned that the word “Acting” be stricken and should be called just “Mayor.” Mr. Galdos 
also mentioned that the item is Quasi-Judicial and everyone speaking should take an oath. Ms. 
Pandya mentioned that the purpose and intent pursuant to Section 3-410, allows for revisions to 
an existing conditional use permit. Ms. Pandya mentioned that the proposed amendment does not 
increase the intensity of the property.  
 
Public Hearing:   
 
Oleta Partner’s Representative, Ilene Metta, spoke and said that they are in support of the staff 
recommendation. Robert Bailing, architect representative of ETEA Ft. Lauderdale, gave a 
presentation regarding Biscayne Landing with site plans of open spaces, land-use and circulation 
patterns. Mr. Bailing mentioned that they are aware that the mangroves are endangered and 
mentioned that in the Oleta Partners lease, they can possibly remove the trees if needed at the 
request of FIU.  
 
Commission Discussion:  
 
Commissioner Prevatel mentioned that it would benefit the development to create a path to 
connect FIU to Biscayne Landings. Commissioner Ernst asked about the logic behind page 4 of 9 
in the Planning Commission packet that the existing use and proposed uses had originally 
proposed 560 elderly living units and now the proposed uses are 4300 multi-family and or 
elderly housing units. Herb Tillman, project executive of Biscayne Landing under Oleta Partners, 
described that the logic is to have the option to identify what works best to be leased on the 
property. Commissioner Ernst proposed change of use is a major change and questioned if the 
elderly component could go away. Ms. Metta mentioned that the maximum impact per 
residential unit would be less for elderly living than multi-family. Commissioner Ernst asked the 
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presenting representatives about the three star hotel proposal and if it would be looking over the 
water treatment facility. Commissioner Each asked if they are building high end condos or large 
scale apartments that would turn into condos. Herb Tillman said that they want to bring a four 
star hotel to the area that has a major flagship. Commissioner Ernst said that the height is limited 
to 25 stories and that it would provide a more attractive product if it was higher. Herb Tillman 
said yes. If it was a higher density it would be easier to attract more people. Commissioner 
Prevatel mentioned that he doesn’t believe that any of the designs the EDSA or the previous 
architects presented was their best work. Commissioner Prevatel describes that there are a lot of 
short comings that Oleta didn’t answered. He mentioned the following concerns: the presentation 
should have had 3D renderings, the designs are like “project” type of housing, orthogonal 
network like prison barracks, no high end retail, no gathering space, buildings are looking into 
each other, meandering circulation which would require additional public service and overall 
feels that the design is disturbing. The Chair expressed his opinion that the potential hotel would 
overlook the water treatment facility and the fumes would deter people from visiting. 
Commissioner Prevatel motioned the item and Commissioner Ernst seconded the motion for 
denial and Commissioner James and Commissioner Each were in favor. The Planning 
Commission recommended the denial of the proposed amendment by a vote of 3-2.   
 

— — — 
 
The next meeting was scheduled for January 6th, 2015. 
 
 
 
 V. COMMITTEE REPORTS:  None 
 
 VI. OLD BUSINESS:  None 
 
 VII. NEW BUSINESS: “Staff City Planner mentioned that there would be a Brownfield 
workshop December 3rd from 6:30pm to 830pm at the Griffing Center.” Commissioner Seifried 
mentioned that he will be having a Christmas party at his residents.  
 
The meeting was adjourned at 8:37 p.m. 
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VIII. ADJOURNMENT 
 
Respectfully submitted:  Attest: 
 
 
 
            
Commissioner Kevin Seifried, Chair  Nixon Lebrun, AICP, CFM, Zoning Administrator 
Planning Commission  Community Planning & Development 
 
Prepared by: 
 
 
 
    
Kent Walia, Temporary Board Secretary 
Community Planning & Development 
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Staff Report 

Date: January 6, 2015 
 
To: Planning Commission 
 
From:   Nixon Lebrun, AICP, CFM, Zoning Administrator 
 
Re:  Small-Scale Land Use Map Amendment from Low-Medium Density Residential Land 

Use Designation to Commercial/Office Land Use Designation For Folio Number(s): 06-
2230-000-0290; 06-2230-000-0120; 06-2230-000-0121; 06-2230-000-0122;  
 

AN ORDINANCE OF THE MAYOR AND CITY COUNCIL OF THE CITY OF NORTH 
MIAMI, FLORIDA, ADOPTING A SMALL SCALE LAND USE PLAN AMENDMENT 
TO THE CITY OF NORTH MIAMI COMPREHENSIVE PLAN FUTURE LAND USE 
MAP, FOR FOUR (4) LOTS CONSISTING A TOTAL OF 3.07 ACRES IN SIZE AND 
GENERALLY LOCATED WITHIN THE SOUTHEAST QUADRANT OF THE 
INTERSECTION OF NORTHEAST 135TH STREET AND MEMORIAL HIGHWAY, 
WITH MIAMI-DADE COUNTY FOLIO NUMBERS 06-2230-000-0290; 06-2230-000-
0120; 06-2230-000-0121; AND  06-2230-000-0122; FROM LOW-MEDIUM DENSITY 
RESIDENTIAL TO COMMERCIAL LAND USE DESIGNATION, IN ORDER TO 
ALLOW A PROPOSED COMMERCIAL DEVELOPMENT, CONSISTENT WITH THE 
INTENT OF THE CITY OF NORTH MIAMI COMPREHENSIVE PLAN; AND 
FURTHER AUTHORIZING THE CITY MANAGER TO DO ALL THINGS 
NECESSARY TO EFFECTUATE THE SUBJECT SMALL SCALE LAND USE PLAN 
AMENDMENT, AS REQUIRED BY FLORIDA LAW; PROVIDING FOR CONFLICTS; 
PROVIDING FOR SEVERABILITY; PROVIDING FOR CODIFICATION AND FOR 
AN EFFECTIVE DATE. 

RECOMMENDATION 
 
That the Planning Commission recommends approval for a small scale land use plan amendment 
to the City of North Miami Comprehensive Plan Future Land Use Map for four (4) lots  
generally located within the southeast quadrant of the intersection of Northeast 135th Street and 
Memorial Highway, with folio numbers 06-2230-000-0290; 06-2230-000-0120; 06-2230-000-
0121; and  06-2230-000-0122, from a Low-Medium Density Residential land use designation to 
a Commercial/Office (55 ft.) land use designation, and forward to City Council for final 
consideration. 
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BACKGROUND & INTENT  
 
The subject property is part of the recently annexed area, known as Area 3, which is bordered by 
N.E. 135th Street to the north, N.E. 131st Street to the south, N.E. 4th Court to the east and the 
Biscayne Canal to the west. The subject property lies south of N.E. 135th Street and north of N.E. 
131st Street, between Memorial Highway and N.E. 3rd Court (see location map below). It covers 
approximately 3.07 acres and consists of four (4) parcels, all vacant except for one. The first 
parcel (06-2230-000-0290), located at 13301 Memorial Highway, has a split zoning: C-1, 
Commercial District fronting Memorial Highway and R-4, Multi-Family District, east of the 30-
foot wide Kramg’s Ditch Canal Easement, which bifurcates the site. Parcel 06-2230-000-0122 is 
landlocked by C-1 zoned parcels to the north and west, and R-4 zoned parcels to the south and 
east. The remaining two (2) parcels (06-230-000-0120 and 06-2230-000-0121) are zoned R-4, 
Multifamily-Family District and are located along N.E. 3rd Court: the former is presently 
improved with a single-family residence, while the latter is vacant.  
 
The applicant, RetroSource, LLC. seeks to master-develop an approximate 6.6 acre-site, which 
will include the subject property along with three (3) other vacant and unimproved commercial 
parcels fronting N.E. 135th Street, with a shopping center that will feature a Wal-Mart 
Neighborhood Grocery Store with gas docks, a restaurant, office space, and other retail uses.  
The subject property is designated Low- Medium Density Residential on the City’s adopted 
Future Land Use Map (FLUM). As such, in order to accommodate the proposed commercial 
development, the applicant, with the consent of the respective owners on record for the four (4) 
subject parcels, filed a small-scale land use plan amendment application to change the 
designation from Low-Medium Residential to Commercial/Office (55 ft.) land use.  
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ANALYSIS 
 
Per Article 3, Section 3-1105 of the City’s Land Development Regulations all requests for 
amendments to the City’s Comprehensive Plan (Future Land Use Map) must satisfy the 
following minimum criteria: 
 
a. Whether the application specifically advances any goal, objective or policy of the 

Comprehensive Plan: 
 
Policy 9.4.6 of Objective 9.4 of the City’s Comprehensive Plan states that the City shall “create 
land use designations and zoning regulations that encourage the retention, attraction and 
expansion of business and industry”. Policy 9.4.2 further requires the City to “introduce 
employment generating uses along major transportation corridors.” The requested land use 
amendment is consistent with and clearly advances the goals, objectives and policies of the 
Comprehensive Plan in that it will enable the development of an undeveloped site with much 
needed employment-generating commercial uses along a corridor that has been rather dormant 
for years when it comes to attracting sustainable businesses. The proposed use change will allow 
for the creation of ____new jobs. With a current unemployment rate of over 9% the new 
development will provide access to new jobs for area residents and also increase the City’s tax 
base by $______ 
 
The table 
below 
outlines the 
development 
standards 
permitted 
under the 
current versus 
proposed 
use:]Future 
Land Use 

Permitted 
Density/Intensity 

Types of Permitted Use 

Low Medium 
12 du/acres 

Maximum Height 35’ 

Active/Passive Parks, Community facilities: such as 
schools, places of worship, in-home child and adult 

day care, nursing homes, governmental administration, 
police and fire protection facilities, and libraries.  

Commercial  
10,000 sf min lot size 
Maximum Height 55’ 

Retail, Office,  Community facilities such as: schools, 
museums, places of worship, child and adult day care 
centers, nursing homes, governmental administration, 

police and fire protection facilities, and libraries.  
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b. Its effect on the level of service of public infrastructure; 
 
Traffic Circulation: The City’s Transportation Master Plan indicates that the roadway segment 
that will provide primary access to the property (N.E. 135th Street) is operating at a level of 
service (LOS) F. It should be noted that Policy 2A.1.1 of the City’s Comprehensive Plan requires 
that all roadways in the City shall operate at or above a LOS standard E. The following matrix 
from the City’s Public Works Department highlights the generation and distribution of trips that 
will be will result from the development on the site upon the approval of this land use 
amendment request. 

Preliminary Traffic Analysis  

Proposed Use 
Anticipated 
Size 

ITE 
Reference 

PM 
Peak 

Pass-
Thru 

New 
Trips 

Gas Station 
                
4  stacks 853 76 50 26

Fast Food 
        
2,556  sq ft 933 67 27 40

Retail 
        
4,000  sq ft 815 20 3 17

Wal-Mart Neighborhood  41,117  sq ft 850 390 140 249

TOTAL       553 221 332
 
The proposed development will generate 553 PM daily peak hour vehicle trips. The traffic 
distribution reveals that the addition of these new trips will exceed the acceptable level of service 
(LOS) standard of E set forth in the City’s Comprehensive Plan for the N.E. 135th Street corridor. 
As such and given the fact that the City is designated as a transportation concurrency exception 
area (TCEA), a traffic impact analysis shall be submitted to meet with the approval of the 
Community Planning Development Department. Said traffic study shall, in furtherance of 
Objective 2A.2 and Policy 2A.2.7 of the City Comprehensive Plan, identify and propose 
multimodal options with greater bicycle, bus and non-motorized alternatives, necessary to 
mitigate the potential adverse impacts on N.E. 135th Street. 

 
Staff believes the primary access to the development shall be provided along N.E. 135th Street 
only. The developer will be required to contact and coordinate with the Florida Department of 
Transportation (FDOT) to obtain an access permit in order to ensure that the development 
provides adequate access to such thoroughfare. Furthermore staff maintains that no access shall 
be provided on N.E. 3rd Court in order to protect the integrity of the neighboring single-family 
residences.  
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Water & Sewer 
 
Based on the proposed request, the Department of Public Works has provided the following 
analysis on water impacts: 

 
2,556 SF fast food restaurant @ 50 gpd/100 SF =  1,278 gpd 
45,921 SF of retail store @ 10 gpd/100 SF =  4,592 gpd 
Gas Station @ 450 gpd/unit =                          450 gpd 

            TOTAL                                                                  6,320 gpd 
 

Water Supply: Based on its location, the subject property is within a feasible distance for 
connection to the City’s public water system. As such, the City’s Public Works Department 
requires that any future development on site be connected to the City’s existing public water 
system. The developer shall be responsible for all off-site improvement necessary to connect to 
the nearest gravity water main, as may be required to meet fire flow demands. 
 
Wastewater Disposal: The subject property is currently on septic tank and connection to public 
sanitary sewers shall is therefore required by the City’s Public Works Department. In fact, the 
subject property is within a feasible distance for connection to public sanitary sewers as the 
closest gravity sanitary sewer is located on N.E. 131st Street, not too far away from the property. 
The developer shall be responsible for all off-site improvement necessary to connect to the 
nearest gravity sewer main. 
 
Based on staff’s assessment the existing public water and sewer facilities and services have 
sufficient capacity to meet the level of service demands of the proposed commercial 
development.  If approved, the land use change will not adversely impact the City’s Level of 
Service as relates to its public infrastructure. 
 
c. Its effect on environmental resources; 
 
The proposed land use plan amendment is not anticipated to adversely impact the City’s 
environmental resources.  
 
 
d. Its effect on hurricane evacuation; 
 
Policy 5A.3.1 of the Comprehensive Plan requires that the City “review of development 
proposals within the coastal planning area shall consider vehicular accessibility and internal 
circulation patterns to minimize the time required to evacuate the coastal planning area. Staff has 
determined that the subject site is not located within the Coastal Planning area and will not 
adversely impact hurricane evacuation. 
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e. Its effect on the availability of housing that is affordable to people who work in the City 
of North Miami; and 

 
The proposed application is not anticipated and will not affect the existing supply of City’s 
affordable housing efforts within the City. 

 
f. Any other effect that City staff determines is relevant to the City Council’s decision on 

the application; 
 
On December 15, a community outreach meeting was held by the developer at the Griffing 
Center to give the residents an opportunity to express their concerns and also allow the developer 
to respond to resident inquiries. Chief among these concerns were potential traffic increase, 
safety, drainage/flooding impacts, potential impacts to neighboring property values, lack of 
public infrastructure, i.e., sidewalks, etc. Following that community meeting, the developer has 
met with staff to further address these concerns and propose mitigation measures to further 
minimize any adverse impacts to the surrounding neighborhood.  The developer has voluntarily 
proffered a declaration of restrictive covenant, running with the land and binding the owners and 
their successors, which further limit development of the subject property to a set of agreed-upon 
conditions. These conditions are listed at the end of this report.  
 
CONCLUSION  
 
Based on our analysis staff finds that the proposed small scale land use plan map 
amendment is consistent with the City’s Land Development Regulations (LDRs) and is 
compatible with the future land use goals objectives and policies identified in the City’s 
Comprehensive Plan. The Community Planning and Development Department (CP&D) 
therefore requests that the Planning Commission recommends adoption of the attached 
ordinance, amending the Future Land Use Map of the City’s Comprehensive Plan for the 
subject property from a Low-Medium Density Residential land use designation to a 
Commercial/Office (55 ft.) land use designation, and forward to the City Council for final 
consideration, subject to the acceptance of the proffered Declaration of Restrictive 
Covenants, addressing the following issues: 
 

1. Unity of Title: Within 45 days of the adoption of the ordinance approving the requested 
rezoning by the City Council, the applicant shall consolidate all seven (7) parcels into one 
parcel by virtue of a unity of title; said instrument to meet with the approval of the City 
Attorney’s Office prior to be recorded with the Miami-Dade County Clerk of Court.  
 

2. Platting: The subject property requires platting in accordance in Article 3, Division 8 of 
the City’s Land Development Regulations (LDRs). As such, a tentative plat application 
shall be submitted to and meet with the approval of the City’s Development Review 
Committee (DRC) prior to be considered by the Planning Commission and, ultimately the 
City Council. If the tentative is approved by the City Council and the Miami-Dade 
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County Land Development Division, a final plat application shall be filed with the City 
within one hundred eighty (180) days of the County’s approval; if not, the tentative plat 
shall expire. 

 
3. DRC Approval: A site plan shall be submitted to and meet with the approval of the 

City’s Development Review Committee (DRC) prior to the submittal of an application 
for a building permit; said plan to include among other things, location of structure(s), the 
type(s), size(s) and location(s) of sign(s), off-street-parking areas, no access on local 
streets such as NE 3rd Court and limited access to Memorial Highway; exit and entrance 
drives, perimeter walls or fences, and landscaping details. A photometric plan shall also 
be submitted, which shall include pedestrian scale decorative lighting fixtures no greater 
than fifteen [15] feet in height, in order to further protect the surrounding properties.  
 

4. Kramg’s Ditch Canal Easement: The existing 30-foot wide ditch depicted on the 
survey of the subject property is part of a series of ditches and canals that provide water 
quality treatment and storage for the drainage basins north of N.E. 135th Street.  At this 
time, it is functional and is part of the drainage system that serves the basin areas 
bounded by N.E. 142nd Street to the north, N.E. 3rd Court to the East, the C-8/ Biscayne 
Canal to the West and N.E. 129th Street to the South. In addition, it serves as the only 
interconnection to the Rucks Park Pump Station. Given the critical function of that ditch, 
no permanent structures, sheds, non-flexible pavements and other such non-removable 
structures shall be allowed to encroach on same. Consequently, nothing critical to the 
operation of any proposed development on the site, including entrance or exit drives, 
shall be considered. 
  

5. Traffic Circulation: The proposed development will generate 553 PM daily peak hour 
vehicle trips. The traffic distribution of these trips to the adjacent roadways, N.E. 135th 
Street, primarily, reveals that the addition of these new trips will exceed the acceptable 
level of service (LOS) standard of E set forth in the City’s Comprehensive Plan. As such, 
a traffic impact analysis shall be submitted to and meet with the approval of the 
Community Planning Development Department; said traffic study to identify and propose 
multimodal strategies mitigate the potential adverse impacts on N.E. 135th Street.  
 
Primary access to the development shall be provided along N.E. 135th Street only. The 
developer shall contact and coordinate with the Florida Department of Transportation 
(FDOT) to obtain an access permit in order to ensure that the development provides 
adequate access to such thoroughfare. No access shall be provided on N.E. 3rd Court in 
order to protect the integrity of the neighboring single-family residences. 
 

6. Minimum Sidewalks Standards: Pursuant to Section 17-50 of the City’s Code of 
Ordinances, a 5-foot sidewalk shall be constructed along the frontage of the proposed 
development on N.E. 3rd Court and Memorial Highway/Griffing Boulevard. In addition, 
the developer shall dedicate a 5-foot easement along N.E. 135th Street for the widening of 
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the sidewalk along said street. In accordance with Article 5, Division 8, Section 5-804(A) 
of the LDRs, development on the site shall provide for an on-site pedestrian circulation 
system, which connects the street to the primary entrances of the structures on the site, 
and which also connects to existing pedestrian systems on adjacent properties if 
physically possible, through sidewalks or pedestrian ways. 
  

7. Sustainable Building Program: In accordance with Section 5-803(H)(1) of the LDRs, 
development on the site is required to attain a “certified” or higher designation under the 
LEED-NC Rating System, by incorporating some, if not all of the green building 
principles listed in Section 5-803(J) of the LDRs. 
 

8. Water Supply: Based on the proposed request, the subject property is within a feasible 
distance for connection to public water. As such, the City’s Public Works Department 
requires that any development on the site be connected to public water. The developer 
shall be responsible for all off-site improvement necessary to connect to the nearest 
gravity water main, as may be required to meet fire flow demands. 
 

9. Wastewater Disposal: The closest gravity sanitary sewer is located on N.E. 131st Street, 
not too far away from the site. Based on the proposed request, the subject property is 
within a feasible distance for connection to public sanitary sewers. As such, the City’s 
Public Works Department requires that any development on the site be connected to the 
public sanitary sewers. The developer shall be responsible for all off-site improvement 
necessary to connect to the nearest gravity sewer main. 
 

10. Stormwater Management: All stormwater shall be retained on-site utilizing properly 
designed seepage or infiltration drainage structures. Drainage shall be provided for the 5-
year storm event with full on-site retention of the 25-year/3-day storm. Pollution Control 
devices shall be required at all drainage inlet structures. All off-site drainage 
improvements shall meet design requirements as applicable to the corridor type.  
 
The property is located within a Brownfield area; therefore, an environmental assessment 
may be required prior to the approval of any drainage system. Also, a Standard General 
Environmental Resource Permit from Miami-Dade County Department of Regulatory 
and Economic Resources (RER) shall be required for the construction and operation of 
the required surface water management system. Site grading and development shall 
comply with the County and Federal flood criteria requirements. 
 

11. Tree Preservation: Chapter 20 of the City’s Code of Ordinances requires the 
preservation of tree resources. As such and pursuant to Article 2, Section 20-18 (b) of the 
City’s Code, a tree removal application, which shall include a survey of the property and 
a tree disposition plan, shall be filed with the City’s Building and Minimum Housing 
Department prior to the removal or relocation of any tree. 
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12. Local Preference: Inasmuch it does not affect federal and state policies in terms of non-
discrimination, the developer shall hire eighty (80) percent of its start-up workforce from 
the City. The hiring office shall be located within the neighborhood of the subject site to 
afford priority to the surrounding residents. Additionally, the developer shall make a 
good faith effort to use City’s contractors and suppliers. 
 

13. Off-Site Landscaping and Gateway Signage: In an effort to enhance the aesthetics and 
image of the neighborhood, the developer shall coordinate with the appropriate City and 
County departments to improve and further landscape the island at the Y-junction of N.E. 
135th Street, Memorial Highway and N.E. 2nd Court.  
 
Due to the proximity to the neighboring residential perimeter of the overall area, the 
applicant is encouraged to provide lush landscaping and screening along the frontage of 
the project site in order to buffer any unintended impacts. The applicant is also 
encouraged to provide lush landscaping and buffering such as a wall not only along NE 
3rd Court between the proposed development and single family residences across the 
street but also to protect the two single family residences nestled between folios 06-2230-
000-0120 and 06-2230-000-0121 that are carved out of the project site. 
 
The developer shall also contribute to the erection of a City gateway sign on said island.  
 

14. Security: In order to ensure the security of the customers as well as the nearby 
residences, adequate lighting shall be provided and camera installed around the property. 
The developer shall coordinate with the City’s Police Department to increase police 
presence around the area involved. 
 

This land use amendment request constitutes an initial development order. Consequently, one or 
more concurrency determinations may be made and additional conditions prescribed by the City 
Council and at final site plan approval by DRC. 
 
  
 NL/tws 
 
  
 Attachments: 1. Proposed Ordinance   
    2. Survey        

3.  Property appraiser maps of subject property  
    4. Land Use Map 
    5.  Letter of intent 
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ORDINANCE NO. _______________________ 

 

 

AN ORDINANCE OF THE MAYOR AND CITY COUNCIL OF 

THE CITY OF NORTH MIAMI, FLORIDA, ADOPTING A 

SMALL SCALE LAND USE PLAN AMENDMENT TO THE 

CITY OF NORTH MIAMI COMPREHENSIVE PLAN 

FUTURE LAND USE MAP, FOR FOUR (4) LOTS 

CONSISTING A TOTAL OF 3.07 ACRES IN SIZE AND 

GENERALLY LOCATED AT THE SOUTHEAST CORNER OF 

THE INTERSECTION OF NORTHEAST 135TH STREET AND 

MEMORIAL HIGHWAY, WITH MIAMI-DADE COUNTY 

FOLIO NUMBERS 06-2230-000-0290; 06-2230-000-0120; 06-

2230-000-0121; AND  06-2230-000-0122; FROM LOW-MEDIUM 

DENSITY RESIDENTIAL TO COMMERCIAL LAND USE 

DESIGNATION, IN ORDER TO ALLOW A PROPOSED 

COMMERCIAL DEVELOPMENT, CONSISTENT WITH THE 

INTENT OF THE CITY OF NORTH MIAMI 

COMPREHENSIVE PLAN; AND FURTHER AUTHORIZING 

THE CITY MANAGER TO DO ALL THINGS NECESSARY 

TO EFFECTUATE THE SUBJECT SMALL SCALE LAND USE 

PLAN AMENDMENT, AS REQUIRED BY FLORIDA LAW; 

PROVIDING FOR CONFLICTS; PROVIDING FOR 

SEVERABILITY; PROVIDING FOR CODIFICATION AND 

FOR AN EFFECTIVE DATE. 

 

 

 

WHEREAS, the Florida Legislature passed and adopted Chapter 163, Local Government 

Comprehensive Planning and Development Regulation Act, which requires the City of North 

Miami (“City”) to adopt and enforce a comprehensive plan; and 

WHEREAS, Section 163.3187(1), Florida Statutes (2014), allows local governments to 

periodically make small scale land use amendments to their comprehensive plan future land use 

map, if the proposed amendment: (a) does not exceed 10 acres, (b) the cumulative annual effect 

of the acreage for all adopted small scale amendments does not exceed 120 acres, (c) the 

proposed amendment does not involve a text change to the goals, policies, and objectives of the 

comprehensive plan, and (d) the property that is the subject of the proposed amendment is not 

located within an area of critical state concern; and 

WHEREAS, the subject area, consisting of approximately 3.07 acres in size, 

encompasses four (4) lots, generally located at the Southeast corner of the intersection of 
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Northeast 135
th

 Street and Memorial Highway, as identified with Miami-Dade County Folio 

Numbers 06-2230-000-0290; 06-2230-000-0120; 06-2230-000-0121; and  06-2230-000-0122 

(“Subject Property”); and  

WHEREAS, the Subject Property is currently designated by the City Comprehensive 

Plan (“Comprehensive Plan”) Future Land Use Map as Low-Medium Density Residential; and 

WHEREAS, co-applicants, RetroSource, LLC, and Rolando Barrero Interests, Inc., filed 

an application for a Small Scale Land Use Plan amendment to change the designated use of the 

Subject Property from Low-Medium Density Residential to Commercial Land Use designation; 

and  

WHEREAS, Policy 9.4.6 of the Comprehensive Plan, requires the City to “create land 

use designations and zoning regulations that encourage the retention, attraction and expansion of 

business and industry”; and 

WHEREAS, Policy 9.4.2 of the Comprehensive Plan, further requires that the City 

introduce employment generating uses along major transportation corridors, ensuring that 

employment generating land uses are compatible with the character of the neighborhood, through 

revisions in development regulations and permit review requirements; and 

WHEREAS, the proposed Small Scale Land Use Plan amendment is consistent with the 

Comprehensive Plan which encourages mixed use along major corridors and promotes 

redevelopment that enhances the public health, safety and welfare; and 

WHEREAS, pursuant to Article 2, Section 2-203 of the City Code of Ordinances, Land 

Development Regulations (“LDRs”), at least four (4) affirmative votes of the Planning 

Commission shall be required for a positive recommendation of any proposed zoning or 

Comprehensive Plan change; and 

WHEREAS, the Planning Commission, after a duly noticed public hearing held on 

January 6, 2015, found the application to be consistent with the goals, policy and objectives of 

the Comprehensive Plan and recommended approval of the Small Scale Land Use Plan 

amendment to the Mayor and City Council; and  
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WHEREAS, Policy 1.1.3 of the City Comprehensive Plan requires changes in densities 

and intensities set forth in the Future Land Use Map, cannot be approved without the 

concurrence of a supermajority vote of the Mayor and City Council; and  

WHEREAS, the Mayor and City Council, find that the adoption of the proposed Small 

Scale Land Use amendment to the Future Land Use Map is consistent with the Comprehensive 

Plan and in the best interest of the City; and thereby authorize the City Manager to do all things 

necessary to effectuate the amendment, as required by Florida law. 

 

NOW, THEREFORE, BE IT ORDAINED BY THE MAYOR AND CITY 

COUNCIL OF THE CITY OF NORTH MIAMI, FLORIDA, THAT: 

 Section 1. Subject Property. The Subject Property legally described in the attached 

“Exhibit 1”, according to the Public Records of Miami-Dade County, Florida, is hereby re-

designated from Low-Medium Density Residential to Commercial land use designation. 

 Section 2. Authority of City Manager.  The City Manager is hereby authorized to 

do all things necessary to effectuate the subject land use amendment as required by Florida law. 

 Section 3. Conflicts.  All ordinances or parts of ordinances in conflict or inconsistent 

with the provisions of this Ordinance are hereby repealed.  

 Section 4. Severability. The provisions of this Ordinance are declared to be 

severable, and if any section, sentence, clause or phrase of this Ordinance shall for any reason be 

held to be invalid or unconstitutional, such decision shall not affect the validity of the remaining 

sections, sentences, clauses, and phrases of this Ordinance but they shall remain in effect, it 

being the legislative intent that this Ordinance shall stand notwithstanding the invalidity of any 

part.  

 Section 5. Codification.  The provisions of this Ordinance may become and be 

made a part of the Code of Ordinances of the City of North Miami, Florida. The sections of the 

Ordinance may be renumbered or re-lettered to accomplish such, and the word “ordinance” may 

be changed to “section,” “article” or any other appropriate word.  

 Section 6.   Effective Date.  This Ordinance shall not become effective until thirty one 

(31) days after adoption on second reading, if not otherwise challenged. 
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PASSED AND ADOPTED by a __________ vote of the Mayor and City Council of the 

City of North Miami, Florida, on first reading this _______ day of ________________, 2015. 

 

PASSED AND ADOPTED by a __________ vote of the Mayor and City Council of the 

City of North Miami, Florida, on second reading this _______ day of ________________, 2015. 

 

 

____________________________ 

DR. SMITH JOSEPH 

MAYOR 

ATTEST: 

_____________________________________ 

MICHAEL A. ETIENNE, ESQ. 

CITY CLERK 

 

APPROVED AS TO FORM AND 

LEGAL SUFFICIENCY:  

_____________________________________ 

REGINE M. MONESTIME 

CITY ATTORNEY 

 

SPONSORED BY:  CITY ADMINISTRATION 

 

Moved by:     

Seconded by:     

 

Vote: 

Mayor Dr. Smith Joseph    _______ (Yes) _______ (No) 

Vice Mayor Philippe Bien-Aime   _______ (Yes) _______ (No) 

Councilperson  Scott Galvin    _______ (Yes) _______ (No) 

Councilperson Carol Keys, Esq.   _______ (Yes) _______ (No) 

Councilperson  Marie Erlande Steril   _______ (Yes) _______ (No) 
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Property Information 

Folio: 06-2230-000-0120 

Property Address: 13350 NE 3 CT 

Owner IRENEE & EILEEN BICABA 

Mailing Address
13350 NE 3 CT

MIAMI , FL 33161-3930

Primary Zone 0900 SGL FAMILY - 1901-2100 SQ

Primary Land Use
0101 RESIDENTIAL - SINGLE 

FAMILY : 1 UNIT

Beds / Baths / Half 2 / 2 / 0

Floors 1

Living Units 1

Actual Area 1,823 Sq.Ft

Living Area 1,465 Sq.Ft

Adjusted Area 1,584 Sq.Ft

Lot Size 11,550 Sq.Ft

Year Built 1957

Assessment Information

Year 2014 2013 2012

Land Value $49,525 $26,470

Building Value $72,488 $72,608

XF Value $0 $0

Market Value $122,013 $99,078

Assessed Value $99,478 $98,008

Benefits Information

Benefit Type 2014 2013 2012

Save Our Homes Cap Assessment Reduction $22,535 $1,070

Homestead Exemption $25,000 $25,000

Second Homestead Exemption $25,000 $25,000

Note: Not all benefits are applicable to all Taxable Values (i.e. County, 

School Board, City, Regional).

Short Legal Description

30 52 42 .27 AC 

N1/2 OF NE1/4 OF SW1/4 OF NE1/4 

OF NW1/4 OF NW1/4 LESS E25FT RD 

LOT SIZE 82.500 X 140 

OR 16433-3116 0794 3 

Taxable Value Information

2014 2013 2012

County

Exemption Value $50,000 $50,000 

Taxable Value $49,478 $48,008

School Board

Exemption Value $25,000 $25,000 

Taxable Value $74,478 $73,008

City

Exemption Value $50,000 $50,000 

Taxable Value $49,478 $48,008

Regional

Exemption Value $50,000 $50,000 

Taxable Value $49,478 $48,008

Sales Information

Previous 

Sale
Price

OR Book-

Page
Qualification Description

07/01/1994 $0 16433-3116 Qual by exam of deed

07/01/1993 $0 15994-2907 Qual by exam of deed

05/01/1993 $0 15918-4971 Qual by exam of deed

10/01/1989 $85,000 14294-2027
2008 and prior year sales; Qual by 

exam of deed

Summary Report
Generated On : 12/10/2014

The Office of the Property Appraiser is continually editing and updating the tax roll. This website may not reflect the most current information on record. The Property Appraiser 

and Miami-Dade County assumes no liability, see full disclaimer and User Agreement at http://www.miamidade.gov/info/disclaimer.asp

Version: 

Page 1 of 1Property Search Application - Miami-Dade County

12/10/2014http://www.miamidade.gov/propertysearch/



Property Information 

Folio: 06-2230-000-0121 

Property Address:

Owner
ROLANDO BARRERO INTEREST 

INC 

Mailing Address
PO BOX 440632

MIAMI , FL 33144-0632

Primary Zone 0900 SGL FAMILY - 1901-2100 SQ

Primary Land Use
0081 VACANT RESIDENTIAL : 

VACANT LAND

Beds / Baths / Half 0 / 0 / 0

Floors 0

Living Units 0

Actual Area 0 Sq.Ft

Living Area 0 Sq.Ft

Adjusted Area 0 Sq.Ft

Lot Size 11,761 Sq.Ft

Year Built 0

Assessment Information

Year 2014 2013 2012

Land Value $50,572 $27,050

Building Value $0 $0

XF Value $0 $0

Market Value $50,572 $27,050

Assessed Value $29,755 $27,050

Benefits Information

Benefit Type 2014 2013 2012

Non-Homestead Cap Assessment Reduction $20,817

Note: Not all benefits are applicable to all Taxable Values (i.e. County, 

School Board, City, Regional).

Short Legal Description

30 52 42 .27 AC 

S1/2 OF SE1/4 OF SW1/4 OF NE1/4 

OF NW1/4 OF NW1/4 LESS E25FT RD 

LOT SIZE 82.500 X 140 

OR 13353-465 0787 2 

Taxable Value Information

2014 2013 2012

County

Exemption Value $0 $0 

Taxable Value $29,755 $27,050

School Board

Exemption Value $0 $0 

Taxable Value $50,572 $27,050

City

Exemption Value $0 $0 

Taxable Value $29,755 $27,050

Regional

Exemption Value $0 $0 

Taxable Value $29,755 $27,050

Sales Information

Previous 

Sale
Price

OR Book-

Page
Qualification Description

12/01/2005 $0 25472-0846 Qual by exam of deed

07/01/1987 $92,100 13353-0465
Qual by verifiable & documented 

evidence

04/01/1980 $300,000 10732-0180
Qual by verifiable & documented 

evidence

03/01/1976 $1 00000-00000 Qual by exam of deed

Summary Report
Generated On : 12/10/2014

The Office of the Property Appraiser is continually editing and updating the tax roll. This website may not reflect the most current information on record. The Property Appraiser 

and Miami-Dade County assumes no liability, see full disclaimer and User Agreement at http://www.miamidade.gov/info/disclaimer.asp

Version: 

Page 1 of 1Property Search Application - Miami-Dade County

12/10/2014http://www.miamidade.gov/propertysearch/



Property Information 

Folio: 06-2230-000-0122 

Property Address:

Owner
ROLANDO BARRERO INTEREST 

INC 

Mailing Address
PO BOX 440632

MIAMI , FL 33144-0632

Primary Zone 0900 SGL FAMILY - 1901-2100 SQ

Primary Land Use
0081 VACANT RESIDENTIAL : 

VACANT LAND

Beds / Baths / Half 0 / 0 / 0

Floors 0

Living Units 0

Actual Area 0 Sq.Ft

Living Area 0 Sq.Ft

Adjusted Area 0 Sq.Ft

Lot Size 54,450 Sq.Ft

Year Built 0

Assessment Information

Year 2014 2013 2012

Land Value $234,135 $125,235

Building Value $0 $0

XF Value $0 $0

Market Value $234,135 $125,235

Assessed Value $137,758 $125,235

Benefits Information

Benefit Type 2014 2013 2012

Non-Homestead Cap Assessment Reduction $96,377

Note: Not all benefits are applicable to all Taxable Values (i.e. County, 

School Board, City, Regional).

Short Legal Description

30 52 42 1.25 AC 

W1/2 OF SW1/4 OF NE1/4 OF NW1/4 

OF NW1/4 

LOT SIZE 54450 SQ FT 

OR 13353-465 0787 2 

Taxable Value Information

2014 2013 2012

County

Exemption Value $0 $0 

Taxable Value $137,758 $125,235

School Board

Exemption Value $0 $0 

Taxable Value $234,135 $125,235

City

Exemption Value $0 $0 

Taxable Value $137,758 $125,235

Regional

Exemption Value $0 $0 

Taxable Value $137,758 $125,235

Sales Information

Previous 

Sale
Price

OR Book-

Page
Qualification Description

12/01/2005 $0 25472-0846 Qual by exam of deed

07/01/1987 $92,100 13353-0465
Qual by verifiable & documented 

evidence

04/01/1980 $300,000 10732-0180
Qual by verifiable & documented 

evidence

03/01/1976 $1 00000-00000 Qual by exam of deed

Summary Report
Generated On : 12/10/2014

The Office of the Property Appraiser is continually editing and updating the tax roll. This website may not reflect the most current information on record. The Property Appraiser 

and Miami-Dade County assumes no liability, see full disclaimer and User Agreement at http://www.miamidade.gov/info/disclaimer.asp

Version: 

Page 1 of 1Property Search Application - Miami-Dade County

12/10/2014http://www.miamidade.gov/propertysearch/



Property Information 

Folio: 06-2230-000-0290 

Property Address: 13301 MEMORIAL HWY 

Owner
MIDTOWN OF SOUTH FLORIDA 

INC 

Mailing Address
791 NE 77 ST

MIAMI , FL 33138

Primary Zone
6100 COMMERCIAL - 

NEIGHBORHOOD

Primary Land Use
1713 OFFICE BUILDING - ONE 

STORY : OFFICE BUILDING

Beds / Baths / Half 0 / 3 / 0

Floors 1

Living Units 0

Actual Area Sq.Ft

Living Area Sq.Ft

Adjusted Area 2,617 Sq.Ft

Lot Size 53,860 Sq.Ft

Year Built 1960

Assessment Information

Year 2014 2013 2012

Land Value $269,300 $228,905

Building Value $10,000 $10,000

XF Value $9,105 $9,245

Market Value $288,405 $248,150

Assessed Value $272,965 $248,150

Benefits Information

Benefit Type 2014 2013 2012

Non-Homestead Cap Assessment Reduction $15,440

Note: Not all benefits are applicable to all Taxable Values (i.e. County, 

School Board, City, Regional).

Short Legal Description

30 52 42 1.236 AC M/L 

S1/2 OF SE1/4 OF NW1/4 OF NW1/4 

OF NW1/4 LESS W30FT TO CO & LESS 

CANAL 

LOT SIZE IRREGULAR 

Taxable Value Information

2014 2013 2012

County

Exemption Value $0 $0 

Taxable Value $272,965 $248,150

School Board

Exemption Value $0 $0 

Taxable Value $288,405 $248,150

City

Exemption Value $0 $0 

Taxable Value $272,965 $248,150

Regional

Exemption Value $0 $0 

Taxable Value $272,965 $248,150

Sales Information

Previous 

Sale
Price

OR Book-

Page
Qualification Description

04/01/2014 $100 29090-3379
Corrective, tax or QCD; min 

consideration 

08/01/2007 $500,000 25913-0636
2008 and prior year sales; Qual by 

exam of deed

08/01/2002 $0 20632-1814 Qual by exam of deed

Summary Report
Generated On : 12/10/2014

The Office of the Property Appraiser is continually editing and updating the tax roll. This website may not reflect the most current information on record. The Property Appraiser 

and Miami-Dade County assumes no liability, see full disclaimer and User Agreement at http://www.miamidade.gov/info/disclaimer.asp

Version: 

Page 1 of 1Property Search Application - Miami-Dade County

12/10/2014http://www.miamidade.gov/propertysearch/
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Staff Report 

Date: January 6, 2015 
 
To: Planning Commission 
 
From:   Nixon Lebrun, AICP, CFM, Zoning Administrator 
 
Re:  Rezoning from R-4, Multi-Family Residential District to C-1, Commercial District for 

the property generally located at located within the southeast quadrant of the intersection 
of northeast 135th Street and Memorial Highway, with folio numbers 06-2230-000-0290; 
06-2230-000-0120; 06-2230-000-0121; and 06-2230-000-0122. 

  
AN ORDINANCE OF THE MAYOR AND CITY COUNCIL OF THE CITY OF NORTH 

MIAMI, FLORIDA, AMENDING CHAPTER 29 OF THE CITY OF NORTH MIAMI 

CODE OF ORDINANCES, ENTITLED “LAND DEVELOPMENT REGULATIONS”, BY 

AMENDING THE CITY OF NORTH MIAMI OFFICIAL ZONING MAP 

REFERENCED IN ARTICLE 1, SECTION 1-106, TO REFLECT THE REZONING OF 

FOUR (4) LOTS GENERALLY LOCATED WITHIN THE SOUTHEAST QUADRANT 

OF THE INTERSECTION OF NORTHEAST 135TH STREET AND MEMORIAL 

HIGHWAY, WITH MIAMI-DADE COUNTY FOLIO NUMBERS 06-2230-000-0290; 06-

2230-000-0120; 06-2230-000-0121; AND 06-2230-000-0122; FROM THE CURRENT R-4 

(RESIDENTIAL) ZONING TO C-1 (COMMERCIAL) ZONING TO ALLOW A 

PROPOSED COMMERCIAL DEVELOPMENT, CONSISTENT WITH THE INTENT 

OF THE CITY OF NORTH MIAMI COMPREHENSIVE PLAN; PROVIDING FOR 
CONFLICTS, SEVERABILITY AND FOR AN EFFECTIVE DATE. 

RECOMMENDATION 
 
That the Planning Commission recommends approval to amend chapter 29 of the City of North 
Miami Code of Ordinances, entitled “Land Development Regulations”, by amending the City of 
North Miami official zoning map referenced in Article 1, Section 1-106, to reflect the rezoning 
of four (4) lots (subject site) generally located within the southeast quadrant of the intersection of 
northeast 135th street and Memorial Highway, with folio numbers 06-2230-000-0290; 06-2230-
000-0120; 06-2230-000-0121; and 06-2230-000-0122, from the current R-4 (Residential) zoning 
to C-1 (Commercial) zoning, to allow a proposed commercial development and forward to City 
Council for final consideration. 
 
 
BACKGROUND & INTENT  
 
The subject property is part of the recently annexed area, known as Area 3, which is bordered by 
N.E. 135th Street to the north, N.E. 131st Street to the south, N.E. 4th Court to the east and the 
Biscayne Canal to the west. The subject property lies south of N.E. 135th Street and north of N.E. 
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131st Street, between Memorial Highway and N.E. 3rd Court (see location map below). It covers 
approximately 3.07 acres and consists of four (4) parcels, all vacant except for one. The first 
parcel (06-2230-000-0290), located at 13301 Memorial Highway, has a split zoning: C-1, 
Commercial District fronting Memorial Highway and R-4, Multi-Family District, east of the 30-
foot wide Kramg’s Ditch Canal Easement, which bifurcates the site. This parcel is currently 
occupied by an abandoned building (previously a daycare facility). Parcel 06-2230-000-0122 is 
landlocked by C-1 zoned parcels to the north and west, and R-4 zoned parcels to the south and 
east. The remaining two (2) parcels (06-230-000-0120 and 06-2230-000-0121) are also zoned R-
4, Multi-Family District and are located along N.E. 3rd Court: the former is presently improved 
with a single-family, while the latter is vacant.  
 
The applicant, RetroSource, LLC., seeks to master-develop an approximate 6.6 acre-site, which 
will include the subject property along with three (3) other vacant and unimproved commercial 
parcels fronting N.E. 135th Street, with a shopping center that will feature a Wal-Mart 
Neighborhood Grocery Store with gas docks, a restaurant, office space, and other retail uses.  In 
order to accommodate the development proposal, the applicant has, with the consent of the 
respective owners on record for the four (4) different parcels comprising the subject property, 
filed this rezoning application to change the current R-4, Multi-Family zoning classification of 
most of the subject property to C-1, Commercial District. It shall be noted that the applicant has 
simultaneously filed a land use amendment request to ensure consistency with the City’s adopted 
Future Land Use Map. This request will be reviewed under separate cover.  
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Following is a summary of Existing Use, Current Zoning Classification and the Rezoning 
Request on the four parcels contained within the subject site: 
 

No. Folio Existing Use Current Zoning 
Classification  

Rezoning 
Request 

1 06-2230-000-0120 Single 
Family 
Residence 

R-4 R-4 to C-1 

2 06-2230-000-0121 Vacant R-4 R-4 to C-1 
3 06-2230-000-0122 Vacant R-4 R-4 to C-1 
4a 06-2230-000-0290 

(easterly portion) 
Vacant R-4 R-4 to C-1 

4b 06-2230-000-0290 
(westerly portion) 

Abandoned 
Building  

C-1 - 

 
 

ANALYSIS 
 
Article 3, Section 3-1003 of the City’s Land Development Regulations (LDRs) establishes 
uniform procedures for applicant-initiated changes to the City’s zoning map. 
 
A. An applicant-initiated zoning map change shall be approved if it is demonstrated 

that the application satisfies all of the following criteria: 
 
1.  It is consistent with the Comprehensive Land Use Plan in that it: 
 

a. Does not permit uses which are prohibited in the future land use category of the 
parcel proposed for development; 

 
As stated above, the applicant has simultaneously filed for a small-scale land use plan 
amendment, which will change the land use designation of the subject property from Low-
Medium Density Residential (35 ft., 12 du/ac) to Commercial/Office (55 ft.) If this land use 
change is approved, the requested zoning change will therefore allow a commercial 
development, which is permitted in that land use category. Indeed, in accordance with Policy 
1.13.3 of Objective 1.13 of the Future Land Use Element (FLUE) of the City’s Comprehensive 
Plan, the Commercial/Office land use category is intended primarily to provide land area for 
business, office, retail, service and other commercial enterprises:  

1. Retail uses, including restaurants.  
2. Office and business uses.  
3. Professional offices and businesses.  
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4. Community facilities such as schools, museums, places of worship, child and adult 
day care centers, nursing homes, governmental administration, police and fire 
protection facilities, and libraries.  

5. Passive parks and open space.  
6. Nonprofit neighborhood social and recreational facilities.  

 
b.  Does not allow densities or intensities in excess of the densities and intensities, 

which are permitted by the future land use category of the parcel proposed for 
development; 

 
The purpose of this rezoning request is to allow the development of a commercial 
shopping center on the subject property. Although not required for a land use and zoning 
change request, a site plan has been submitted with this application, which shows that the 
proposed commercial development on the property will meet all of the development 
standards of the C-1 district and that no variance will be sought for. Additionally, the 
applicant intends to proffer a covenant that further limits, if not mitigates, the potential 
adverse impacts of the development on the surrounding residential neighborhoods and 
basic public infrastructures. Should the small-scale land use map amendment be 
approved, the requested rezoning will not accommodate a development that will exceed 
intensities, which are permitted in the Commercial/Office land use category.   

 
c. Will not cause a decline in the level of service for public infrastructure to a level of 

service that is less than the minimum requirements of the Comprehensive Land Use 
Plan; 

 
Traffic: The proposed commercial project is located on N.E. 135th Street, which is 
classified as a State owned (FDOT) minor arterial road. The City’s Transportation Master 
Plan indicates that, in proximity of the subject property, N.E. 135th Street is operating at a 
level of service (LOS) F, which is below the acceptable level of service (LOS) standard E 
set forth in Policy 2A.1.1 of the City’s Comprehensive Plan. The proposed development 
will generate 553 PM daily peak hour vehicle trips, which will further exceed the LOS 
standard for that roadway. However, the city of North Miami is designated as a 
Transportation Concurrency Exemption Area, which eliminates all traffic concurrency 
requirements for development applications. As such and in furtherance of Objective 2A.2 
and Policy 2A.2.7 of the City Comprehensive Plan, the applicant intends to submit a 
traffic impact analysis, which will identify and propose multimodal options with greater 
bicycle, bus and non-motorized alternatives, necessary to mitigate the potential adverse 
impacts on N.E. 135th Street. 
 
The following matrix from the City’s Public Works Department highlights the generation 
and distribution of trips that will be will result from the development on the site upon the 
approval of this land use amendment request. 
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Preliminary Traffic Analysis  

Proposed Use 
Applicable 
Units 

ITE 
Reference 

PM 
Peak 

Pass-
Thru 

New 
Trips 

Gas Station 
                
4  stacks 853 76 50 26 

Fast Food 
        
2,556  sq ft 933 67 27 40 

Retail 
        
4,000  sq ft 815 20 3 17 

Wal-Mart 
Neighborhood  41,117  sq ft 850 390 140 249 
TOTAL       553 221 332 

 
 
Public Water and Sewer: Based on the proposed request, the Department of Public 
Works has provided the following analysis on water impacts: 
 

2,556 SF fast food restaurant @ 50 gpd/100 SF =  1,278 gpd 
45,921 SF of retail store @ 10 gpd/100 SF =  4,592 gpd 
Gas Station @ 450 gpd/unit =                          450 gpd 

             TOTAL                                                                  6,320 gpd 
 
Based on its location, the subject property is within a feasible distance for connection to 
public water. As such, the City’s Public Works Department requires that any 
development on the site be connected to public water. The developer shall be responsible 
for all off-site improvement necessary to connect to the nearest gravity water main, as 
may be required to meet fire flow demands. 

 
Furthermore, the subject property is currently on septic tank and connection to public 
sanitary sewers shall therefore be required by the City’s Public Works Department. In 
fact, the subject property is within a feasible distance for connection to public sanitary 
sewers as the closest gravity sanitary sewer is located on N.E. 131st Street, not too far 
away from the property. The developer shall be responsible for all off-site improvement 
necessary to connect to the nearest gravity sewer main. 

 
Existing public water and sewer facilities and services meet the level of service (LOS) 
standard set forth in the City’s Comprehensive Plan. If approved, the rezoning request 
will not accommodate any development that exceeds these LOS standards, subject to 
compliance with the conditions stipulated by the Public Works Department.  
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d. Does not directly conflict with any goals, objective or policy of the Comprehensive 

Land Use Plan; 
 

Policy 9.4.6 of Objective 9.4 of the Future Land Use Element (FLUE) of the City’s 
Comprehensive Plan states that the City shall “create land use designations and zoning 
regulations that encourage the retention, attraction and expansion of business and 
industry”. Policy 9.4.2 further requires the City to “introduce employment generating 
uses along major transportation corridors.” The requested rezoning does not directly 
conflict with any goals, objectives and policies of the Comprehensive Plan in that it will 
enable the development of an undeveloped site with much needed employment-
generating commercial uses along a corridor that has been rather dormant for years when 
it comes to attracting sustainable businesses.  

 
e.  Is physically suitable for the use permitted in the proposed district; 

 
The proposed rezoning will allow the applicant to master-develop an approximate 6.6 
acre-site, which will include the subject property along with three (3) other vacant and 
unimproved commercial parcels fronting N.E. 135th Street, with a shopping center that 
will feature a Wal-Mart Neighborhood Grocery Store with gas docks, a restaurant, office 
space, and other retail uses. When combined with the other commercial parcels, the 
subject property will be physically suitable and ideal for the construction and operation of 
a commercial development of such magnitude and intensity as that proposed by the 
applicant, should the rezoning request be approved. The applicant’s proffered declaration 
of restrictive covenants will further ensure that the proposed development will be built 
according to the development standards of the C-1 district, and in a manner that is not 
detrimental to the surrounding residential properties.  

 
f.  Is compatible with the surrounding areas, zoning designations(s) and existing uses. 

 
The subject property is abutting or adjacent to the following uses: 

  
Propert
y 

Future Land Use Existing Zoning Existing Use 

Site Commercial/Office (55’) R-4, Multi-Family Vacant 
North Commercial/Office (55’) C-1, Commercial Multi-Family 

Residential, Religious 
Facility 

South High Density & Low-
Medium Density 

R-6 & R-4, Multi-Family Multi-Family 
Residential, Single 
Family Residential 

East Medium & Low- R-5 & R-4, Multi-Family Health Care Facility, 
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Medium Density  Residential 

West Commercial/Office (55’) C-1, Commercial & PU, Public Utility Educational, 
Gas Station 

 
It should be noted that as mentioned earlier, three of the total seven folios located towards 
the northern portion of the overall project development site are currently zoned C-1 
Commercial. Also the proposed project is located at a major intersection with maximum 
visibility from N.E. 135th Street, a prime location for commercial development. Adjacent 
uses at this major intersection of NE 135th Street and Memorial Highway are commercial 
in nature with a gas station at the south-west corner, and convenience stores to the north-
west (unincorporated Miami-Dade County) and north-east corners of the intersection. 
Through this rezoning and accompanying land use change request, the entire project site 
will have a single zoning and land use designation, become consistent with the adjacent 
commercial uses, and provide much needed commercial services to the neighboring 
population. 

 
2.  Will provide a benefit to the City in that it will achieve two (2) or more of the 

following objectives: 
 

 Promote high-quality development or redevelopment in an area that is experiencing 
declining or flat property values; 

 
1. The proposed rezoning will support the growth and development of the City’s recently 

annexed urban area by providing supportive commercial uses in that neighborhood, as 
well as much needed infill development in the City as a whole. Through the DRC 
approval process, the diverse City’s departments will ensure that the development on the 
subject property adheres to sound design and architectural principles, clearly enhances 
the image and appearance of the community, and ultimately contributes to an increase in 
the value of the surrounding properties.  

 
 Implement specific objectives and policies of the Comprehensive Land Use Plan; 

 
The proposed rezoning request is consistent with the goals, objective or policy of the 
Comprehensive Land Use Plan, specifically policy 9.4.2 which promotes “employment 
generating uses along major transportation corridors and ensures employment generating 
land uses are compatible with neighborhood character through the DRC approval process, 
as well as Policy 9.4.6, which requires that the City “Create[s] land use designations and 
zoning regulations that encourage the retention, attraction and expansion of business and 
industry.” 

 
 Improve environmental quality by adopting “green initiatives” through leadership 

in energy and environmental design (LEED) consistent with the Green Building 
Rating System Version 2.2 as amended;  
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Per Section 5-803(H)(1) of the LDRs as well as the proffered covenant, development on 
the property will provide for quality and sustainability by having to attain a “certified” or 
higher designation under the LEED-NC Rating System, and incorporating some, if not all 
of the green building principles listed in Section 5-803(J) of the LDRs.  

 
3.  Will not cause a diminution of the market value of adjacent property or materially 

diminish the suitability of adjacent property for its existing or approved use. 
 

The proposed rezoning will make way for a brand new commercial development along a 
major City Corridor. The development of this vacant property will immediately improve 
the image of the site and positively affect the market value of the neighboring properties, 
while, at the same time, allowing for the upgrading and provision of certain public 
infrastructures to the neighborhood, and addressing the “food desert” situation in that 
area of the City. 

 
B.  An applicant may propose limitations regarding the use, density or intensity which 

will be permitted on the parcel proposed for development in order to achieve 
compliance with the standards of this section. Such limitations shall be offered by a 
restrictive covenant or declaration of use that is provided to the City in recordable 
form acceptable to the City Attorney. 

 
In order to address the concerns that neighbors have expressed at the community outreach 
meeting held at the Griffing Senior Adult Center on December 15, 2014, and therefore 
ensure the congruity of the development and its compatibility with the surrounding area, 
the applicant has voluntary and under no duress proffered a declaration of restrictive 
covenants, running with the land and binding the owners and their successors, which 
further limit development of the subject property to a set of agreed-upon conditions. 
These conditions, which are similar to the ones prescribed for the land use amendment 
change, are listed at the end of this report.   

 
CONCLUSION 
 
Based on our analysis, staff is of the opinion that the proposed rezoning request is 
consistent with the zoning guidelines in the City’s Land Development regulations and is 
compatible with the future land use goals objectives and policies identified in the City’s 
adopted Comprehensive Plan. Therefore the Community Planning and Development 
Department requests that the Planning Commission recommend approval of the attached 
ordinance, amending the zoning map of the City of North Miami, and forwards it to the 
City Council for final consideration, subject to the acceptance of the proffered Declaration 
of Restrictive Covenants, addressing the following issues: 
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1. Unity of Title: Within 45 days of the adoption of the ordinance approving the requested 
rezoning by the City Council, the applicant shall consolidate all seven (7) parcels into one 
parcel by virtue of a unity of title; said instrument to meet with the approval of the City 
Attorney’s Office prior to be recorded with the Miami-Dade County Clerk of Court.  
 

2. Platting: The subject property requires platting in accordance in Article 3, Division 8 of 
the City’s Land Development Regulations (LDRs). As such, a tentative plat application 
shall be submitted to and meet with the approval of the City’s Development Review 
Committee (DRC) prior to be considered by the Planning Commission and, ultimately the 
City Council. If the tentative is approved by the City Council and the Miami-Dade 
County Land Development Division, a final plat application shall be filed with the City 
within one hundred eighty (180) days of the County’s approval; if not, the tentative plat 
shall expire. 

 
3. DRC Approval: A site plan shall be submitted to and meet with the approval of the 

City’s Development Review Committee (DRC) prior to the submittal of an application 
for a building permit; said plan to include among other things, location of structure(s), the 
type(s), size(s) and location(s) of sign(s), off-street-parking areas, no access on local 
streets such as NE 3rd Court and limited access to Memorial Highway; exit and entrance 
drives, perimeter walls or fences, and landscaping details. A photometric plan shall also 
be submitted, which shall include pedestrian scale decorative lighting fixtures no greater 
than fifteen [15] feet in height, in order to further protect the surrounding properties.  
 

4. Kramg’s Ditch Canal Easement: The existing 30-foot wide ditch depicted on the 
survey of the subject property is part of a series of ditches and canals that provide water 
quality treatment and storage for the drainage basins north of N.E. 135th Street.  At this 
time, it is functional and is part of the drainage system that serves the basin areas 
bounded by N.E. 142nd Street to the north, N.E. 3rd Court to the East, the C-8/ Biscayne 
Canal to the West and N.E. 129th Street to the South. In addition, it serves as the only 
interconnection to the Rucks Park Pump Station. Given the critical function of that ditch, 
no permanent structures, sheds, non-flexible pavements and other such non-removable 
structures shall be allowed to encroach on same. Consequently, nothing critical to the 
operation of any proposed development on the site, including entrance or exit drives, 
shall be considered. 
  

5. Traffic Circulation: The proposed development will generate 553 PM daily peak hour 
vehicle trips. The traffic distribution of these trips to the adjacent roadways, N.E. 135th 
Street, primarily, reveals that the addition of these new trips will exceed the acceptable 
level of service (LOS) standard of E set forth in the City’s Comprehensive Plan. As such, 
a traffic impact analysis shall be submitted to and meet with the approval of the 
Community Planning Development Department; said traffic study to identify and propose 
multimodal strategies mitigate the potential adverse impacts on N.E. 135th Street.  
 



 
 776 N.E. 125 Street, North Miami, Florida  33161 

Page 10 of 12 
 
 

Staff Report 

Primary access to the development shall be provided along N.E. 135th Street only. The 
applicant shall contact and coordinate with the Florida Department of Transportation 
(FDOT) to obtain an access permit in order to ensure that the development provides 
adequate access to such thoroughfare. No access shall be provided on N.E. 3rd Court in 
order to protect the integrity of the neighboring single-family residences. 
 

6. Minimum Sidewalks Standards: Pursuant to Section 17-50 of the City’s Code of 
Ordinances, a 5-foot sidewalk shall be constructed along the frontage of the proposed 
development on N.E. 3rd Court and Memorial Highway/Griffing Boulevard. In addition, 
the applicant shall dedicate a 5-foot easement along N.E. 135th Street for the widening of 
the sidewalk along said street. In accordance with Article 5, Division 8, Section 5-804(A) 
of the LDRs, development on the site shall provide for an on-site pedestrian circulation 
system, which connects the street to the primary entrances of the structures on the site, 
and which also connects to existing pedestrian systems on adjacent properties if 
physically possible, through sidewalks or pedestrian ways. 
  

7. Sustainable Building Program: In accordance with Section 5-803(H)(1) of the LDRs, 
development on the site is required to attain a “certified” or higher designation under the 
LEED-NC Rating System, by incorporating some, if not all of the green building 
principles listed in Section 5-803(J) of the LDRs. 
 

8. Water Supply: Based on the proposed request, the subject property is within a feasible 
distance for connection to public water. As such, the City’s Public Works Department 
requires that any development on the site be connected to public water. The applicant 
shall be responsible for all off-site improvement necessary to connect to the nearest 
gravity water main, as may be required to meet fire flow demands. 
 

9. Wastewater Disposal: The closest gravity sanitary sewer is located on N.E. 131st Street, 
not too far away from the site. Based on the proposed request, the subject property is 
within a feasible distance for connection to public sanitary sewers. As such, the City’s 
Public Works Department requires that any development on the site be connected to the 
public sanitary sewers. The applicant shall be responsible for all off-site improvement 
necessary to connect to the nearest gravity sewer main. 
 

10. Stormwater Management: All stormwater shall be retained on-site utilizing properly 
designed seepage or infiltration drainage structures. Drainage shall be provided for the 5-
year storm event with full on-site retention of the 25-year/3-day storm. Pollution Control 
devices shall be required at all drainage inlet structures. All off-site drainage 
improvements shall meet design requirements as applicable to the corridor type.  
 
While the property is located within a Brownfield area, no environmental assessment will 
be required prior to the approval of any drainage system, as the Brownfield designation 
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of the site by the County, before it was annexed by the City in 2013, was for the sole 
purpose of promoting economic growth in the area.  
 
Also, a Standard General Environmental Resource Permit from Miami-Dade County 
Department of Regulatory and Economic Resources (RER) shall be required for the 
construction and operation of the required surface water management system. Site 
grading and development shall comply with the County and Federal flood criteria 
requirements. 
 

11. Tree Preservation: Chapter 20 of the City’s Code of Ordinances requires the 
preservation of tree resources. As such and pursuant to Article 2, Section 20-18 (b) of the 
City’s Code, a tree removal application, which shall include a survey of the property and 
a tree disposition plan, shall be filed with the City’s Building and Minimum Housing 
Department prior to the removal or relocation of any tree. 
 

12. Local Preference: Inasmuch it does not affect federal and state policies in terms of non-
discrimination, the applicant shall hire eighty (80) percent of its start-up workforce from 
the City. The hiring office shall be located within the neighborhood of the subject site to 
afford priority to the surrounding residents. Additionally, the applicant shall make a good 
faith effort to use City’s contractors and suppliers. 
 
Off-Site Landscaping and Gateway Signage: In an effort to enhance the aesthetics and 
image of the neighborhood, the applicant shall coordinate with the appropriate City and 
County departments to improve and further landscape the island at the Y-junction of N.E. 
135th Street, Memorial Highway and N.E. 2nd Court. The applicant shall also contribute to 
the erection of a City gateway sign on said island.  
 
Due to the proximity to the neighboring residential perimeter of the overall area, the 
applicant is encouraged to provide lush landscaping and screening along the frontage of 
the project site in order to buffer any unintended impacts. The applicant is also 
encouraged to provide lush landscaping and buffering such as a wall not only along NE 
3rd Court between the proposed development and single family residences across the 
street but also to protect the two single family residences nestled between folios 06-2230-
000-0120 and 06-2230-000-0121 that are carved out of the project site. 
 

13. Security: In order to ensure the security of the customers as well as the nearby 
residences, adequate lighting shall be provided and camera installed around the property. 
The applicant shall coordinate with the City’s Police Department to increase police 
presence around the area involved. 
 

This rezoning request constitutes an initial development order. Consequently, one or more 
concurrency determinations may be made and additional conditions prescribed at final site plan 
approval by DRC. 
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ORDINANCE NO. ___________ 

AN ORDINANCE OF THE MAYOR AND CITY COUNCIL 

OF THE CITY OF NORTH MIAMI, FLORIDA, AMENDING 

CHAPTER 29 OF THE CITY OF NORTH MIAMI CODE OF 

ORDINANCES, ENTITLED “LAND DEVELOPMENT 

REGULATIONS”, BY AMENDING THE CITY OF NORTH 

MIAMI OFFICIAL ZONING MAP REFERENCED IN 

ARTICLE 1, SECTION 1-106, TO REFLECT THE 

REZONING OF FOUR (4) LOTS GENERALLY LOCATED 

AT THE SOUTHEAST CORNER OF THE INTERSECTION 

OF NORTHEAST 135TH STREET AND MEMORIAL 

HIGHWAY, WITH MIAMI-DADE COUNTY FOLIO 

NUMBERS 06-2230-000-0290; 06-2230-000-0120; 06-2230-000-

0121; AND 06-2230-000-0122; FROM THE CURRENT R-4 

(RESIDENTIAL) ZONING TO C-1 (COMMERCIAL) 

ZONING TO ALLOW A PROPOSED COMMERCIAL 

DEVELOPMENT, CONSISTENT WITH THE INTENT OF 

THE CITY OF NORTH MIAMI COMPREHENSIVE PLAN; 

PROVIDING FOR CONFLICTS, SEVERABILITY AND 

FOR AN EFFECTIVE DATE. 

WHEREAS, co-applicants, RetroSource, LLC and Rolando Barrero Interests, Inc.  

(“Applicants”), filed an application with the City of North Miami (“City”) Community Planning 

and Development Department, to initiate a zoning map amendment to rezone four (4) lots, 

generally located at the Southeast corner of the intersection of Northeast 135
th

 Street and 

Memorial Highway, with Miami-Dade County Folio Numbers 06-2230-000-0290; 06-2230-000-

0120; 06-2230-000-0121; and 06-2230-000-0122;  with an aggregate size of 3.07 acres (“Subject 

Property”); and  

WHEREAS, the Applicants seek to rezone the Subject Property from the current R-4 

(Residential) zoning to C-1 (Commercial) zoning to allow a proposed commercial development, 

consistent with the intent of the City of North Miami Comprehensive Plan; and 

WHEREAS, City administration finds the proposed rezoning is consistent with Policy 

9.4.2 and Policy 9.4.6 of the Comprehensive Plan, encouraging mixed-use development along 

major corridors and ensuring that employment generating land uses are compatible with the 

character of the neighborhood and consistent with the enhancement of the public health, safety 

and welfare; and 
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WHEREAS, pursuant to Article 2, Section 2-203 of the Land Development Regulations 

(“LDRs”), at least four affirmative votes of the Planning Commssion shall be required for a 

positive recommendation of any proposed zoning or Comprehensive Plan change; and 

WHEREAS, the Planning Commission, after a duly noticed quasi-judicial public hearing 

held on January 6, 2015, found the proposed rezoning application met the requirements of 

Article 3, Section 3-1003 of the LDRs, and in harmony with the goals, objectives and policies of 

the Comprehensive Plan; and  

WHEREAS, the Planning Commission recommended approval of the proposed rezoning 

to the Mayor and City Council, as provided herein; and 

WHEREAS, pursuant to Article 3, Section 3-1007C of the LDRs, approval of a zoning 

map change (as requested here from the current R-4 Residential zoning to C-1 Commercial 

zoning) shall require an affirmative vote of at least four members of the City Council, attained at 

a Quasi-Judicial proceeding; and 

WHEREAS, the Mayor and City Council, hereby accept the Planning Commission’s 

recommendation for approval, and find that the proposed rezoning application consistent with 

the intent of the Comprehensive Plan, and in the best interest of the City. 

 

NOW THEREFORE, BE IT ORDAINED BY THE MAYOR AND CITY 

COUNCIL OF THE CITY OF NORTH MIAMI, FLORIDA, THAT: 

Section 1.   Rezoning of Subject Property and Amendment to Official Zoning 

Map.  The Mayor and City Council of the City of North Miami, Florida, hereby amend Chapter 

29 of the City of North Miami Code of Ordinances, entitled “Land Development Regulations”, by 

amending the City of North Miami Official Zoning Map referenced in Article 1, Section 1-106, to 

reflect the rezoning of four (4) lots generally located at the Southeast corner of the intersection of 

Northeast 135TH Street and Memorial Highway, with Miami-Dade County Folio Numbers 06-

2230-000-0290; 06-2230-000-0120; 06-2230-000-0121; and 06-2230-000-0122; from the current 

R-4 (Residential) zoning to C-1 (Commercial) zoning to allow a proposed commercial 

development, consistent with the intent of the City of North Miami Comprehensive Plan. 

Section 2. Conflicts.  All ordinances or parts of ordinances in conflict or inconsistent 

with the provisions of this Ordinance are hereby repealed.  
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Section 3. Severability. The provisions of this Ordinance are declared to be 

severable, and if any section, sentence, clause or phrase of this Ordinance shall for any reason be 

held to be invalid or unconstitutional, such decision shall not affect the validity of the remaining 

sections, sentences, clauses, and phrases of this Ordinance but they shall remain in effect, it being 

the legislative intent that this Ordinance shall stand notwithstanding the invalidity of any part. 

 Section 4. Effective Date.  This Ordinance shall not become effective until thirty one 

(31) days after adoption on second reading, if not otherwise challenged. 

 

 PASSED AND ADOPTED by a __________ vote of the Mayor and City Council of the 

City of North Miami, Florida, on first reading this _______ day of ___________, 2015. 

 

 PASSED AND ADOPTED by a __________ vote of the Mayor and City Council of the 

City of North Miami, Florida, on second reading this _______ day of ___________, 2015. 

 

 

____________________________ 

DR. SMITH JOSEPH 

MAYOR 

 

ATTEST: 

_____________________________________ 

MICHAEL A. ETIENNE, ESQ. 

CITY CLERK 

 

 

APPROVED AS TO FORM AND 

LEGAL SUFFICIENCY:  

_____________________________________ 

REGINE M. MONESTIME 

CITY ATTORNEY 
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SPONSORED BY: CITY ADMINISTRATION 

 

Moved by:     

Seconded by:     

 

 

Vote: 

Mayor Dr. Smith Joseph     _______ (Yes) _______ (No) 

Vice Mayor Philippe Bien-Aime    _______ (Yes) _______ (No) 

Councilperson  Scott Galvin     _______ (Yes) _______ (No) 

Councilperson Carol Keys, Esq.    _______ (Yes) _______ (No) 

Councilperson  Marie Erlande Steril    _______ (Yes) _______ (No) 
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Property Information 

Folio: 06-2230-000-0120 

Property Address: 13350 NE 3 CT 

Owner IRENEE & EILEEN BICABA 

Mailing Address
13350 NE 3 CT

MIAMI , FL 33161-3930

Primary Zone 0900 SGL FAMILY - 1901-2100 SQ

Primary Land Use
0101 RESIDENTIAL - SINGLE 

FAMILY : 1 UNIT

Beds / Baths / Half 2 / 2 / 0

Floors 1

Living Units 1

Actual Area 1,823 Sq.Ft

Living Area 1,465 Sq.Ft

Adjusted Area 1,584 Sq.Ft

Lot Size 11,550 Sq.Ft

Year Built 1957

Assessment Information

Year 2014 2013 2012

Land Value $49,525 $26,470

Building Value $72,488 $72,608

XF Value $0 $0

Market Value $122,013 $99,078

Assessed Value $99,478 $98,008

Benefits Information

Benefit Type 2014 2013 2012

Save Our Homes Cap Assessment Reduction $22,535 $1,070

Homestead Exemption $25,000 $25,000

Second Homestead Exemption $25,000 $25,000

Note: Not all benefits are applicable to all Taxable Values (i.e. County, 

School Board, City, Regional).

Short Legal Description

30 52 42 .27 AC 

N1/2 OF NE1/4 OF SW1/4 OF NE1/4 

OF NW1/4 OF NW1/4 LESS E25FT RD 

LOT SIZE 82.500 X 140 

OR 16433-3116 0794 3 

Taxable Value Information

2014 2013 2012

County

Exemption Value $50,000 $50,000 

Taxable Value $49,478 $48,008

School Board

Exemption Value $25,000 $25,000 

Taxable Value $74,478 $73,008

City

Exemption Value $50,000 $50,000 

Taxable Value $49,478 $48,008

Regional

Exemption Value $50,000 $50,000 

Taxable Value $49,478 $48,008

Sales Information

Previous 

Sale
Price

OR Book-

Page
Qualification Description

07/01/1994 $0 16433-3116 Qual by exam of deed

07/01/1993 $0 15994-2907 Qual by exam of deed

05/01/1993 $0 15918-4971 Qual by exam of deed

10/01/1989 $85,000 14294-2027
2008 and prior year sales; Qual by 

exam of deed

Summary Report
Generated On : 12/10/2014

The Office of the Property Appraiser is continually editing and updating the tax roll. This website may not reflect the most current information on record. The Property Appraiser 

and Miami-Dade County assumes no liability, see full disclaimer and User Agreement at http://www.miamidade.gov/info/disclaimer.asp

Version: 

Page 1 of 1Property Search Application - Miami-Dade County

12/10/2014http://www.miamidade.gov/propertysearch/



Property Information 

Folio: 06-2230-000-0121 

Property Address:

Owner
ROLANDO BARRERO INTEREST 

INC 

Mailing Address
PO BOX 440632

MIAMI , FL 33144-0632

Primary Zone 0900 SGL FAMILY - 1901-2100 SQ

Primary Land Use
0081 VACANT RESIDENTIAL : 

VACANT LAND

Beds / Baths / Half 0 / 0 / 0

Floors 0

Living Units 0

Actual Area 0 Sq.Ft

Living Area 0 Sq.Ft

Adjusted Area 0 Sq.Ft

Lot Size 11,761 Sq.Ft

Year Built 0

Assessment Information

Year 2014 2013 2012

Land Value $50,572 $27,050

Building Value $0 $0

XF Value $0 $0

Market Value $50,572 $27,050

Assessed Value $29,755 $27,050

Benefits Information

Benefit Type 2014 2013 2012

Non-Homestead Cap Assessment Reduction $20,817

Note: Not all benefits are applicable to all Taxable Values (i.e. County, 

School Board, City, Regional).

Short Legal Description

30 52 42 .27 AC 

S1/2 OF SE1/4 OF SW1/4 OF NE1/4 

OF NW1/4 OF NW1/4 LESS E25FT RD 

LOT SIZE 82.500 X 140 

OR 13353-465 0787 2 

Taxable Value Information

2014 2013 2012

County

Exemption Value $0 $0 

Taxable Value $29,755 $27,050

School Board

Exemption Value $0 $0 

Taxable Value $50,572 $27,050

City

Exemption Value $0 $0 

Taxable Value $29,755 $27,050

Regional

Exemption Value $0 $0 

Taxable Value $29,755 $27,050

Sales Information

Previous 

Sale
Price

OR Book-

Page
Qualification Description

12/01/2005 $0 25472-0846 Qual by exam of deed

07/01/1987 $92,100 13353-0465
Qual by verifiable & documented 

evidence

04/01/1980 $300,000 10732-0180
Qual by verifiable & documented 

evidence

03/01/1976 $1 00000-00000 Qual by exam of deed

Summary Report
Generated On : 12/10/2014

The Office of the Property Appraiser is continually editing and updating the tax roll. This website may not reflect the most current information on record. The Property Appraiser 

and Miami-Dade County assumes no liability, see full disclaimer and User Agreement at http://www.miamidade.gov/info/disclaimer.asp

Version: 

Page 1 of 1Property Search Application - Miami-Dade County

12/10/2014http://www.miamidade.gov/propertysearch/



Property Information 

Folio: 06-2230-000-0122 

Property Address:

Owner
ROLANDO BARRERO INTEREST 

INC 

Mailing Address
PO BOX 440632

MIAMI , FL 33144-0632

Primary Zone 0900 SGL FAMILY - 1901-2100 SQ

Primary Land Use
0081 VACANT RESIDENTIAL : 

VACANT LAND

Beds / Baths / Half 0 / 0 / 0

Floors 0

Living Units 0

Actual Area 0 Sq.Ft

Living Area 0 Sq.Ft

Adjusted Area 0 Sq.Ft

Lot Size 54,450 Sq.Ft

Year Built 0

Assessment Information

Year 2014 2013 2012

Land Value $234,135 $125,235

Building Value $0 $0

XF Value $0 $0

Market Value $234,135 $125,235

Assessed Value $137,758 $125,235

Benefits Information

Benefit Type 2014 2013 2012

Non-Homestead Cap Assessment Reduction $96,377

Note: Not all benefits are applicable to all Taxable Values (i.e. County, 

School Board, City, Regional).

Short Legal Description

30 52 42 1.25 AC 

W1/2 OF SW1/4 OF NE1/4 OF NW1/4 

OF NW1/4 

LOT SIZE 54450 SQ FT 

OR 13353-465 0787 2 

Taxable Value Information

2014 2013 2012

County

Exemption Value $0 $0 

Taxable Value $137,758 $125,235

School Board

Exemption Value $0 $0 

Taxable Value $234,135 $125,235

City

Exemption Value $0 $0 

Taxable Value $137,758 $125,235

Regional

Exemption Value $0 $0 

Taxable Value $137,758 $125,235

Sales Information

Previous 

Sale
Price

OR Book-

Page
Qualification Description

12/01/2005 $0 25472-0846 Qual by exam of deed

07/01/1987 $92,100 13353-0465
Qual by verifiable & documented 

evidence

04/01/1980 $300,000 10732-0180
Qual by verifiable & documented 

evidence

03/01/1976 $1 00000-00000 Qual by exam of deed

Summary Report
Generated On : 12/10/2014

The Office of the Property Appraiser is continually editing and updating the tax roll. This website may not reflect the most current information on record. The Property Appraiser 

and Miami-Dade County assumes no liability, see full disclaimer and User Agreement at http://www.miamidade.gov/info/disclaimer.asp

Version: 

Page 1 of 1Property Search Application - Miami-Dade County

12/10/2014http://www.miamidade.gov/propertysearch/



Property Information 

Folio: 06-2230-000-0290 

Property Address: 13301 MEMORIAL HWY 

Owner
MIDTOWN OF SOUTH FLORIDA 

INC 

Mailing Address
791 NE 77 ST

MIAMI , FL 33138

Primary Zone
6100 COMMERCIAL - 

NEIGHBORHOOD

Primary Land Use
1713 OFFICE BUILDING - ONE 

STORY : OFFICE BUILDING

Beds / Baths / Half 0 / 3 / 0

Floors 1

Living Units 0

Actual Area Sq.Ft

Living Area Sq.Ft

Adjusted Area 2,617 Sq.Ft

Lot Size 53,860 Sq.Ft

Year Built 1960

Assessment Information

Year 2014 2013 2012

Land Value $269,300 $228,905

Building Value $10,000 $10,000

XF Value $9,105 $9,245

Market Value $288,405 $248,150

Assessed Value $272,965 $248,150

Benefits Information

Benefit Type 2014 2013 2012

Non-Homestead Cap Assessment Reduction $15,440

Note: Not all benefits are applicable to all Taxable Values (i.e. County, 

School Board, City, Regional).

Short Legal Description

30 52 42 1.236 AC M/L 

S1/2 OF SE1/4 OF NW1/4 OF NW1/4 

OF NW1/4 LESS W30FT TO CO & LESS 

CANAL 

LOT SIZE IRREGULAR 

Taxable Value Information

2014 2013 2012

County

Exemption Value $0 $0 

Taxable Value $272,965 $248,150

School Board

Exemption Value $0 $0 

Taxable Value $288,405 $248,150

City

Exemption Value $0 $0 

Taxable Value $272,965 $248,150

Regional

Exemption Value $0 $0 

Taxable Value $272,965 $248,150

Sales Information

Previous 

Sale
Price

OR Book-

Page
Qualification Description

04/01/2014 $100 29090-3379
Corrective, tax or QCD; min 

consideration 

08/01/2007 $500,000 25913-0636
2008 and prior year sales; Qual by 

exam of deed

08/01/2002 $0 20632-1814 Qual by exam of deed

Summary Report
Generated On : 12/10/2014

The Office of the Property Appraiser is continually editing and updating the tax roll. This website may not reflect the most current information on record. The Property Appraiser 

and Miami-Dade County assumes no liability, see full disclaimer and User Agreement at http://www.miamidade.gov/info/disclaimer.asp

Version: 

Page 1 of 1Property Search Application - Miami-Dade County

12/10/2014http://www.miamidade.gov/propertysearch/



N 78°01'39" E
1381.82 '

N 2
1°4

8' 
E

64
0.0

0'

N 51°21' E

2835.00 '

S 85°43'00" E
900.00'

S 28°43' E

3045.00 '

S 0
6°

53
'40

" W
61

0.0
0 '

S 2
0°1

6' 
W

13
00

.00
'

S 0
8°

16
' W

12
15

.00
'

S 3
3°1

6' W
400

.00
'

N 88°44' W
153.13 '

S 75°16' W
405.07 '

S 58°53' W

1084.80'

N42°1
6'00

"E
46.

75'

R=360.81
L=365.24

Tan=200.00

?=58°00'00"

R=1200.00

L=1026.25

Tan=546.87

?=49°00'00"

R=1192.15

L=686.63

Tan=353.13

?=33°00'00"

R=2200.00
L=629.28
Tan=316.80
?=16°23'19"

250.00 '

S 87°25 '5" W
400.00 '

N 87°40'56" E
445.00'

S 41°30'0" E

640.00'

S 82°30'0" E
360.00'N 56°44'50" E

306.79'

N 5°30'0" W
475.00'

N 87°30'0" E
320.00'

N 2°0'0" W
370.00'

N 
10

°0
'0"

 E
10

00
.00

'

N 87°59'25" E
265.00'

S 86°48 '33" W
250.00 '

S 1
8°2

4 '1
3" 

W
82

8.0
0 '

S 
8°

32
'6"

 W
5.3

8' S 87°27 '48" W
2679.55'

N 2°16'33" W
867.81 '

S02°16'33"E
200.00 '

N 3
3°3

0'0
" E

435
.00

'

N 2°39'49" W
1806.27'

N 24°23'31" W

1443.00'

N 34°34'31" W

150.00'

S02°16'33"E
200.00'

Vac ate d 
per R87 -7
Ame nded per 87 -18

Vacat i onper R - 2006- 137

Va
ca

tio
n 

pe
r

R-
20

06
- 1

40

VA
C

AT
I O

N
 P

ERR9
3-

40

Vacat ion perR90- 16

Va
ca

tio
n p

er
R8

9-
29

Vacation per
R-2002-76 & R-2001-34

Vacation per
R-2006-138 & R-2006- 139

Vacat ion per
R- 2004- 55

Vacat ion perR92- 9 & R91 -44

Vacat ion per
R91- 44

Vacation perR89-55

Vac
a tion

 pe
r  87

- 32

Unincorporated 

Miami-Dade County

City of North Miami Beach

City of North Miami Beach

Unincorporated Miami-Dade County

Unincorporated 
Miami-Dade County

Unincorporated 
Miami-Dade County

Village of Biscayne Park

City of North 
Miami Beach

Unincorporated Miami-Dade County

City of 
North 

Miami Beach

Biscayne Bay 

Florida 
International

University

Unincorporated Miami-Dade County

City of North Miami Beach

Biscayne Canal

NOTE:  BROAD CAUSEWAY IS UNDER THE JURISDICTIONOF THE TOWN OF BAY HARBOR ISLANDS PERTHIRD DISTRICT COURT CASE NO. 73-530, 6-18-74

Sans Souci
Tennis Center

TextText

1
11

9

12 15
13

6

5

2

3

7
7&5

4 141718

Unincorporated Miami-Dade County

Florida 
International

University

19

Text
State of Florida 

Property

State of Florida 
Property

St
ate

 of
 Fl

or
ida

 
Pr

op
ert

y

State of Florida 
Property

State of Florida 
Property

State of Florida 
Property

State of Florida 
Property

2016

21

10

R-4R-4Me
mo

ria
l H

wy

NE
 3R

D 
CTC-1C-1

R-6R-6

PUPU

PUPU

C-1C-1 NE 135TH ST

PUPU

R-2R-2

R-1R-1

R-2R-2

R-2R-2

R-2R-2

R-2R-2

PDPD
PUPU

R-1R-1

PUPU

M-1M-1

C-3C-3

R-2R-2

PUPU

PUPU

R-5R-5

C-1C-1

PUPU

R-6R-6

C-2BEC-2BE

C-2BEC-2BE

PUPU

PUPU

R-4R-4

R-5R-5

R-6R-6

PUPU

PUPU

PUPU

C-1C-1

PUPU

PDPD

PDPD

R-6R-6

C-3C-3

R-5R-5

R-2R-2

PUPU

M-1M-1

R-6R-6

R-6R-6

PUPUR-5R-5

M-1M-1

R-5R-5

C-1C-1

PUPU

R-4R-4

R-5R-5

R-6R-6

R-5R-5

PUPU

C-2BWC-2BW

R-5R-5

R-6R-6

R-2R-2 C-2BWC-2BW

C-2BEC-2BE

PUPU

PUPU

PUPU

PUPU

C-3C-3

PUPU

R-6R-6

R-6R-6

R-4R-4

R-5R-5

R-6R-6

C-1C-1

R-4R-4

M-1M-1

C-3C-3

C-1C-1

C-1C-1

R-2R-2

R-6R-6

R-2R-2

R-5R-5

RORO

C-3C-3

PUPU

R-5R-5

PUPU

R-6R-6

R-6R-6

PUPU

R-2R-2

C-1C-1

PUPU

PUPU PUPU

C-2BEC-2BE

C-3C-3

PUPU

R-5R-5

R-5R-5

R-1R-1

PUPU

PUPU

PUPU

R-4R-4

PUPU

C-1C-1

PDPD

C-2BEC-2BE

C-1C-1

R-6R-6

C-1C-1

R-4R-4

PUPU

C-1C-1

R-4R-4

PDPD

PUPU

R-5R-5

C-1C-1

C-3C-3

PUPU

R-2R-2
R-5R-5

PUPU

R-2R-2

PUPU

R-5R-5

C-1C-1

PUPUPUPU

PUPU

PUPU

PUPU

R-6R-6

PUPU

R-2R-2

C-1C-1

C-1C-1

C-1C-1

PUPU

C-2BEC-2BE

R-6R-6

C-2BEC-2BE

PUPU

R-5R-5

C-2BWC-2BW

C-2BEC-2BE

C-3C-3

R-5R-5

PUPU
PUPU

C-1C-1
RORO

R-2R-2

C-1C-1

C-1C-1

C-2BEC-2BE

PUPU

RORO

PUPU

R-6R-6

R-6R-6

C-2BWC-2BW

M-1M-1

M-1M-1

C-2BWC-2BW

C-1C-1

R-5R-5

C-1C-1

PUPU

PUPU

RORO

R-5R-5

PUPU

C-2BEC-2BE

R-2R-2

RORO

R-4R-4
C-1C-1

C-2BWC-2BW

C-2BWC-2BW

R-6R-6

PUPU

R-5R-5

RORO

R-1R-1

PUPU

C-1C-1

PUPU

C-2BWC-2BW

W DIX IE  HW Y

NE 1 43R D ST

NE 1 42N D ST

I 9
5 

EX
T

NE
 6

TH
 A

VE

NE
 1

0T
H 

AV
E

NE  1 31ST  ST

NE 1 41ST  ST

NE 1 39T H ST

NE
 9

TH
 A

VE

NE
 7

TH
 A

VE
NW 13 1ST ST

NW 13 5T H ST

NW
 5

TH
 A

VE

NE  1 51ST  ST

NE
 1

6T
H 

AV
E

NW
 2

N
D 

AV
E

NE
 1

3T
H 

AV
E

NE  1 35T H ST

NW
 7

TH
 A

VE

NE
 2

ND
 A

VE

NW
 1

2T
H

 AV
E

NW
 1

7T
H

 AV
E

NW
 8

TH
 A

VE

NW 12 0T H ST

NW 12 2ND  ST

NW 12 6T H ST

NW 12 7T H ST

NE
 8

TH
 A

VE

NW
 1

0T
H

 AV
E

N 
M

IA
M

I A
VE

NW
 4

TH
 A

VE

NE
 4

TH
 A

VE

NE  1 45T H ST

NW
 1

6T
H

 AV
E

NE  1 44T H ST

NW
 1

5T
H

 AV
E

N 
BA

YS
HO

RE
 D

R

BAY  VISTA BLVD

CANAL DR

KEYST O NE BLVD

NE
 1

8T
H 

AV
E

NW 13 2ND  ST

NW 13 3RD  ST

GR
IF

FI
NG

 B
LV

D

NE  1 38T H ST

NW 12 9T H ST

NW 13 0T H ST

AL AM ANDA DR

NE 1 46T H ST

NW
 1

3T
H

 AV
E

SA
N S SO UC I B

LV
D

NE
 M

IA
M

I P
L

NE
 3

RD
 A

VE

IX
O

RA
 R

D

OPA LO CKA BLVD

NE 1 36T H ST

NE 1 37T H ST

NE 1 21ST  ST

NW 12 4T H ST

NW 13 4T H ST
AR CH CR EEK DR

NW
 6

TH
 A

VE

NW
 5

TH
 C

T

NW
 6

TH
 C

T

NE  3 4TH AVE

NE  1 24T H ST

NE 1 22N D RD

BIS
CA

YN
E 

BL
VD

NE  1 23R D ST

NE 11 8TH R D

NE 1 20TH RD

NE
 3

RD
 C

T

EM
ER ALD

 DR

NE
 11

TH
 P

L

I 9
5 

RA
M

P

AR
CH CR EEK RD

NE
 11

TH
 C

T

NE
 1

7T
H 

AV
E

NE  1 22N D ST

NE 16TH CT

NE  1 9TH DR

NE 1 32N
D RD

BR OAD  C SWY

NE
 1

ST
 C

T

NE  1 49T H ST

NE 1 50T H ST

S HIB ISCUS DR

NE
 11

TH
 AV

E

NW 12 1ST ST

N H IB ISCU S D R

NE 1 21ST  RD

NE 1 27T H ST

NE 11 9TH R D

BAYVIEW LN

NW 119 TH ST

NW 12 8T H ST

NW 12 3RD  ST

NW 13 9T H ST

NE
 1

ST
 A

VE

NE  1 37T H TER

NE 1 26T H ST

NE
 1

4T
H 

AV
E

NW 12 8T H T ER

NE 1 30T H ST

NE 1 32N D ST

NE 1 34T H ST

NE 1 25T H TER

NE 11 9T H ST

NE
 1

2T
H 

CT

NW 12 5T H ST

NE 1 40T H ST

BISCAYNE BAY DR

NE
 2

2N
D

 AV
E

NW
 4

TH
 P

L

NE  5 TH
 AVE

NE 1 33R D RD

NE 1 31ST  RD

NE 1 56T H ST

NE
 M

IA
M

I C
T

NE  1 28T H ST

NE 1 29T H ST

NW
 11TH AVE

NE  1 33R D ST

NE
 1

9T
H 

AV
E

PALM  RD

MAG NO LIA  D R

NE 1 25T H ST

NE 2 0T H DR

NE
 5

TH
 P

L

OR
TE

G
A 

LN

NE
 6

TH
 C

T

NW
 5

TH
 P

L

NE
 4

TH
 C

T

NE  1 28T H TER

NW 13 6T H ST

NE 1 32N D T ER

NE 1 21ST  T ER

NE
 1

9T
H 

CT

NE
 1

2T
H 

PL

NE  2 1ST  DR

NW
 3

R
D 

AV
E

NE
 7

TH
 C

T

NE
 1

0T
H 

CT

NE
 2

0T
H 

LN

FI
U 

ST
AD

IU
M

 D
R

NE
 1

5T
H 

AV
E

NW 13 8T H ST

NE 1 23R D T ER

NE 1 20T H ST

NE
 2

0T
H 

AV
E

NW
 1

ST
 A

VE

NE  2 2ND  D R

NW 14 3RD  ST

NW 12 0T H T ER

NW
 3

R
D 

CT

CRO
TO

N RD

NW
 4

TH
 C

T

NE
 1

2T
H 

AV
E

KE
YS

TO
NE

 IS
LA

N D
 D

R

NE 2 ND CT

AR
CH

 C
R

EE
K 

TE
R

CO
R

ON
AD

O
 L

N

PINE  RD

IXO RA L N

NE 1 31S
T  LN

CO
R

ON
AD

O
 D

R

MA
PL

E 
R

D

CO
R

ON
AD

O
 T

ER

VEN IC E L N

BI
SC

AY
NE

 IS
LA

ND
 T

ER

NE  1 47T H ST

CY
PR

US
 R

D

NE  11 6T H R D

KE
YS

TO
NE

 IS
LA

N
D 

TE
R

NE  1 24T H TER

BA
N

YA
N

 R
D

NE  1 47T H LN

NE 1 48T H ST

NE
 1 3

TH
 P

L

NW 13 7T H ST

HI
C

KO
R

Y 
RD

NE  1 47T H TER

NW 14 0T H T ER

NW 13 9T H T ER

NE
 1

34
TH

 R
D

NE  1 48T H TER

BI
SC

AY
NE

 B
AY

 T
ER

KE
YS

TO
NE

 R
D

NE
 1

5T
H 

CT

AU
RA

LI
A  

R
D

NW 14 2ND  ST

N U NIVERSITY  DR

VEN IC E PARK DR

CH
ER

R
Y 

RD

NE  11 7TH R D

NW
 1

ST
 C

T

NE  1 36T H TER

NE
 1

7T
H 

CT

NW 14 0T H ST

NE 1 35T H TER

NW
 M

IAM
I CT

OL
EA

N
DE

R 
RD

NE  1 22N D T ER

HIB ISCU S D R
HIB ISCU S C IR

NE 1 27T H TER

NE
 1

3T
H 

CT

NE
 1 8

TH
 D

R

NE
 2

1S
T  

CT

NE
 2

4T
H 

PL

NE
 2

0T
H 

CT

NE
 2

2N
D

 C
T

NE  2 4TH CT

NE
 2

3R
D

 P
L

NE  1 40T H ST

NE 1 33R D ST

NW
 6

TH
 C

T

NE  1 34T H ST

NE 1 21ST  ST

NE 1 22N D ST

NE 1 40T H ST

NE 1 26T H ST

NE 1 47T H ST

NE
 11

TH
 AV

E

NW 13 4T H ST

NE 1 27T H ST

NE 1 24T H ST

NE 11 7TH R D

NW
 6

TH
 A

VE

NE  1 44T H ST

NE 1 24T H ST

NE 11 7TH R D

NE 1 32N D ST

NW 12 0T H ST

NE 1 33R D ST

NE 1 36T H ST

NW 12 8T H ST

NE 1 28T H ST

NE 1 29T H ST

NE 1 36T H ST

NE 1 33R D ST

NE 1 21ST  ST

NW 12 2ND  ST

NE 1 37T H TER

N BAYSHO RE DR

NW 13 2ND  ST

NE 3 RD CT

NE  1 28T H ST

I 9
5 

RA
M

P

NW 14 0T H ST

NW 12 9T H ST

NE 1 7T
H AVE

NW
 1

ST
 C

T

NE  1 30T H ST

NE 1 26T H ST

NW 13 0T H ST

NW 12 3RD  ST

NE
 1

2T
H 

AV
E

I 95 RAM
P

NE  1 47T H ST

NW 13 4T H ST

NW 12 8T H ST

NW
 6TH AVE

NE  1 36T H ST

NE 1 32N D ST

NW
 6

TH
 A

VE

NW 13 3RD  ST

W DIX IE  HW Y

NE
 M

IA
M

I C
T

NE  1 35T H ST

NW 12 6T H ST

NW 12 7T H ST

NW 12 6T H ST

NE 1 22N D ST

NW
 1

3T
H

 AV
E

NE  1 29T H ST

NW 12 1ST ST

NE 1 46T H ST

NW 12 7T H ST

NE 1 26T H ST

NE 1 30T H ST IXO RA R D

NE 1 22N D ST

NE
 8

TH
 A

VE

NE
 M

IA
M

I C
T

NE  1 25T H ST

NE 1 8TH AVE

NW 13 6T H ST

NE 1 32N D ST

NW 13 0T H ST

NE 1 23R D ST

NW 12 3RD  ST

NW 12 9T H ST

NE 1 24T H ST

NE 1 34T H ST

NE 1 47T H ST

NW 13 3RD  ST

NE 1 23R D T ER

NE
 1

4T
H 

AV
E

NE  1 27T H STNW
 1

ST
 A

VE

NW 12 1ST ST

NE
 1

7T
H 

AV
E

NE  1 37T H ST

NE 1 49T H ST NE 1 49T H ST

NE 1 31ST  ST

NW 12 1ST ST

NE 1 22N D ST

NE 1 21ST  T ER

NE
 11

TH
 AV

E

NW 12 4T H ST

NE 1 38T H ST

NW
 5

TH
 P

L

NW 119 TH ST

NW 12 5T H ST

NW
 7

TH
 A

VE

NE
 1

ST
 A

VE

NW
 1

ST
 C

T

NE
 1

8T
H 

AV
E

NW 12 1ST ST

NW
 M

IA
M

I C
T

NE  1 27T H ST

NE
 1

5T
H 

AV
E

NE  1 24T H ST

NE 1 30T H ST

NE
 4

TH
 A

VE

NE  1 24T H ST

NE 1 38T H ST

NW
 1ST  AVE

NE
 4

TH
 C

T

NW 12 2ND  ST

NE 1 32N D T ER
NE 1 32N D T ER

NW 12 4T H ST

NE 1 30T H ST
NW 13 0T H ST

NW 12 9T H ST

AR
CH

 C
R E

EK
 RD

NE  1 22N D ST

NW 12 5T H ST

NE 1 23R D ST

NE
 11

TH
 C

T

NE  1 45T
H ST

NE  1 39T H ST

NE 1 21ST  ST

NE 1 24T H ST

NW 12 1ST ST

NE
 11

TH
 AV

E

NE  1 28T H ST

OPA LO CKA BLVD

NE 1 21ST  ST

NW 12 8T H ST

NW
 5

TH
 C

T

NE
 11

TH
 C

T

NE  1 34T H ST

NW 13 2ND  ST

NE
 5

TH
 A

VE

NE  1 20T H ST

IX
O

RA
 C

T

NE  1 24T H LN

IXO RA C IR

NE 1 4T
H AVENUE R

D

NE
 2

3R
D

 C
T

N BAYSHO RE DR

NE 1 25T H ST

NE 1 23R D ST

NW
 4

TH
 A

VE

NE  1 28T H ST

NW
 M

IA
M

I C
T

NW
 1

ST
 A

VE

NW 13 1ST ST

NE 1 30T H ST

NE 1 23R D ST

NE 1 33R D ST

SUNKIST GROVE

BIS
CA

YN
E L

AN
DI

NG

NIL
EA

RN

NO
RT

H S
HO

RE
 HG

TS

SANS SOUCI ESTS

NIC
HO

LS
 HG

TS

ALHAMBRA HGTS

DIX IE GD NS

RUCKS PARK

GREEN OAKS

SUNNY ACRES

IRONS MANOR HIGH PINE ADD N SEC A

BRIAN MANORS

FOSTER & SANCHE Z TR REMAINDER

OV
ER

BR
OO

K S
HO

RE
S N

O 2

BREEZESWEPT ESTS

CARMEL TR

BISCAYNE HIGHLANDS

PA
LO

MA
R

IRO
NS

 M
AN

OR
 2N

D A
DD

N

BR
EE

ZE
SW

EP
T E

ST
S 1

ST
 AD

DN

NICHOLS HGTS ADDN

KEYSTONE POINT SEC 2

BISCAYNE VILLAGE HGTS

IRONS MANOR SUB

OV
ER

BR
OO

K S
HO

RE
S N

O 3

NORIN PLAZA

BREEZY HGTS 1ST ADDN

OVERBROOK SHO RES

SHEPHARD HGTS 3 ADDN

SU
B P

B B
-12

1

KEYSTONE ISLAND NO 3

CORONADO HARBOR

TA
YL

OR
 M

AN
OR

FRED C MILLERS SUB

ALMAR SUB

IRONS MANOR 5TH ADDN

LAMOR ESTS SUB

KEYSTONE ISLAND NO 5

ALHAMBRA HGTS SEC 5

KEYSTONE ISLAND NO 1

KERWOOD MANOR

KEYSTONE ISLAND NO 4

KEYSTONE POINT SEC 1

KEYSTONE POINT VENETIAN SEC

R E MC DO NALDS SUB

HAMLET VILLAS

LEROB SUB

MA
NS

IO
NE

TT
E H

OM
ES

POINCIANNA MANO R SEC 4

PA
RK

 RI
DG

E

SHEPHARD  HGTS 2 ADDN

WEBER ESTS

IRONS MANOR 3RD  ADDN

STANLEY MAN ORS

BETHEA SU
B

KEYSTONE POINT SEC 3

AR
CH

WO
OD

 AM
D

FAIRMO NT HOMES

MIAMI SHORES UNIT A

HARNED  HGTS

GREGO RY HGTS

DE PAULY HGTS

RIVERA MANO R

AC
AD

EM
Y H

GT
S

OAK RIDGE PARK

OAKLAWN PARK

SHEPHARD  HGTS

CO
RO

NA
DO

 HA
RB

OR
 2N

D A
DD

N

COMMERCIAL ARCH CREEK

FL
OR

ID
AN

A P
AR

K

DIX IE HWY ESTS

ELBARODA GROVE

KIR
KP

AT
RIC

K S
UB

CORINNE PARK

PR
IM

RO
SE

 PA
RK

 2N
D P

L

FA
IRV

IEW
BISCAYNE TERRACE

SMALLWO OD MANOR

NORTH MIAMI GDNS

CH
ER

NE
Y S

UB
 RE

SU
B

GRIFFING BISCAYNE PARK ESTS IN PB 5-86

IRO
NS

 M
AN

OR
 4T

H A
DD

N

GRIFFING BISCAYNE PARK ESTS IN PB 8-17

EM
ER

ALD
 LA

KE P
ARK

GRIFFING BISCAYNE PARK EST IN PB 8-119

KEYSTONE ISLAND NO 2

AVIATION COUNTRY CLUB

RIVERA MANO R 2ND AD DN

IRONS MANOR 1ST AD DN

BREEZY HGTS

ROSELAND PARK

FINKELS INDUSTRIAL SUB SEC 2

CO
RO

NA
DO

 HA
RB

OR
 1S

T A
DD

NBISCAYNE VILLAGE HGTS 1ST ADDN

GRIFFINGS BISCAY NE PARK ESTS RESUB

KIRKPATRICK ADD N

FOSTER & SANCHE Z TR

BREEZESWEPT ESTS 2ND ADDN

GRIFFING BISCAYNE PARK ESTS IN PB 8-123

BENNETT IND USTRIAL SITES 1ST ADD N

EIGHT AVE MANORS PLAT

FINKELS INDUSTRIAL SUB SEC 1

DANIELS BAY BREEZE SUB

GRIFFING BISCAYNE PARK ESTS IN PB 5-83

CROSSWINDS SUB

GRIFFING BISCAYNE PARK ESTS IN PB 5-104

PARK VIEW SQUARE

NILEARN AMENDED  PLAT OF LOTS 5 TO  12 INCL.

NORTH MIAMI INDUSTRIAL SUB

EXECUTIVE MANORS

BAXTER VOVA & KAPLAN SUB

KEYSTONE SHO RES

POINCIANNA MANO R SEC 1

PYTHIAS PARK

SISTERS OF BON SECO URS

RAUMGARTNER SUB

S L S  SHOPPIN G CEN TER

CAUSEWAY SQ UARE

BENNETT IND USTRIAL SITES

GRIFFING BISCAYNE PARK ESTS IN PB 8-12

PRIO RS 2ND AD DN TO BISCAYNE PARK ESTS

GRIFFING BISCAYNE PARK ESTS IN PB 6-170

GRIFFING BISCAYNE PARK ESTS IN PB 5-84

OAKS AT NO RTH MIAMI

BELLWO OD HOMESITES

LEXINGTON PARK RESUB

POINCIANNA MANO R SEC 3

SUNNY ISLES BISCAYN E BLVD SUB

CARLAINE TERRACE 1ST AD DN

BISCAYNE PARK BAKER RIDDLE COMPANY ADDN

FOSTER & SANCHE Z TR AMD PLAT OF BLKS 2 & 3

0

0

0

0

0

0

0

1

0

0

1

18

1
4

2

0

20

9

0
7

5

0

1

4

3

29

0

28

0

2 3 6

0

7

4

4 5 8

76

1

5 8

3

3

3

1
5

9

6 4

7

2

0

1

6

5

2

0

D

1

E

6

0

2

0

8

0

1

0

1

6

7

0

3

5

2

C

14

6

2

1

B

3

0

3

3

2

14

73

1

6

A
4

4

25

5A

1

0

4

1

1

4

27

1

1

2

17

5

14

57

23

4

36

5

34

15

8

1

12

7

16 29

38

28

44

13

47

7

9

13

5455

6

18 22

7

4648

5

24

37 324553 49

19 26

3956

5

2

3358

3

8

43

3

16

9

4252

3

35

1

10

7
8

3

3

53

7

3

17

1

3

6

2 2

6

8

2

2

2

5

7

1

78
6

2

30

2

6

1

5

9

9

F

0

1

7

7

2

1

1

8

5

8

8

1

1

1

2

7

51

1
7

1

10

7

7

1

6

7

31

1

1

6

4

5

3

1

1

6

11

18

1

17

1

6

59

4

11

2

1

9

2

8

8

1

1

5

4

1

1

9

1

8

8

1

3

2

20

9
8

1

9

6

6

6

1 1

1

1

6

1

4

4

1

3

4

7

1

7

2

6

1

6

8

3

41

9

8

6

3

1

1

50

9

1

2

3

3

3

8

5

3

1

6

1

5

8

1

5

9

9

1

3

3

1

1

4

2

25

8

8

2

4

40

3

8

1

1

8

5

6

1

4

8

1

10

4

1

1

4

1

9

4

G

9

4

21

9

6

3

9

5

9

7 9

2

6

2

7

4

1

8

5

4

1

1

1

9

3

3

6

21

8

1

1

7

7

8

22

1

2

9

6

8

4

8

6

3

4

6

9

1

2 4
3

3

3

5

1

3

2

7

4

7

6

6

8

3

9

1

2

24

8

3

6

1

9

2

7

9

1

16
2

4

8

5

5

3

1

5

9

7

9

5

7

8

7

9

7

3

1

8

1

2

2

5

4

7

2

6

2

5

3

6

3

1

8

1

1

5

9

6

7

5

9

8

4

4

7

6

5

9

1

8

6

5

2

2

2

7

2

4

6

4

3

2

8

5

4

7

4

8

1

1

4

1

8

2

5

4

5

1

7

4

2

1

8

6

5

7

2

2

6

3

4

3

2

6

5

3

2

2

6

7

8

1

9

2

7
4

9

6

5

6
7

3

9

1

55

3

24

3

7

1

8

6

6

2

6B

4

33

7

7

3

2

3

3

8

2
9

2

1

7

8

4

3

6

7

7

3

7

9

1

2

2

3

9

1

4

8

9

9 9

9

3

6

1

3

8

3

3

4

1
3

7

6

3

1

9

5

8

7

2

4

3

6

1

9

8

6

1

4

7

5

9

9

7

7

7

2

7

7

3

7

7

5

1

5

5

3

2

9

17

6

1

3

8

2

8

5

5

1

6

4

4

3

7

2

7

9

5

30

6

6

7

7

7

3
8

3

9

5

2

2

5
1

2

7

5

3

9

9

5

4

7

8

1

9

35

2
1

1

5

1

6

6

3

5

1

3

8

1

2
7

3

9

6

92

3

5 4

5

7

6

53

8

7

9

17

21

1

6

4

5

7

9

9

7

3

2

1

6

7

3

5

6

5
4

4

5

4

1

3

1

78

4

5

4

3

8

9

16

4 4

4

3

8

6

13

3

7

6

8

3

5

7

4

2

1

6

1

2

8

4

3

1

7

7

6

8

3

2

3

4

2

12

3

3

3

5

4

8

5

19

14

2

8

6

4

8

5

5

9

8

5

9

2

5

1

8

4

6

4

9

1

7

5

9

6

1

6

9

2

2

9

2

6

4

1

1

6

4

4

7

1

9

6

9

4

2

1

2

3

6

6

8

4

28

1

1

5

4

8

7

3

4

2

5

4

5

2

8

6

2

3

6

1

7

5

6

4

1

4

7

4

3

9

6

9

2

9

6

3

5

1

2

6

6

1

8

4

5

3

5

4

2

9

9

5

12

8

9

7

5

7
1

8
8

1

3

4

1

5 5

4

3

4

3

6

1 8

8

4

3

1

1

3

5 7

8

4

6

4

7

7

8

6

1

5
5

2

1

2

6

2
2

3

6

2

5

9

8

2

5

2

3

1

7

5

4

6

9

5

54

6

7

8

6

2

6

9

4

8

8

15

2

6

1

6

11

2

6

8

6

1

8

5

4

8

9

3

6

3

1

6

7

3

5

5

7

4

7

9

9

24

6

1

31

5 4

27
1

9

9

3

3

1

9

2

8

4

1

1
1

2

8

3

1

4

6

5

7

3

9 4

2

4

1

2

5

11

6

47

4

5

10

9

2

8

22

9

4

6

7

8

4

1

7

8

2

7

1

9

1

2

7

8

6

8

6

8

3

5

8

3

7

4

4

6

3

4

2

9

8

24

1

8
8

6

6

7

7

9

2

5

4

5

24

8

5

3

1

9

5

5

1

3

6

5

1

5

9

4

2

2

2

1

4

5

3

4

9

1

8

1

7

8

10

6

4

8

3

4

8

87

8

3 1

6

1

9

8

1

6

2

4

8

5

7

5

9

4

7

3

5

26

2

2

9

8 3

2

5

5

5

25

4

8

4

2

4

9

8

2

5

1

8

9

9

3

2

3

6

2

4

8

32

6

7

5

6

3

5

4

9

4

5

37

3

5

9

4

2

7

1

5

6

8

23

4

8

5

9

6

2

1

7

8

8

6

3
3

6

7

6

4

3

3

1

3

3

9

8

4

6

1

3

88

2

9

8

1

6

3
7

9

31

6

6

1

6

1

2

2

3

1

9

4

2

1

5

5

4

5

8

4

2

5

1

7

7

5

4

99

1

4

5

2

5

1

7

6

18

L

9

3

1

98

2

7

1

4

7

9

2

8

6

9

16

7

7

8

8

4

2

8

6

4

1

7

4

2

6

12

9

97

8

5

4

4

25

4

7

1

7

5

1

76

7

6

1

2

4

9

1

5

3

3

1

9

9

2

4

4

3

9

2

3

6

7

6

2

9

3

8

4

3

7

9

3

5

8

9

5

5

3

6

7

8

17

8

2

1

8

8

9

7

4

5

8

2

9

4

5

5

5

5

7

7

8

16

6

4

4

6
2

4

7

3

61

4

3

26

5

7

1

7 1

5

65

7

8

1

8

1

1

7

5

7

1
7

9

9

12

2

7

P

4

2

1

8

9

1

8

3

7

8

2

7

9

3

3

6

6

35

7
2

9

3

8

9

2

1

6

3

2

1

3

7

2

1

1

5

4

25

2

8

1

9

8

4

6

2

8

1

8

7
2

8

5

1
3

5

15

5

7

2

2

5

9

6

7

6

93

6

1

1

6

9

7

6

2

4

5

8

9

7

22

4

8

9

3

7

5

10

6

3

5

3
2

9

4

6

4

8

1

3

2

2

9

9

2

51

6

1

4

7

1

3

1

9

6

7

6

9

3

3

6

6

4

8

6

5

4

6

3

2

2

1

4

5

9

6

4

8

4

23

7

5

4

4

1

5

1

1

4

3

2

3

3

4

4

1

2

1

7 3

1

8

6

5

9

4

2

9

8

6

4

1

42

1

3

4

5

7

1

11

1

3

3

9

2

14

8

4

7

9

1

7

5

6
5

3

5

1

33

1

4

9

1

5

12

7

1

5

3

1

1
2

9

2

2

9

7

1

8

4

2

12

1

3

9

2

2

1

9

1

5

8

6

3

2

12

4

23

4

7 7

8 9

1

5

5

1

1

6

3

1

8

1

7

3

5

7

9

5

5

4

2

65

4

7

7

8

5

1
8

4

3

7

7

5

8

3

9

9

4

6

6

8

3

5

1

2
9

5

9

9

23

2

6

24

7

4

1

4

23

3

7

1

5

6

3

7

8

4

9

4

7

8

6

32

7

5

27

12

33

5

1

8

1

3

5

8

97

86

1

7 7

6

6

6

2

7

4

4

2

2

9

3

2

1

8

21

3

2

6

4

6

3

6

3

1

38

9

23

6

K

6

1

8

6

7

4

15

6

5

23

3
9

3

2

3

3

1

3

1

3

4 8

8

4

1

30

9

1

7

6

1

1

8

7

9

6

4

2

3

1

1

7

6

5

1

3

29

9

4

6

9

8

3

23

5

2

6

3

2

7

4

9

7

3

4

9

8

4

7

6

2

9

9

2

3

6

2

1

6

3

1

9

1

6

6

7

2

8

9

2

6

5

5

1

1
1

4

8

9

4

8

3

1

2

4

6

7

6

9 2

6

9

3

1

8

6

19

7

1

8

20

9

9

1

1

8

9

6

8

1

4

6

206

6

3

7

1

6

4

3

9

4

1

35

8

8

8

4

2

9

3

1

9

9

8

6

7

3

6

6

9

48

1

4

4

16

3
8

6

3

9

4

8

5

1

5

7

5

1

9

4

3

9

9

5

1

1

5

2

9

5

2

1

5

9

1

16

5

9

3

4

5

6

3

5

3

7

5

8

2

2

5

48

4

2

9

2

5

9

7

4

4 3

1

2

3

8

2

3

8

41

3

1
9

6

2

8 2

9

9

8

23

9

3

5

7

3

9

8

2

1

9

1

2

2

8

12

9

16

2

7

5

7

1

4

5

8

6

2

5

21

N

1 12

3

2

9

6

5

5

9

1

7

2

2

4

77

2

5

13

3 7

10

8
20

2

20

4

6

4

4

4

6

6

9

1

1

89

1

5

2

5

8

8

4

7

4
9

6

3

7 5

4

8

6

8

4

4

2

8

9

4

3

1

6

7

8

4

9

9

6

1

1

1

9

8

11

66

1

4

8

2

7

9

3

74

4

1

8

9

7

9

9

8

3

6

9

3

5

9

3

3

17

9

5

3

27

4

3

4

1

2

6

2

2

7

4

14

6

8

3

9

8

4

9
1

7

8

1

4

1 5

3

4

4

5

26
4

3

8

8

4 1

6

6

3

4

24

6

3

6

9

2

9

4

4

5

3

2

2

4

2

2

5

1

2

10

9

5

8

9

2

1

1

18

8

4

5

3

9

3

5

9

4

9

3

2

8

4

1

9

6

5

5

15

3

1
29

8

1

8

5

2

23

7

2

2

2

9

9

5

1

9

1

6
23

5

13

3

2

5

11

7

8

9

9

3

9

17

2

1
1

6

1

3

6

4

3

1

6

7

9

4

2

5
2

1

9

7 5

52

M

7

8

2

4

7

7

4

5
9

7

3

8

2

30

1

5
2

7

3
4

4

5

8

2

5

22

9

4

2

9 9

9

6

8

6

21

5

6

7

29

5

6

8 5

6

5

4

9

7

1

2

8

6 6

53

6

7

4

3

3

8

1

5
4

7

2

9

8

6

2

20

4

9

9

7

8

2

2

8

3

1

1

5

2

6

6

33

6
6

4

6

9

2

16

6

9

8

6

8

6
4

5

4

5

4

6
4

6

3

1

8

7

2

5

7

6

7

9

9

5

7A

7

3

26

4

49

64

8

8

9

9

15

3

3

6

1

3

9

6

9

7

4 9

6

7

8

7

2

7

7

7

2

7

1

9

7

4

8

1

7

3

6

75

9

7

6

21

8

4

5

2

2

7

5
2

7

7

1

4

7
7

8

0

12

8

2

4

8

3

1

9

6

3

4

8

5

9

5

6

5

5

8

7

8

6

2

5

3

14

3

3

5

3

2

2

5

8

5

10

7

2

27

8

5

5

9

7

7

5

7
4

9

4

6

14

3 8

9

7

1

3

8

3

7

3

6

7

8

3

9

8

6

3

9

5

7

4

6

27

19

3

9
5

9

3

5

9

2

9

3

8

2

2

6

2

7

7

8

9

6

3

6

9

9

2

5

4

2

3

1

8

1

19

3

4

7

6

9

28

2

7

7

6

2

2

9
7

8

57

6

3

3

8

5

3

30

6

9

1

1

9
6 5

8

9

6

9

8

3
8

74
7

6A

7

7 9

7

6

8

2

8

8

3

4

334

9

6

6

6

4

3

8

7

7

12

67

1

5

5

4

6

8

7

2

9

10

7

4

5

7

2

5

8

7

6

6

4

5

3

68

9

9

1

9

6

8

2

9

2

2

8

81 6

1

9

7

2

4

14

5

1

4

5

4

1
5

32

6

8

17

7

8

8

9

3

8

8

4

6

8

8

38

1

8 3

2

7

2

8

17

7

7

6

5

8

6

1

7

5

3

5

9

3

3

7

7

7

3

9

6

4

8

5
6

9

7

9

2

8

4

7

9

3

5

7

3

3

2

7

26

4

5

3

4

8

O

7

5

6

7

48

3

4

2

1

15

7

8

1

3

5

3

5

5

8

2

7

7

1

7

2

7

4

3 7

3

95

291

5

8

4

6

8

9

3

6

3

6

7

2

8

3

3

6

6

5

9

7

9 6

4

3

3

6

1

8

2

7

11

4

7

1

2

8

4

1

4 1

5

5

8

2

7

9

7

2

8

8

7

7

4

5

9

2

3

8

1

9

8

8

5

1

3

3

3

9

9

3

9

37

5

4

8

2

8

8

3

4

5

4

3

9

2
4

1

5

5

12

9

3

9

9

2

19
8

6

4

12

7

9

2

54

5

7

5

1

2

4

2

7

9

11

6

4

3

8

6

2

9

4

2

6

9

4

22

4

6

57

3

6

6

6

7

9

3

6

6

9

7

4

1

5

6

8

27

3

6

6

7
2

4

2

7

1

7

4

8

5

6

6

3

4

1

2

5

10

1

34

8

5

2

8

5

7

1

7

1

4

4

5

9

4

5

5

16

6

8

17

2

2

6

9

4

3

6

8 4

7

20

2

1

2

6

7

7

1

2

9

8

2

9

2 1

6

1

8

2

2

9

4

2

5

4

2

9

7

6

4

2

7

7

1

4

8

6

6

1

6

6

5

3

4

7

3

6

2

7

8

7 16

6

1

2

4

3

1
6

5

5

5

1

2

5

8

5

18

1

7 3

5

8

7

6

9

7

4

9

6

81

6

8

31

1

13

6

11

6

1

4

9

16

15

9

5

7

6

1

5

6

5

8

3

4

14

7

6

2

6

5 7

2

5

3

8

7

5

3

24

8

2

2

5

6

3

6

8

6

7

1

2

5

1

9

8

2

4

7

7

5

7

3

7

3

9

3

5

7

4

3

7

8

2

6

9

3

7

14

9

2

3

8

36

9

9

5

6

7

1 6

9

8

5

1

11

1

4

6

1

2

5

30

3

7

8

8

7

93

7

9

6

3

8

8

9

6

7

6

8

5

4

4

5

1

7

5

5 8

7

2

2
1

4

4

2

2

4

2

10

15

8

7

5

8
7

11

5

2

8

4

7

9

9

1

1

5

1

27

3

6
4

5

5

8

1

4

5

5

9

6

14

1

5

22

7

14

83

2

3

2

6

8
6

4

3 8

7

7

4

8

3

5 46

9

5

11

1

9

6

13

6

7

6

10

9

2

2

8

4

8

28

7

3

16

4

7

29

9

6

5

35

7

5

3

11

2

30

4

3

7 8

4

38

8

22

38

4

9

6

4
5

18

39

3

1

1

2

3

2

3

4

31

1

9

26

11

5

7

2

24

5

1

9

8

29

1

4

3

16

94

11

17

11

7

12

1

3

2 2

12

1

86

2

4

11

8

1

9

4

14

8

34

6

8

6

9

9

7

3

5

8

5 8

28

8

13

2

2

2

8

8

17

17

31

3

2

15

6

5

5

6

9

30

35

1

1

37

3

2 5

9

23

5

13

13

5

7

16

7

13

1

21

6

4

9

56

2

20

24

6

13

3

2

5

30

48

11

21

6

11

2

7

4

1

1

12
14

1

24

7

19

16
7

13

2

15

22

14

34

11

23

11

6

11

5

8

11

12

21

19

20

21

12

3

3
3

3

11

34

10

10

13

11

5

10

6

7

2

12

4

20

14

2

11

2

16

9
35

11

14

16 2

33

13

6

60

10

11

5

16

7

7

2

1

11

16

6

21

1

10

14

9
40

14

11

8

11

14

14

9

16

11

11

11

20

11

16

6

2
15

11

15

1

20

14

18

11

3

16

11

19

22

15

16

18

11

3
15

11

2

13

3

22
12

5

11

29

11

17

20

11

13

11

11

11

29

9

10

14

17

31

11

61

14

11

5

43

1

18

11

20

11

4

12

1

1

15

1

21

29

11

14

19

15

14

4

14

9

11

17

13

10

9

25

13

11

7
42

11

14

14

14

10

1

15
14

13

10

8

10

11

6

15

11

25

601

20

22

15

10

2

15

12

16

11

8

11

2

16

10

10

22

12

5

12

38

12

30
12

6

10

14

6

10

1121

3

11

3

11

4

4

21
3

41

6

20

31

11

11

13

23

17

16

30

24

14

24

25

16

13

14

19

25

13

11

36

6

15

21

30

14

11

12

11

16

21

11

14

5

20

5

12

14

11

37

11

11

9

16

1

34

16

12

11

11

14

10

13

11

6

13

1012

11

14

11

11

10

9

28

14

14

31

8

14

1210

11
15

34

38

10

16

40

18

7

11

10

11

16

28

3

11

14

31 18

2

11

7

16

14

34

10

39

16

16

12

15
29

11
10

14

39

26

1213

5

19

20

10

1

10

41

2

14
3

11

11

23

11

12

16

12

20

40

11

19
20

31

1

25

27

18

10

11

20
10

17

10

10

25

17

11

16

15

18
41

35

26

30

2

11

5

19

24

43

10

15

11

21

29

10

26

33

4

29

6

13

36

10

27

36

11

11

20

8

25

11

11

14

8

12

10

13

30

40

16

22

27

20

23

8

29

12

23

32

10

27

18

60

25

22

62

17

26

12

11

31

28

14 12

12

12

13

20

4

52 57

27

43

18

11

11

26

8A

13

21

56

56

29
32

11

11

58

17

12

18

10

18

23

11

10

53

25

14

11

12

7

24

10

54

10

14

4243

12

13
55

1011

11

46

16

14

28

10

1816

22

12

2

11

12

12

18

43

24

45

11

19

31

11

22

35

10

28

11

1210

13

57 1353

26 22

13

10

28

22

11

13

22

1

18

58

12

10

11

18

20

20

22

13

22

14

10

11

18

15

11

11

12

11

15

1112

15

18

18

20

14

20

17
22

16

13

10

13

13

13

12

13

17

18

13

11

14

20

21

13

15

15

2011

12

20

13

41

17

21

2

0
8

9

0

2

9

2

2

6

4A

4

2

8

4

5

75

7

2

3

3

6

6

0

8

3

9

3

2
3
5

4

3

14

2

4

3

9
8

1

1

1

1

A

0

4

1

1

4

15

9

7

9

11

1

3

4

1

3
3

1
7

7

7

1

94

8

3

1

6
2

1

41

5

2

3

1
19

6

12

9

7

1

8
7

8

1

5

3

8

6

1

1

26

3

3

3

8

1

5

4

5

8

2

6

9

2

4

4

7

2

1

8

2
3

2

5

2

6

2

5

6

3

9

5

8

7

1

5

8

5

1

6

1

3

3

6

6

2

6

5

5

4

5

2

3
11

5

9

4

7

2

4

2

9

9
2

1

3

5

7

4

6

5

6

18

3

19

86

8

7

4

3

3

2

5

1

2

3

6

3

7

5

1

47

8

9

3

2

6

3

4

18

4

8

2

7

6

16

4

5

7 8

2

7

5

1

4

1

7

2

14

4

5

2

6

6

4

3

6
8

4

9

5

48

1

8
52

6

7

7

13

3

5

4

8

2

5

8

6

5

4

50

6

4

2

9

4

3

3

8

2

3

7

3

2

9

4

3

4

7

4

6

18

10

51

4

15 6

3

8

5

8

3

6 6

6

8

2

48

5

4

9

1

4

11

7

3

2

9

4

3

3

2

33

4

49

3

0

2

8

7

3

49

17

7

9

63

8

7

6

36

7

8

8

7

8

5

3

7

6

5

9

7

5

5

1

3
7

3

8

7

7

5

2

5

4

6

9

1

8

8

5

3

1

3

3

8

6
6

2

22

9

2

8

7

4

8

4

4

2

3

4

3

3

5

7

4

3
3

3

9

3

6

5

1 8

5

4

9

2

6

4

9

6

8

2

50

8

9

7

5

9

4

5

6

1

5

9

8

7

2

8

1

5

2

4

4

6

6

9

5

1

11

6

8

3

4

3

6

6

7

67

2

6

3

5

9

7

2

1

5

2

7

3

4

8

14

5

4

6

9

5

4

8

1

7

8
8

6

13 3

5

9

6

8

1

1

8

6

8

3

7

4

2

0

8

4

11

6

7

7

2

8

1

6

1

4

6

7

11

2

7

6

8

5

2

5

9

8

1

1

10

4

12

3

2

4

8

7

7

3
7

5

2

2

9

7

9

8

7

2

13

2

32

5 11

6

5

3

28

8
32

5

2

12

12

5

5

8

32

33

3

32

2

8

3

3

9

6

30

206

7

6

8

4

6

32

5

10

2
8

4

8

8

7

2

2

3

2
4

17

13

38

38

6

4

12

2

1

5

1

6

5

2

33

5

9

2

9

3

9

27
20

5

7

5

8

7

5

1

4

22

4

6

9

6

6

7

8

1

7

11

9

13

9

6

2

1

22

4

11

3

37

3

2

3

37

4

7

7

8 4

4
18

13

7

13

2

4

8

7

5

32

1

4

22

39

2

7

7

1

8

5

38

1

5

18

9

29

7

1

4

22

6

7

7

3

3

3
36

1

6

3

4
37

33

5

9

2
7

21

52

4

17

7

2

2

4

1

22

6

37

7

1

7

2

41

4

5

9

9

3

59

8

4

2

4

4

2

6

10

3

1

18

3

5

21

7

4

1

33

5

1

3

6

5

5

37

18

2

22
20

38

2

1
3

4

7

8

2

8

1

33

5

9

38

12

2

12

1

1

4 7

10

0

9

3

5

37

3

3

9

5
13

6

98

3

2

4

7

4

4

17

1

1

76

15

2

7

4

9

16

3

9

1

18

8

15

3

24

9

5

8

4
2

1

8

9

4

8

4

6

4

7

8

3

6

6

3

1

3

4
2

30

9

1 1
5

2

9

5

2

4

26

6

3
4

1

1

32

6

1

5

2

8

2

7

19

5

4
7

5

6

241

20

1

7

12

7

22

5
2

4

8

2

15

6

4

3

1
5

6

1

2

11

32

7

5

5

4

324
6

3

1

8

8

3

25

6

4

5

8

2

1

1

2

3

7

6

7

9

8

8

1

1

4

9

1

17

18

29

7

6

0

3

11

3

38

1

4

2

1

5

7

4

3

4

7

7

8

1

7

40

4

5

9

25

5

8

6

5

20

4

209

5

6

1

1

4

7

9
4

73

52
6

7
7

7

3
6

37

9

19

9

2

20

5

5

2

1

2

6

14

3

4

26

1

7

15

5
9

2

9

8

34

3

2

2

9

13

10

5

2

2

1

1

4

76

4

5

5

9

1

6

5

2

3

1

1

9
8

4

16

3

8

33

3

1

8

208

6

4

2

2

2

4

5
4

7

2

2

2

7

9

2

3

6

22

2

1

3

2

39
8

6

6

1

7

5

7

2

3

4

17

1

6

7

4

8

54

8

5

5

6

6

6

9

7

10

3

4

34

2

4

12

3

9

9

7
4

8

3

8

2

13

8

16

7

7

2

5

5

8

7
5

5

3

26

6

9

1

11

3

7

4

4

1

3

4

2

9

1

1

5

15

2

7

2

3

8

8

21

4

5

2

18

8

21

7

2

8

9

4

9

3

14

4

9

7

3

8

1

1

4

6

3

8

2

2

13

9

4

9

9

10

3

15

2

3

5

7

14

30

4

16

2

7

7

6

3

5

11

3

16

4

9

8

12

5

8

2

1

8

0

8

9

6

5

6

23

2

4

6

2

26

10

1 18

9

5

12

5

2

8

9

9
1
2

2

9

9

1

8

2

1

6

3

1

6

1

33

17

11

9

4

13

3

2

3

11

1

5

2

2

2

5

11

6

11

19

11

15

3

3

1

9

7

99

17

9

3 4

3

11

2

11

7

2

23

2

3

27

34

3

1

22
10

9

13

28

3

2

1

23
16

3

9

1

47

6

10

3

23

20

100

46

6

9

36

14

1

2

2

17

11

3

3

36
2

4

1

50

23

8

8

17

3

3
20

14

3

21

20

5

7

3

15

18

9

81

16

11

8

12

2

3

3

28

3

5

15

8

2

33

16

35

19

29

3

9

4

137

10

1

3

62

13

21

23

10
0

2

3

16

2

19

4

39

19

31

2

17

7

2

11

59

4 27

21

14

4

3

2

3

15

80

12

9

2

12

11

18

5

10

6

2
18

26
23

3212

12

35

18

3

18
25

31

44

24

20

14

36

0

22

20

11

40

43

13
20

59

14

1

34

11

2

21

10

36

40

15

12

36

40

2
21

10

26

43

8

2

36

8

14

16

15

19

11

60
2

35

16

59

16

6

3

11

4

11

34

13

1633

1

20

15

16
60

20

39
14

15

16

20

8

17

11

19

40
25

19

39

10

5

37

13

20

11

20

4

10

36

34

3

7

17

35

24

15

23

174

10

11

2

3

7

16

11

40

15

12

12

3

35

211

14

1

11

39

36

11

14

15

29

15

11

5

40

11

34

19

10

2

28

6

218

15 14

10

16

14

13

4

14

19

11

7

16

19

12

39

18

12

17
6

4

20

14

15

12

23

410

18

11

59 15

3

19

16

5

21

13

2

6

13

35

3

12

21

14

17

19

7

20

5

12

14

35

13

24

15

12

12

10

5

12

49

4

20

1410 15

12

13

13

12

10

14

4046

50

214

10

16

10

10

60

10

10

13

16

7

15

24

15

12

29

2
12

18

12

13

12

14

15

13

16

15

10

59

10

10

14 12

14

29

5

14

15

31

16

14

22

10

11

19

25

10

10

14

14

13

11

10

6

17

13

15

20

13

217

15

215

10

12

19
14

16

13

13

14

16

11

17

5

4

16

13

21

13

50

12

32

20

15

28

15

12

15

20

13

18

13
13

8

15

2

15

11

12

16

12

12

135

3

23

19

59

17

10

2822

14

23

10

13

16

22

16

10

216

10

12

33

15

13 16

13
26

13

4

15

10

4

12

10

16

13

10

15

15

34

10

212

10

15

13

11

32

13

3

12

13

12

14

2

15

12

10

28

13

13
31

36

1315

10

7

16

14

12

21

16

15
12

18

33

6

14

13

16

14

15
16

15

13

27

24

12

59

12

13

15

10

56

28

15

13

11

14

12

26

21

14

16

12

32

15

13

23

13

25

10

16

21

213

1811

20

14

14

16

27

12

21

27

13

15

14

14

15
13

11

17

13

17

15

10

30

30

15

27

17

14

12

11

16

15

22

11

8A

15

12

10

10

12

22

13

10

21

12

13

9

10

56

14

14

812

13

8

15

30

22

33

14

1

5

15

14

11

13

18

19

13

10

13
12

17

29

12

15

15

31

65

12

28

16

13

14

74

29

15
1 18

11

12 10

12

18

12

1

13

10

20

11

10

10

24

16

16 10

2

16

17

59

15

16

12

10

26

11

54

23

19

12

1

16

22

13

12

25

16

48

13

12

21

52

24

13 19

19

12

76

14

3

23

15

3

15

13

13

12

12

38

12

13

14

13

19

15

11

31

11

13

13

13

2235

23

8

31

10

13

5

28

25

15

12

29

24

16

11

20

10

8

12

16

16

13

50

17

17

17

14

13

12

16

25

219

1

10

16

58

12

15

10

14

16
67

11

20

60

10

6

10

18

23

53

14

18

19

49

21

11

15

13

12

19

30

16

16

5

15 21

13

13

22

14

16

13

10

24

12

12

22

11

10

8

19

12

16

16

11

17

34

37

28

71

16 2

23

6

21

12

13

33

18

37

12

40

13

11

14

10

11

11

19

14

16

10

12

14

6

10

12

13

15

11

15

172

10

22

16

57

41

19

6

13

18

16

13

10

16

1

17

13

17

15

20

14

58

15

20

15

17

16

15

72

17

15

0

13

35

12

18

13

19

16

17

28

9
17

11

15

16

69

14

14

41

16

14

1

19

16

85

17

17

16

11

18

34

37

31

17

33
34

17

68

10

55

20

93

46

14

32

13

11

25

15

3

17

15

20 10

33

11

30

4

18

24

13

30

32

56

54

26

47

38

11

14

12

16

12

18

35

12

15

16

28

22

18

16

19

15

13

221

11

14 16

51

22

15

17

18

22

38

39

77

17

18

10

28

28

13

15

39

18

4

24

13

43

12

10

1813

18

14

15

17

14

70

19

17

27

11

15

14

40

11

42

13

11

26

220

12

32

96

18
13

12

11

19

91

14
18

18

19

24

10
28

11

24

16

13

1

20

90

14

13

36

87

19

4
16

12

20

27

20

18

19

20

14

1

14

11

19

7

15

12

8

16

23

12

73

10

11

6

18

29

24

25

13

22

10
12

11

10

16

22

15

7

13

10

1314

12

14

75

19
15

10

18

13

12

15

21

11

11

16

13

25

29

48

66

30

44

25

10

27

15

3

11

20

12

38

55

11
19

18

15

24

0

16

12

18

15 19

10

92

20

15

11

12

94

11

10

18

14

17

15

11

26

15

30

35

16

26

89

12

17

7

31

14

19

24

16

18

15

35

14
2

13

15

17

3217

19

13

24

10

14

10

1

12

11

13

10

95

14

24

18

17

10

16

37

20

34

13

14

1

10

10

15

16

13

25

18

10

11
14

18

16

6

17

10

21

20

17

30
33

21

14

84

16

25

15

10

34

17

1

57

16

27

16

18

10

31

32

10

11

15
14

36

32

30

20

16

13

14

1714

28

12

12

30

18

16

22

46

32

20

11

22

14

22

17

14

8

15

11

28

13

20

21

20

19

17

24

12

17

13

15

21

14

12

10

21

12

20

12

10

11

10

18

8

10

14

26

22

36

12

5

12

10

21

20

11

20
18

14

12

18

18

83

12

10

14

44

12

15

19

20

18

27

20

56

86

18

21

11

13

19

12
19

17

20

16

1

16

47

19
44

26

11

14

36

22

42

20

13

44

17

16

15

18

15

16

26

16

24

13

12

12

12

56

123

28

21

11

36

19

11

14

13

16

13

16

14

10

13

15

18

11

10

18

23

10

52

15

64

24

31

14

15

22

15

20

13

8

13

18

19
5

10

1511

10

13

11

12

19

18

15

18

16

20

15

13

29

17

12

16

14

16

10

20

1817

10

24

18

33

14
18

15

23

39

25

25

15

15

24

10

12

19

15

15

29

11

9

10

13

11

34

19

16

31

22

17

40

10

28

14

11

15

33

24

14 14

28

10

19

16

27

17

11

11

18

34

14

15

11

3

12

15

16

28

20

16

16

22

18

17

13

14

30

16

11

57

26

26

33

13

19

10

1

18

11

10

10

20

28

10

5

14

21

12

192

18

10

11

11

19

15

15

13

24

18

26

12

15

15

15

18

20

6

13

13

55

27

29

21

20

19

3

19

17

17

13

13

15

12

18

13

13

44
19

10

12

15

17

1918

12

16

11

19

11

18

16

10

21

21

29

97

20

37

17

18

32

14

14

10

33

10

12

11

11

15

16

11 32

14
10

16

6

11

12

11

16

28

20

35

18

13 26

20

19

17

12

24

10

29

13

26

11

19

11 14

16

12

19

13

16

11

19

12

24

30

14

11

21

12

12

27

13

24

16

16

17

18

15

15

11

1832

22

18

11

40

13

11

13

18

11

15

55

16

15

14

28

10

16

10

14

18

20

14

19

18 10
1

13

23

19

14

20

12

17

10

15

14

37

14 18

33

14
17

18

21

10

23

15

10

30

11

8

17

18

52

14

16

17
10

11

10

12

10

18

1

14

17

45

21

53

11

24

23

16

10

36

12

16

42
17

191

12 24

45

9

15

18

16

15

17

4

136

13

12

12

10

16

20

12

5

15

16

22

13

17

10

15

22

16

11

18

16

24

27 14

13

22

14

15

15

12

12

19

10

13

31

12

14

10

15

32

27

25

3

11

11
14

16

23

18

13

19

13

16

19

19

18

10 18

41

54

17

13

22

25

19

14

11

57

10

11

13

16

12

11

15
12

15

12

11

16

15

13
17

14

17

13

17

19

78

18

18

16

15

10

31

1

15

12

13

15

15
28

12

10

10

11

12

12

19

16

10

23

25

11

18

19

11

14

12

27

20

44

11

17

18

14

17

16

47

11

10

10

14

14

79

16

19

11

10

10

19

24

29

11

16 26

13

10

10

19

16

11

20

23

21

28

19

13

53

13 13

24

13

12

18

13

13

16

10

16

14

15

14

13

17

1

14
13

41

11

20

24

24

18

17

25

20

13

12

19
14 13

42

12 14

12

17

13

12

15

11

10

11

15

11

15

19

10

17

17

10

22

12

11

10

16

11

12

12

25

27

10

17

27

11

17

16

18

10

15

18

11

18

11

7

16

11

10

30

17

9

12

8

45

22

18

25
14

28

18

11

20

19

10

28

42
13

16

12

30

17

16

10

19

15

29

11

24

16

3
26

12

22

11

10

33

35
20

15

13

13

12

14

15

11

17

17

13

12

2

16

31

15

15

14

11

23

18

11

10

12

19

11

25

17

16

29

19

12

18

1411

17

19

14

19

27

20

12

16

38

14

16

11

16

12

10

3

24

17

10

16

16

11

20

11

4

20

19

15

11

19

28
10

10

2

10

16

19

29

16

13

18

11

13

19

38

9

17
18

31

19

11

13

13

175

17

16

11

13

17

58

13

37

21

11

16

15

12

18

14

11

15

22

12

24

23

17

4

13

18

12

13

16

14

18

10

17

34

12

13

20

17

16

15

12

12

16

11

24

914

17

30

1

44

14

55

13

11

19

10

20

14

11

12

17

10

10

17

10

13
12

18

14

17

21

2

1

17

18

12

11

14

13

25

18

15

15

19

11

12

38

14

14

17

21

11

10

16

26

19

11

12

16

19

20

25

20

18
13

1

19

21

10

10

24

16

13

15

13
17

11

14

27

16

12

18

10

28

14

42

13

21

13

15

11

10

12

25

16

10

12

15

18

11

15

22

15

12

16

19

12

13

16

13

11

19

13

13

12

12

14

12
11

15

23

13

12

26

23

11

11

13

17

17

9

13

15

11

10

24
20

17

26

15

5

16

21

13

12

8

30
18

14

13

17

13

14

210

18

10

12
12

11

13

15

17

19

35

22

18

14

14

11

23

11

15

16

19

11

14

12

1

18

13

82

23

11

10
10

43

20

11

17

16

17

15

11
1

17

14

12

3

11

18

12

11

22

17

21
13

11

10

16

10

11

14

14

12

10

17

1

14

30

19

16

17

14

11

18

11

12

16

18

9

46

11

21

11

13

17

18

11

24

15

18

11

22

10

10

15

15

15

10

17

10

18

18 9

17

17

11

44

25

12

14

19

19
20

114

24

13

14

21

20

22

18

21

28

21

32

4

17

21 1

27

12

18

17

11

13

16

13

11

10

10

12

13

14

14

14

19

19

11

15
12

1

18

20

16

12

12

14

16

15

18

4

11

15

15

12

16

17

10

11
1016

12

19

17

15

11

15

13

4

16

12

14

23

11

11

16

14

14

16

16

17

12

11

17

11

42

20

11

14

28

10

14

11

11

32

12

12

15
16

10

18

14

12

10

21

15
11

20

9

26

10

10

18

18

6

15

35

10

22

20

19

18

20

5

31

15

25

9

11

12

14

22

12

21

16

10

17

18

20

8

10

2

19

20

11

33

20

22

2

16

15

11

3

23
16

16

15

16

17

20
11

10

19

28
1

19

16

11

22

22

14

3

24

10

14

12

8
12

32

10

27

17

17

24

26

16

12

11

14

16

20

10 20

16

11

15

10

10

4

20

14

14

12

17

203

14

18

8

13

11

20

24

13

10

17

19

11

22

11

3

4

15

21

10

14

11
12

14

18

21

15

20

173

22

11

17

11

13

23

15

418

13

14

14

10

20

13

14

20

16

21

24

20

18

12

15

17

15

18

13

20

11

26

12

19

27

19

27

12

19

11

12

13

17

3

24

13

13

18

12

7

24

23

11

17

18

21

1

14

17

10

22

30

14

21

19

14

13

20

19

10

12
14

19

11

18

13

15

23

17

9

17

17
24

11

22

2

16

20

10

16

13

12

19

17

22

17

10

13

20

29

23

21

18
2

16

11

32

15

22

13

12

10

16

37

20

14

19

22

28

22

24

10

17

21

19

18

14

34

10

23

26

21

17

10

6

24
20

8

20

45

12

19

17

21

20
5

16

13

11

11

16

10

31

13

13

21

17

19

18

13

14

12
12

10

11

21

14

13

14

20

10

16

12

20

6

11

19

13

24

10

21

20

14

12

13

19

19

18

20

13 20

11

10
13

18 19

14

20

20

22

20

10

23

21

20

12

23

15

11

16

26

12

10

17

29

13

15

11
14

11

11

14

26

13

18

18

12

18

17

12

14

10
13

19

16

23

12

18
22

20

25

1316

14

16

16 6

18

13

18

10

19

6

14

19

24

14

16

11

14

13

1518

20

22

30

19

8

16
7

23

15

26

17

16

12

15
20

14

10

17

34A

11

13

8

111

24

13

22

6

18

11

17

16

9

13

27

12

12

16

10

21

21

14

16

17

34

14

4

14

23

17

18

16

202

15

19

10

24

17

12

24

17

2318
20

18

1

12

15

12

19
20

28

155
19

13

10

11

17

11

14

23

18

13

11

17

10

14

2211

22

23

5

22

17

15

17

12

25

22

29

14

20

17

10

3

16

17

18

15

10

15

21

11

11

12

6

2

12

171

16

15

19

6

17

21

17
15

19

38

24

15

17
17

17

35

15

21

24

12

5

13

14

20

17

18

16

18

17
17

21

27

16

12

7

10

22

8

10

18

14

14

19

7

11

24

17 117

21

13

29

12

12
11

9

32

18

18

30

16

13

15

18

14

3

14

19 19

16

21

19

14

16

12

13

20

15

12

17

21

1016

16

13

16

13

22

20

14

22

17

17 15
15

13

26
13

24

11

10

15

26

13

20

24

16

21

18
23

13

11

27

21
2

18

10

15

23

5

18

181

1

13

20

34

17

2

14

21

18

15

15

12

12
15

185

12

20

14

11

6

29

14

223

11

25

19

21

39

17

24

19

23

15
200

11

13

8

16

13

21

10

11

25

23

5

4

15

20

17

12
23

13

20

23

11

9

13

11

23

18

18

24

19 19

10

26

10

4

23

8

14

33

41

22

13

22

17

28

11

10

183

11

17

13

14

14

14

2317

17

16

33

12

24

13

10

20

20

12

21

22

16

14

15

11

12

20

19

1715

2120

23

17

10

163

20

23

11

21

14

10

1

18

24

113

19

9

13

23

10

20

13

25

27

22

25

20

11

15

10

1

17

15

13

22 198

36

11

7

16

13

10

12

20

14

11

10

10

17

19

10 24

14

23
10

20

18

16

11

22

28

14

17

16

21

1019 5

5

18

17

37

21

16

48

145

20

20

11

4
25

16

14

12

11

46

17

182

24

19

20

29

17

20

13

22

22

10

19

14

26

15

19

21

10

14

16

16

21

32

13

12

7A

18

20

15

24

11

23

199

14

7

16

18

24

12

15

40

26

19

14

19

10

16

21

20

17

19

1715

16

27

15

13

7

7

20

16

20

31

15

2110

15

2

23
195

24

19

12

14

11

13

18

4
23

13

18

16

24

24

13

12

10

3

14

23

18

17
14

24

13

19

11

16

24

38

12

186

150

16

19

15

14

12

17

23

19

10

201

12

7

15

14

18

20

11

14

20

25

18

5

23

14

110

14

14

20

23

19

12

118

178

19

3

20

10

15

40

20

11

25

149

12 27

14

19

16

18

10

20

16

18

18

15

10

22

18

25

18

22

11

18

19

18

15

18

20

12

36

10

12

10

22

15

10

21

37

19

13

23

17

2422

12

11

15
15

8

15

22

13

14

21

4

22

20

14

15

22

13

24

2

14

28

22

10

19

15

27

16

19

19

6

17

27

12

15

10

17

18

11

26

16

12

17

25

21

15

29
11

14

15

10 14

21

23

13

10
21

12

20

4

10

14

14

2

13

15

20

18

26

16

10

10

15

19

24

14
16

22

19

11

17

21

18

18

23

1

19

11

20

18

18

16

20

21

25

45

22

34
20 21

16

23

18

18

20

12

18

14

19 8

20

10
22

184

15

12

9

1
15

14

24

13

16

12

16

5

121

22

23

13

18

21

13 10

16

2425

10

10

19

18

112

17

19
205

17

187

16

12

159

11

13

20

23 22

17

27

196

25

15

13

204

48

20

16

16

8

8

10

21

10

15

13

23

12

13

43

29

34

9

18

17

30

27

17

10

14

12

10

17

28

21

12

20

41

3919

17

24

13

21

19

17

11
22

10

10

18

9

10
24

1218

18

15

8

14

16

6

2
5

23

17

35

22

15

23

19

20

17

23

20

20

18

41

17

21

31

1

18

15
15

39

18

22

13

37

22

10

14

18

18 17

17

151

18

20

16

34

11

20

16
12

13

23

12

13

18

13

15

35

18

10

22

15

2

17

12

37

18

15

16

3

29

176

17

18

11

39

144

23

19

23

16

24

12

15

5

15

154

19

197

28

24

11

13

8

42

16

20

7

18

23

22

16

21

23

24

14

2

18

21

10

20

24

19

17

23

1

22

14

16

19

36

9

10

12

26

16

10

16

25

22

15

17

19
10

25

21

12

12

16

4

146

13

10

10

34

21

12

13

32

35

11

11

2124
25

14

18

13

12

10

47

28

10

21

19

19

14

16

17

24

10

11

17

24

12

12

23

21

18

15

21

3

15

10

18

22

14

20

12

10

3

21

12

22

17

1616

4

1

18

16

17

1016

12

13

11

13

19

16

18

19

18

6

7

17

12

19

10

206

16

18

6

24

24

12

16

2

107

21

12

27

26

15

10

30

5

23

26

20

22

24

12

19

13

15

14

19

12

15

11

19

19

17

166

32

18

14

23

19

14

189

186

15

18

15

22

5

9

143

19

23

20

21

14

12

15

24

23

18

19

17

25

21

22

14

19 23

4

1

29

16

124

2

18

22

12

11

20

11

39

18

14

21

18

14

139
6

42

39

20

10

10

22

22

38

15

20

140

161

16

13
23

44

14

18

17

24

12

177

22

32

18

10
15

17

23

17

16

31

18

13

11

17

25

23

10

24

10

23

105

7

41

11

2019

17

16

38

16

31

33

25

13

108

14

12

17

3

1017

13

8

8

15

115

141

10

22

26

10

41

16

158

20

21

22

1

22

27

13

147

18

16

37 38

15

24

5

14

19

20

12

127

13

21

13

1928 19

4

10

27

13

17

15

188

21 16

13

14

20

160

27

26

32

11

16

24

104

12

17

20

15

10

14

6

25

615

34

14

103

2

13

14

14

10

24

8

19

10

24

16

18

20

10

162
18

12

23

16

23

11

23
31

17

133

24

27

129

20

109

23

10

24

106

20

13

19

14

126

23

19

24

15

24

18

12

19

19
23

19

12

14

21

3

10

14

16

13

10

11

24

13

12

131

157

5

20

21

7

40

15

12

13

2021

24

22

13

20

18

119

21

1

102

25

15

19

12

10

15

39

18

7

17

23

18

23

40

12

13

15
26

26

15

20

10

14

48

23
18

13

20

11

128

7

23

2

132

13

20

24

12

16

13

12

19

19

16

15

17

20

6

3

3

13
13

24

23

16

12

169

194

7

32

22

6

12

1

15

12

22
13

3

7

9

18

21

24

17

23

13

22

46

152

180
15

4

24

13

13

14

21

19

14

41

13

17

4

23

17

18

17

14

24

16

15

10

11

12

168

6

12

23

15

12

13

12

19

12

14

18

15

6

10

14

2

11

25

9

33

5

21

4

7

8

13

22

24

31

24

7

6

12

2

15

12

120

193
12

1

18

2

167

7

9

18

26

9

14

14

125

26

42

3A

12

24

2

19

1820

9

9

13

11

20

12

8

5

24

43

22

6

24

9

22

3

156

222

21

101

1

1

2014

7

14

7

2

11

16

18

7

5

26

11

8

12

10

6

8

13

2

18

8 3

170

11

19

6

13

12

8 6

1915

12

21

44

21

8

2

31

9

16

19

15

8

18

153

2

23

9

20

17

22

6

18

7

41

16

2

5

22

7

4

2

12

6

1

27

14

8

3

5

190

40 8

4

47

10

7

8

24 24 2217

5

5

22

4

8

4

15 16

24

9

20

3

6

5

13

9

14

13

38

7

21

2

25

6

6

15

3

31

4

5

13

35

1

23

6

5

9

3

13

8

1

17

89

21

7

138

30

19

2

8

134

9

5

4

7

5

23

165

5

27

3

9

12

4

14

9

5

8

8

3

3

4

6

11

7

16

47

1

23

7

19

13

17

4

46

8

8

2

7

2

3

18

10

5

2

8 14

24

12

26

7

6

8

9

68

25

9

20

2

3

7

3

1

13
3

17

4 2

3

5

11

4

1

15

2

36

25

17

18

7

2

11

25

19

3

1

43

9

28

2

5

13

7

15

9

4

44

6

3

9

4

9

5

179

9

25

5

29
27

7

7 1

1

17

2

18

41

1

3

3

23

2

6 5

6

32

6

7

36
42

6

6

12

4

45

17

21

3

8

7

5

2

7

35
7

4
6

9
4

50

17

4

3
9

2

3

4

4 8

12

2

3

7

4

2

5

48

8

3

3

4

14A

20
6

11 5

49

9

5

4

6

1

2

5

8

9

12

3

7

6

12

8

7

13

6

10

12

18

11

9

12

9

16

10

16

4

2

5

20

9

2

17

9

8

9

5

1

57

3

7

8

24

8 3

23

6

10

2

19

10

5

3

8

1

1

3

48

24

9

12

1

4

26

12

1

69

7

53

7

1
4

6

1

4

16

10

164
207

4
2

4

10

50

2

11

26

64 56

11

26

5 9 6

2

11

15

4

41

63

11

31

49

38

9

37

61

2

19

12
10

67

19

7
1

59

3

14

16 27

4

7

8

22

26

8

28

11

34

23

11

8

8

15

35

11

9

13

27

38

7

17

11

26

10

36

13
31

19

34

13

58

1

17

23

15

48

32

24

41

51

46

20

10

7

14

11

14

17

30 38

21

40

410
8

17

19

5

19

11

16

32

28

52

12

13

2

36

2

20

11

9

20

31

32

32

15 25

122

26

14

10

18

14
46

11

11

13

27

46

207

13

18

24

13

13

13 15

7

9

12

11

11 11

20

17

7

11

20

11

50

21

119

9

29

16

34

19

19

1

12

16

4

36

17

20
47

6
2

10

68

16

1

11 16

6
3

49

2
3

10

11

38

31

13

23

17

6

16
42

18

4

22

34
22

36

13

15

10

11

20

2A

2 7

5444

14

13

3

7466

24

1 5

28

5

48

9

39 5652
58 75

10

37

5

13

10

15

63

19
67

33

25 51

10

47

18

36

48 70

11

12

25

31

73

17

7

19

38

20

34

27

19

36

28

19

20

33

26

28

16

16

45

10

18

14

29 36 30

4

48

17

16

11

20

28

24

17

11

30

30

29

17

12

28

13
12

27

10

22

12

23 4532

12

4238

21

13
4440

15

28

25

24

38

28

2521

21

18

26

14

18

40

11

23

27

29

1034

18

40
4632

36

31

42

23
13

12

37

10

34 43

16

13
20

18

16

18

14

11

13

12

1115

26

23

17

42 10

21

19

16

22

10

11

12

19

14

27

25

28

12

37

13
15

122

22

22

30

14

14

16

21

6

12

24

28

23

11

1412

27

11

32

19

11

15

1A

15 21

10

11

210

14

25

10

27

14

1517

16

11

10

14

7

10

18

11

14

10

12

19

39

11

27

19

20

15

13

9
17

12

22

11

21

11

30 27

11

1214
20

22

209

15
11

441317

17

14

2

13

19

15
7959

17

10

98

13 14

7B

20

60
58

11
57

8A

45

2

63
62 8113

50
49

43
51

26

20

46 12
47

16

10

36
15

25
3227 29

2

24
23

89 91
87

0

164

11A
13A12A

9

12

1A

7

40

4 11

12

4A

81

7

206

13

15

Oleta River State Park

Claude Pepper Park

North Miami Athletic Stadium

Ray Cagni Park

Enchanted Forest Elaine Gordon Park

Ben Franklin Park

Griffing Park

Enchanted Forest Elaine Gordon Park

Oleander Park

Keystone Park

North Bayshore William Lehman Park

Jaycee Park

µ0 1 2 3 40.5
Miles

ADOPTED BY ORD. 1297 ON APRIL 6, 2010
City of North Miami - Zoning Map

Legend
Florida International University
Arts & Design Overlay District
Regional Activity Center
State of Florida Land
North Miami Municipal Boundary
Central City District Node Boundary
Neighborhood Redevelopment Overlay Boundary
Biscayne Park Height Transition Zone
Water

C-1
C-2BE
C-2BW
C-3
M-1
PD
PU

R-1
R-2
R-4
R-5
R-6
RO

Map Key Type Resolution
1 Right-of-way R 87-1
2 Right-of-way R 87-7 amended by 87-18
3 Right-of-way R 87-32
4 Alleyway R 89-29
5 Right-of-way R 89-55
6 Alleyway R 90-16
7 Right-of-way R 91-44
8 Right-of-way R 92-2
9 Alleyway R 93-40
10 Alleyway R 95-35
11 Right-of-way R-2001-34 & R 2002-76
12 Alleyway R 2004-55
13 Right-of-way R 2006-138 & R 2006-139
14 Alleyway R-2006-137
15 Alleyway R-2006-140
16 Right-of-way R 2008-32
17 Sidewalk R 2008-68
18 Sidewalk R 2008-69
19 Alleyway R 2011-34
20 Right-of-way R 2012-63
21 Right-of-way R 2012-62

Abandonments

March 2014, Map Created By Alexis Pena, City of North Miami





 
 776 N.E. 125 Street, North Miami, Florida  33161 

Page 1 of 1 
 
 

Staff Report 

 

 



IWO #14-1316(RCG) Page 1 of 3 
 

RESOLUTION NO. _______________ 

A RESOLUTION OF THE MAYOR AND CITY COUNCIL 
OF THE CITY OF NORTH MIAMI, FLORIDA, 
AUTHORIZING THE CITY MANAGER TO ADOPT THE 

WATER FACILITIES SUPPLY WORK PLAN DEVELOPED 

BY TETRA TECH, INC., IN SUBSTANTIALLY THE 

ATTACHED FORM, AS PART OF THE STATUTORY 

DIRECTIVE FOR THE CITY OF NORTH MIAMI TO 

SATISFY STATE OF FLORIDA WATER CONCURRENCY 

REQUIREMENTS; PROVING FOR AN EFFECTIVE DATE 

AND FOR ALL OTHER PURPOSES. 

WHEREAS, in an effort to ensure that future land use plans are based upon the 

availability of adequate water supplies and associated public facilities, the Florida Legislature 

expanded upon the requirements of local government comprehensive plans, to include a water 

supply facilities plan as part of the potable water sub-element; and  

 

WHEREAS, Chapter 163 of the Florida Statutes, require local governments to assess 

their current, as well as projected, water needs and sources for at least a 10-year period, 

considering the approved regional water supply plan for the respective local government; and  

 

WHEREAS, in order to comply with the state requirements, all local governments with 

water supply facilities must prepare and adopt a water supply facilities plan demonstrating that 

adequate water supplies and associated public facilities will be available to meet projected 

growth demands; and  

 

WHEREAS, on April 26, 2011, consultants Tetra Tech, Inc., were retained by the City to 

develop a Water Supply Facilities Work Plan (“Water Supply Plan”) to comply with the state 

requirements, specifically Section 163.3177, Florida Statutes, as amended; and  

 

WHEREAS, consultants Tetra Tech, Inc., completed the Water Supply Plan which is 

based on past historical data, current information, and future projections associated with the 

City’s water treatment facility, water conveyance infrastructure, demographics, water sources, 

water demands and water supply; and 
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WHEREAS, the Planning Commission, after a duly noticed public hearing held on 

January 6, 2015, found the proposed Water Supply Plan to be in harmony with the goals, 

objectives and policies of the Comprehensive Plan and thereby recommended its approval to the 

Mayor and City Council; and 

 

WHEREAS, the Mayor and City Council, after a duly noticed public meeting, find the 

Water Supply Plan as required by Florida law, benefits the public health, safety and welfare, and 

thereby accept the Planning Commission’s decision for approval.  

 
NOW THEREFORE, BE IT DULY RESOLVED BY THE MAYOR AND CITY 

COUNCIL OF THE CITY OF NORTH MIAMI, FLORIDA: 

Section 1. Authority of City Manager.  The City Manager is hereby authorized to 

adopt the Water Facilities Supply Work Plan developed by consultants Tetra Tech, Inc., in 

substantially the attached form, as part of the statutory directive for the City of North Miami to 

satisfy State of Florida water concurrency requirements.  

 

Section 2. Effective Date.  This Resolution shall be effective upon adoption. 

 

PASSED AND ADOPTED by a __________ vote of the Mayor and City Council of the 

City of North Miami, Florida, this _______ day of __________, 2015. 

 

 
        ____________________________ 

               DR. SMITH JOSEPH    
                     MAYOR  
 
 
ATTEST: 
 
 
 
__________________________________ 
MICHAEL A. ETIENNE, ESQ. 
CITY CLERK 
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APPROVED AS TO FORM AND 
LEGAL SUFFICIENCY:  
 
 
________________________________________ 
REGINE M. MONESTIME 
CITY ATTORNEY 
 
 
 
SPONSORED BY:  CITY ADMINISTRATION 
 

Moved by:     
 

Seconded by:     
 
 
Vote: 
 
Mayor Dr. Smith Joseph     _______ (Yes) _______ (No) 
Vice Mayor Philippe Bien-Aime    _______ (Yes) _______ (No) 
Councilperson Marie Erlande Steril    _______ (Yes) _______ (No) 
Councilperson Carol Keys, Esq.    _______ (Yes) _______ (No) 
Councilperson Scott Galvin     _______ (Yes) _______ (No) 
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Staff Report 

 
Date: January 6, 2015 
 
To: Planning Commission 
 
From:  Nixon Lebrun, AICP, CFM, Zoning Administrator  
 
Re:  Conditional Use Permit Requesting 58 Bonus Units from the NRO Pool for the properties 

generally located on the northwest corner of the intersection of N.E. 135th Street and N.E. 
6th Avenue, with folio numbers: 06-2219-004-0010, 06-2219-004-0020, 06-2219-004-
0120, 06-2219-004-0130, 06-2219-004-0140, and 06-2219-004-0150. 
 
 

A RESOLUTION OF THE MAYOR AND CITY COUNCIL OF THE CITY OF NORTH 
MIAMI, FLORIDA, AUTHORIZING APPROVAL OF THE CONDITIONAL USE 
PERMIT, IN SUBSTANTIALLY THE ATTACHED FORM, TRANSFERRING FIFTY-
EIGHT (58) BONUS UNITS FROM THE NEIGHBORHOOD REDEVELOPMENT 
OVERLAY (NRO) DISTRICT PRIMARY RESIDENTIAL POOL OF TWO THOUSAND 
TWO HUNDRED (2,200) FLOATING RESIDENTIAL UNITS FOR A PROPOSED 
DEVELOPMENT GENERALLY LOCATED ON THE NORTHWEST CORNER OF 
THE INTERSECTION OF NORTHEAST 135TH STREET AND NORTHEAST 6TH 
AVENUE, SITUATED WITHIN THE NRO DISTRICT, IN ACCORDANCE WITH 
ARTICLE 4, SECTION 4-405 OF THE CITY OF NORTH MIAMI CODE OF 
ORDINANCES, LAND DEVELOPMENT REGULATIONS; PROVIDING FOR AN 
EFFECTIVE DATE AND FOR ALL OTHER PURPOSES. 

RECOMMENDATION 
 
Staff requests that the Planning Commission recommends approval of the proposed resolution 
and issuance of a conditional use permit allocating a transfer of fifty-eight (58) bonus units from 
the Neighborhood Redevelopment Overlay (NRO) district primary residential pool of two 
thousand two hundred (2,200) floating residential units for the proposed development generally 
located on the northwest quadrant of N.E. 135th Street and N.E. 6th Avenue and forward said 
conditional use permit to the City Council for final consideration. 

PURPOSE & INTENT 
 
Policy 1.12.1 of the Comprehensive Plan established a primary pool of five thousand (5,000) 
floating residential units to encourage redevelopment in designated areas within the City. As 
such, the primary pool consists of two thousand two hundred (2,200) floating residential units set 
aside for use within the Neighborhood Redevelopment Overlay (“NRO”) District (“Primary 
Pool”); one thousand eight hundred (1,800) floating residential units for the Central City District; 

http://egvsys.miamidade.gov:1608/wwwserv/ggvt/txcaw01.dia?folio=0622190040010
http://egvsys.miamidade.gov:1608/wwwserv/ggvt/txcaw01.dia?folio=0622190040020
http://egvsys.miamidade.gov:1608/wwwserv/ggvt/txcaw01.dia?folio=0622190040120
http://egvsys.miamidade.gov:1608/wwwserv/ggvt/txcaw01.dia?folio=0622190040120
http://egvsys.miamidade.gov:1608/wwwserv/ggvt/txcaw01.dia?folio=0622190040130
http://egvsys.miamidade.gov:1608/wwwserv/ggvt/txcaw01.dia?folio=0622190040140
http://egvsys.miamidade.gov:1608/wwwserv/ggvt/txcaw01.dia?folio=0622190040150
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and a secondary pool of one thousand (1,000) floating residential units for development outside 
the NRO District.  
 

       The Subject Site 

 
 
 Additionally, Article 4, Section 4-204 of the City’s Land Development Regulations (“LDRs”), 
provides that requests for residential density bonuses may be granted through a Conditional Use 
Permit approved by the City Council, in accordance with the requirements of Section 3-401 and 
Section 4-405 of the LDRs. 

BACKGROUND  
 
The subject property is a vacant 1.65-acre site that is comprised of six (6) contiguous lots and is 
located at the northwest intersection of N.E. 135th Street and N.E. 6th Avenue. In 2013, the 
former applicant, Carfour Group, was granted multiple land use approvals by the City Council, 
which changed the land use designation of the property to High-Density Residential, rezoned it 
to R-6, Multi-Family District, and moved the NRO boundary to include all properties within the 
NRO District. In addition, the property was granted a Conditional Use Permit for the allocation 
of 138 additional bonus units as well as a bonus height of 35 feet, from the established NRO 
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primary pool of two thousand two hundred (2200) floating units to build a 145-ft high, 191-unit 
multi-family residential development on the site.   
However, no building permit was pulled within a year of the City Council approval and the 
conditional use permit has subsequently expired. The size of the property has since been reduced 
from 2.12 to 1.65 acres. The new Applicant, Pinnacle Housing Group, LLC., with the consent of 
the owner of the subject properties, has filed a new Conditional Use Permit application with the 
Community Planning & Development Department, requesting that the City allocate fifty-eight 
(58) additional bonus residential units from the established NRO primary pool of available units 
in order to construct a 99-unit multi-family residential development on the subject property. The 
proposed seven-story development, which is to be called Verbena, will provide one-, two-, three- 
and four-bedroom units to families, as well as a myriad of on-site amenities, including a fitness 
facility, public arts, computer lab and playground. 
 
Based on the current R-6 zoning and High-Density Residential land use, development on the 
subject site is allowed a density of 25 dwelling units per acre (du/ac) as of right, which could 
potentially yield a total number of forty-one (41) residential units on the site. As stated above, 
the subject property is located inside the City’s NRO District, which, per Objective 1.12 of the 
Comprehensive Plan, is designated as an urban core “to direct growth in a manner to achieve 
redevelopment, economic development, housing choice and multimodal transportation 
objectives…” Per standards set forth in Section 4-405 of the LDRs, the applicant is applying for 
Green Building and Sustainability, Transit-Oriented Development (TOD), as well as 
Affordable/Workforce Housing density bonuses. The property consists of 71,684 sq. ft. or 1.65 
acres in size and fronts on two streets. As such, the proposed development is eligible for a 
maximum density of 60 (du/ac) with bonus, which would allow a total of ninety-nine (99) 
residential units on the site. Since the Applicant can build forty-one (41) units as of right, the 
current request involves the allocation of fifty-eight (58) additional units from the existing NRO 
pool. 
 
The proposed residential development will have the required Florida Green Building 
Certification with a designation of gold or higher, which provides a maximum density bonus of 
25 du/ac. The development will also meet 4 of the 8 TOD bonus requirements by providing an 
easement for (1) a bus shelter on the west side of the site frontage on N.E. 6th Avenue; the 
applicant will work closely with Miami-Dade Transit to provide said bus shelter; (2) an internal 
bicycle and pedestrian circulation system; (3) provision of bicycle racks; and (4) provision of 
shower room for bicyclists. The TOD bonus provides a maximum density bonus of 3 du/ac. 
Finally, the development will have at least twenty-five (25) percent of the multi-family rental 
units as affordable units serving those in the community making sixty (60) percent or less of the 
Area Median Income, which provides for another bonus density 25 du/ac. Together the Green 
Building and Sustainability bonus, the TOD bonus, and the Affordable/Workforce Housing 
bonus qualifies the Applicant for a density bonus of 35 du/ac, amounting to a total maximum 
density bonus 60 du/ac.  
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Density bonus calculations pertaining to the proposed project are stated below: 
 

Project Site Density Bonus Summary 
Land Use High-Density Residential 
Zoning R-6, Multi-Family District 
Maximum Density & Height Permitted 25 du/acre & 110 ft. 
Total Maximum Green, TOD & Affordable Housing Bonus 
Permitted: 25 (Green Building) + 3 (TOD) + 25 (Affordable 
Housing) 

Up to  35 du/ac 

Subject Site area 1.65 acres 
Maximum Number of Units Permitted on Subject Site by Right 25 X 1.65 = 41 Units 
Proposed Density for Subject Site with Bonus  60 du/ac  

Density Bonus Calculations 
Maximum Bonus Density Eligible For: 60 du/ac;  Site fronting on two (2) Streets with an area of 
71,684 sq. ft., (between 35,000 and 80, 000 sq. ft.), maximum density per acre permitted with 
bonus for subject site is therefore capped at 60. 

Maximum Units Permitted for Subject Site = 99 Units 
 
ANALYSIS 
 
Article 3, Section 3-405 of the City’s LDRs requires that all requests for Conditional Use 
approval demonstrate compliance with the following standards: 

1. The application is consistent with the comprehensive land use plan; 
 
The proposed conditional use request is consistent with the goals, objectives and 
policies of the Comprehensive Plan, specifically Objective 1.12 and Policy 1.12.1 that 
promotes redevelopment efforts within the NRO by allowing the transfer of units from 
the City’s designated pool of bonus units to areas such as the subject site.  
 

2. The application is in compliance with the district regulations applicable to the 
proposed development, including the bonus provisions in section 4-405, if 
applicable;  
 
The proposed conditional use application is in compliance with the NRO District 
regulations and, as such, at 1.65 acres, the proposed development qualifies for the 
maximum density bonus of 60 du/ac, which could yield ninety-nine (99) residential 
units on the site.  
 

3. The application is consistent with the applicable development standards in these 
LDRs;  
 
Although a precise plan is not required with this application, the applicant has made it 
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clear that the proposed development will comply with all applicable development 
standards outlined in the LDR for the R-6 District and will submit the required plans 
at the time of the Development Review Committee (DRC) approval process. 
 

4. The site for the proposed use relates to streets and highways adequate in width 
and pavement type to carry the quantity and kind of traffic generated by the 
proposed use or adequate mitigation is provided;  
 
The subject site is located at the corner of N.E. 135th Street and N.E. 6th Avenue. Both 
streets are classified as State owned (FDOT) arterial roads. The City’s Transportation 
Master Plan indicates that the segment of N.E. 135th Street in proximity of the site is 
operating at a level of service (LOS) F. It should be noted that Policy 2A 1.1 of the 
City’s Comprehensive Plan requires that all roadways in the City shall operate at or 
above LOS standard E. Additionally, the City of North Miami is designated as a 
Transportation Concurrency Exemption Area and Objective 2A.2 and Policy 2A.2.7 of 
the City Comprehensive Plan requires that the City actively pursue multimodal 
strategies to encourage a more pedestrian oriented environment that promotes 
walking, bicycling and public transit usage. With an anticipated increase in traffic 
generated from the site, staff believes that the proposed request would cause further 
decline in the roadway LOS and is therefore requiring that the applicant proposes 
multimodal transportation alternatives, such as bicycle racks, public transportation and 
carpooling to alleviate the added traffic anticipated from the site. 
 

5. The proposed use is compatible with the nature, condition and development of 
adjacent uses, buildings and structures and will not adversely affect the adjacent 
uses, buildings or structures. 
 
Staff believes the proposed mixed use development will greatly complement the 
surrounding neighborhood as it offers a wide range of housing choices and related 
amenities in an area, which is lacking in new residential facilities for low- and 
moderate-income families, namely the elderly who often have difficulties finding 
quality affordable housing within the City. Additionally per Section 4-405 of the 
LDRs, the site is subject to certain development restrictions governing the building, 
scale, setbacks and parking to ensure a compatible transition between the low-density 
single-family neighborhoods west of the subject site. 
 

6. The parcel proposed for development is adequate in size and shape to 
accommodate all development features; 
 
At 1.65 acres and lying along two (2) major corridors, staff believes the subject parcel 
is suitable in size and shape to accommodate the proposed multi-family residential 
development. 
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7. The proposed use will not have an adverse impact on use, livability, value and 
development of adjacent properties; 
 
The proposed development will make way for the first major redevelopment project to 
occur along the N.E. 6th Avenue corridor in many years. As proposed, it is anticipated 
to greatly improve the image of the corridor, which has a large stock of mainly older 
apartment buildings. As such, efforts to improve the site are anticipated to have a 
positive impact on neighboring properties and enhance the aesthetics of the area. 
 

8. The nature of the proposed development is not detrimental to the public health, 
safety and general welfare of the community; 
 
As proposed, the future development will provide new multifamily units and a mix of 
community facilities that will provide on-site amenities for future residents. As such, 
Staff believes the proposed development will support Goal 3A.1 of the Housing 
Element of the City’s Comprehensive Plan, which aims “to ensure that housing in the 
City is decent, safe and sanitary to serve the needs of the City’s present and future 
residents.” The development will also help implement Policy 3B.2.6, which requires 
the City to “continue to expand options toward meeting the needs of the very low, low 
and moderate income population by developing, on an ongoing basis, model programs 
for providing safe and adequate affordable housing in the City.” The proposed 
development will help fulfill a need for decent, quality low- and moderate-income 
housing within the City. It will be an asset to the community and will not adversely 
impact the public health, safety and general welfare of same. 
 

9. The design of the use creates a form and function which enhances the community 
character of the immediate vicinity of the parcel proposed for development; and  
 
Per Section 5-805 of the City’s LDRs, all new construction is required to incorporate 
LEED standards or the City’s alternative green standards as part of its new 
development in order to support the City’s environmental initiatives. The proposed 
development is to be Florida Green Building Certified with energy saving fixtures, as 
well as urban design elements, including, but not limited to, public art and landscaped 
open space, which could be the catalyst for the redevelopment of N.E. 6th Avenue.  
 

10. Flexibility in regard to development standards is justified by the benefits to 
community character and the immediate vicinity of the parcel proposed for 
development.  
 
The applicant has expressed a desire for bonus units in order to create not just a viable 
project that maximizes the use of the site, but, more importantly, provide a wide range 
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of housing choices to the low- and moderate-income families, of the City, especially 
the elderly. In that regard, staff believes the flexibility in standards is necessary for the 
successful development of the site. 

 
CONCLUSION 
 
Based on our analysis, staff is of the opinion that the proposed conditional use application is 
consistent with the requirements of Section 3-405 of the City’s Land Development regulations 
and is compatible with the future land use goals objectives and policies identified in the City’s 
adopted Comprehensive Plan. Therefore the Community Planning and Development Department 
request that the Planning Commission recommend adoption of the attached resolution, approving 
a transfer of fifty-eight (58) bonus units from the Neighborhood Redevelopment Overlay (NRO) 
District Primary Residential Pool of two thousand two hundred (2,200) floating residential units, 
subject to the following conditions: 
 

1. That the applicant shall consolidate all 6 lots in the proposed development through a 
unity of title. The applicant will also furnish a copy of the recorded document to the 
Director of Community Planning & Development once the instrument has been recorded 
with the County. 
 

2. That the applicant submits final precise plans and applicable landscape plans to the City's 
Community Planning & Development Department, Development Review Committee 
(DRC) for review and approval prior to obtaining building permits. 

 
3. That the applicant shall record a Restrictive Covenant against the property for the 

purpose of maintaining the affordable/workforce housing for a term not less than 
twenty (20) years. The applicant shall also give first preference to North Miami 
residents by selecting clients from the City’s Housing Division’s current 
Neighborhood Stabilization Program (NSP) Rental Waiting list. 

4. That the applicant shall comply with all conditions listed in Exhibit 1, of the approved 
Conditional Use Permit. 
 

5. That the applicant shall comply with all other City/County regulations as it relates to 
zoning, parking, landscaping, school concurrency and utilities. 
 

6. Density bonuses - Pursuant to Sect 4-204 the applicant shall be granted additional bonus 
density through conditional use based on the project incorporating all the following 
elements: 
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Mandatory Elements Density Bonus Earned 

Green & Sustainable:  

Designed to meet LEED Gold or FGBC Rating –
  

25 du/ac 

 

4 of 8 TOD Requirements 3 du/ac 

Optional Elements:  

Affordable/Workforce Housing > 25% set aside 25 du/ac 

Total Overall Bonus Units Earned 

Note: Maximum Density with Bonus Allowed  
for Subject Site with frontage on 2 Streets and a 
size of 71,684 sq. ft. is 35 du/ac. 

58 

 
 

NL 
 
 
Attachments: 1. Proposed Resolution 
   2.     Conditional Use Permit (Exhibit 1)   
   3. Location Map & Survey 
   4.  Letter of intent 
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RESOLUTION NO. ___________ 
 

 
A RESOLUTION OF THE MAYOR AND CITY COUNCIL 
OF THE CITY OF NORTH MIAMI, FLORIDA, 
AUTHORIZING APPROVAL OF THE CONDITIONAL USE 
PERMIT, IN SUBSTANTIALLY THE ATTACHED FORM, 
TRANSFERRING FIFTY-EIGHT (58) BONUS UNITS FROM 
THE NEIGHBORHOOD REDEVELOPMENT OVERLAY 
(NRO) DISTRICT PRIMARY RESIDENTIAL POOL OF 
TWO THOUSAND TWO HUNDRED (2,200) FLOATING 
RESIDENTIAL UNITS FOR A PROPOSED DEVELOPMENT 
GENERALLY LOCATED ON THE NORTHWEST CORNER 
OF THE INTERSECTION OF NORTHEAST 135TH STREET 
AND NORTHEAST 6TH AVENUE, SITUATED WITHIN 
THE NRO DISTRICT, IN ACCORDANCE WITH ARTICLE 
4, SECTION 4-405 OF THE CITY OF NORTH MIAMI CODE 
OF ORDINANCES, LAND DEVELOPMENT 
REGULATIONS; PROVIDING FOR AN EFFECTIVE DATE 
AND FOR ALL OTHER PURPOSES.  
 
 

WHEREAS, on December 11, 2007, the Mayor and City Council of the City of North 

Miami (“City”), adopted the City’s Comprehensive Plan (“Comprehensive Plan”), consistent with 

the requirements of Chapter 163, Florida Statutes; and 

 

WHEREAS, Policy 1.12.1 of the Comprehensive Plan established a pool of five thousand 

(5,000) floating residential units for development, as follows: two thousand two hundred (2,200) 

floating residential units for use within the Neighborhood Redevelopment Overlay (“NRO”) 

District (“Primary Pool”); one thousand eight hundred (1,800) floating residential units for the 

Central City District; and a secondary pool of one thousand (1,000) floating residential units for 

development outside the NRO District; and  

 

WHEREAS, Article 4, Section 4-204 of the City land Development Regulations 

(“LDRs”), provides that requests for residential density bonuses may be granted through a 

Conditional Use Permit approved by the Mayor and City Council, in accordance with Section 3-

401 and Section 4-405 of the LDRs; and  
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WHEREAS, Pinnacle Housing Group, LLC (“Applicant”), has been retained by 

Conestoga Holdings, LLC, the owner of a 1.65 acre site containing six (6) contiguous and abutting 

lots, generally located on the Northwest corner of the intersection of Northeast 135th Street and 

Northeast 6th Avenue, as specifically identified by Miami-Dade County tax folio numbers: 06-

2219-004-0010, 06-2219-004-0020, 06-2219-004-0120, 06-2219-004-0130, 06-2219-004-0140, 

and 06-2219-004-0150, (“Subject Property”); and 

 

WHEREAS, the Subject Property is located within the NRO District and has an R-6 

zoning designation, permitting a density of twenty five (25) dwelling units per acre, with a 

maximum height of one hundred ten feet (110’), allowing for up to forty-one (41)  residential units 

as of right, for development on the Subject Property; and  

 

WHEREAS, at 1.65 acres in size, with a frontage on two (2) streets and adjacent to a high 

density land use category, the Subject Property qualifies for the maximum density bonus of sixty 

(60) dwelling units per acre, which could yield a total of ninety-nine (99) residential units on the 

site; and  

 

WHEREAS, the Applicant filed a Conditional Use Permit application with the City 

Community Planning & Development Department, requesting that the City allocate fifty-eight (58) 

additional bonus residential units from the existing Primary Pool of available units in order to 

construct a total of ninety-nine (99) residential units on the Subject Property; and 

 

WHEREAS, the approval and transfer of fifty-eight (58) units from the Primary Pool will 

reduce the pool of unassigned units from two thousand two hundred (2,200) residential units, to 

two thousand one hundred forty-two (2,142) residential units; and  

 

WHEREAS, City administration has reviewed the proposed request and found that it is 

consistent with Policy 1.12.1 of the Comprehensive Plan, and satisfies the requirements of Section 

4-405 of the LDRs; and 

 

WHEREAS, the Planning Commission, after a duly noticed public hearing held on 
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January 6, 2015, reviewed the proposed request and found it in harmony with the goals, objectives 

and policies of the Comprehensive Plan, and recommended approval of the Conditional Use Permit 

to the Mayor and City Council; and 

 

WHEREAS, the Mayor and City Council have determined that the proposed bonus request 

does not adversely affect the health, safety, and welfare of residents, and thereby, approve the 

Conditional Use Permit allocating the requested number of units from the Primary Pool, as being 

in the best interest of the City.  

 

NOW, THEREFORE, BE IT RESOLVED BY THE MAYOR AND CITY COUNCIL 

OF THE CITY OF NORTH MIAMI, FLORIDA: 

 

Section 1. Approval of Conditional Use Permit.  The Mayor and City Council of the 

City of North Miami, Florida, hereby, authorize approval of the Conditional Use Permit, in 

substantially the attached form, transferring fifty-eight (58) bonus units from the Neighborhood 

Redevelopment Overlay (NRO) District primary residential pool of two thousand two hundred 

(2,200) floating residential units for a proposed development generally located on the Northwest 

corner of the intersection of Northeast 135th Street and Northeast 6th Avenue, situated within the 

NRO District, in accordance with Article 4, Section 4-405 of the City of North Miami Code of 

Ordinances, Land Development Regulations. 

 

 

Section 2. Effective Date.  This resolution shall be effective immediately upon 

adoption. 

 
PASSED AND ADOPTED by a __________ vote of the Mayor and City Council of the 

City of North Miami, Florida, this ___ day of _______________, 2015. 

 
 

 ____________________________ 
       DR. SMITH JOSEPH  
       MAYOR 

 



IWO #14-1340(RCG) Page 4 of 4 
 

ATTEST: 
 
 
 
__________________________________ 
MICHAEL A. ETIENNE, ESQ. 
CITY CLERK 
 
 
APPROVED AS TO FORM AND 
LEGAL SUFFICIENCY:  
 
 
________________________________________ 
REGINE M. MONESTIME 
CITY ATTORNEY 
 
 
 
 
SPONSORED BY:  CITY ADMINISTRATION 

 
 
Moved by:     
 
Seconded by:     

 
 
Vote: 
 
Mayor Dr. Smith Joseph     _______ (Yes) _______ (No) 
Vice Mayor Philippe Bien-Aime    _______ (Yes) _______ (No) 
Councilperson Marie Erlande Steril    _______ (Yes) _______ (No) 
Councilperson Carol Keys, Esq.    _______ (Yes) _______ (No) 
Councilperson Scott Galvin     _______ (Yes) _______ (No) 
 
 
 



EXHIBIT I 
 

CONDITIONAL USE PERMIT FOR PINNACLE HOUSING GROUP, LLC. 

 

WHEREAS, Conestoga Holdings, LLC owns the real property more particularly 
described in attached Exhibit “A”, Survey Drawing of Property (the “Property”); and 

WHEREAS, the Property is zoned R-6 and is 1.65 acres in size 

WHEREAS, in accordance with Section 4-405 of the City’s LDRS, the applicant, 
Pinnacle Housing Group, LLC., requests that in addition to the 41 permitted as of right units, the 
City grant Conditional Use Approval, for allocation of 58 additional bonus units from the 
established primary pool of floating units to create 99 multifamily units on site; and  

WHEREAS, staff has reviewed the proposed application and finds that it complies with 
the requirements of Section 3-405 of the LDR; and 

WHEREAS, on January 6th, 2015, the Planning Commission voted to recommend that 
the City Council grant Conditional Use Approval for the transfer of 58 bonus units from the 
Neighborhood Redevelopment Overlay (NRO) primary residential pool of two thousand two 
hundred (2200) units ; and 

WHEREAS, said transfer of 58 units from the “NRO primary residential pool of two 
thousand two hundred (2200) units would reduce the primary pool of units to Two Thousand 
One Hundred Forty-Two (2142) units; and 

WHEREAS, on January 28, 2015, the City Council reviewed the request and 
determined that it is consistent with the intent of the City’s Comprehensive Plan, allows for 
redevelopment of a currently vacant site and will further advance the public health, safety 
and welfare of the City. 

NOW, THEREFORE, the City Council approves this Conditional Use Permit along 
with the following findings and conditions: 

1. That the applicant shall consolidate all 6 lots in the proposed development through a 
unity of title. The applicant will also furnish a copy of the recorded document to the 
Director of Community Planning & Development once the instrument has been recorded 
with the County. 

2. That the applicant submits final precise plans and applicable landscape plans to the 
City’s Community Planning & Development Department, Development Review 
Committee (DRC) for review and approval prior to obtaining building permits. 

3. That the applicant shall provide registration receipt from the United States Green 
Building Council (USGBC) showing intent to achieve LEED Silver designation prior 
to Council consideration.  



4.  That the applicant shall provide a copy of LEED Silver Certification from the 
USGBC to validate the proposed “green” elements of the development prior to 
obtaining final Certificate of Occupancy. 

5. That the applicant shall record a Restrictive Covenant against the property for the 
purpose of maintaining the affordable/workforce housing for a term not less than 
twenty (20) years. The applicant shall also give first preference to North Miami 
residents by selecting clients from the City’s Housing Division’s current 
Neighborhood Stabilization Program (NSP) Rental Waiting list. 

6. Comply with all other City/County regulations as it relates to zoning, parking, 
landscaping, school concurrency and utilities. 

7. Density bonuses – the applicant shall be granted additional bonus density through 
conditional use based on the project incorporating all the following elements:  

Mandatory Elements Density Bonus Earned 

Green & Sustainable:  

Designed to meet LEED Gold or FGBC Rating –
  

25 du/ac 

 

4 of 8 TOD Requirements 3 du/ac 

Optional Elements:  

Affordable/Workforce Housing > 25% set aside 25 du/ac 

Total Overall Bonus Units Earned 

Note: Maximum Density with Bonus Allowed  
for Subject Site with frontage on 2 Streets and a 
size of 71,684 sq. ft. is 35 du/ac. 

58 

 

9. A building permit shall be filed within one year of the date of the conditional use 
approval or the approval shall be null and void.        
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