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Short Title: 
ORDINANCE NO. ______2014 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF MIAMI GARDENS, FLORIDA, APPROVING 
THE APPLICATION SUBMITTED BY ANTIOCH MISSIONARY BAPTIST CHURCH OF CAROL CITY, 
INC., FOR THE REZONING OF PROPERTY LOCATED AT 21311 N.W. 34TH AVENUE, MIAMI GARDENS, 
FLORIDA MORE PARTICULARLY DESCRIBED ON EXHIBIT “A” ATTACHED HERETO, FROM R-1 
SINGLE FAMILY RESIDENTIAL TO NC, NEIGHBORHOOD COMMERCIAL; PROVIDING FOR 
ADOPTION OF REPRESENTATIONS; REPEALING ALL ORDINANCES IN CONFLICT; PROVIDING A 
SEVERABILITY CLAUSE; PROVIDING AN EFFECTIVE DATE. 

Staff Summary: 
 
Background  
 
This Ordinance passed at the March 26, 2014 First Reading by the City Council. On April 11, 2010 the City 
adopted the Land Development Regulations (LDRs) to regulate and govern the land development and zoning of the 
City. Prior to that adoption, the City relied on the Miami-Dade County Zoning Code. Extensive public 
participation, knowledge, and time was spent on the preparation of the LDRs to reflect and encourage the City’s 
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economic growth opportunities and to adopt regulations that would minimize the impacts of incompatible uses and 
protect residential areas from intrusion of incompatible and nuisance uses. The adopted LDRs allows places of 
assembly as a permitted use in the NC, Neighborhood Commercial, PCD, Planned Area Development, TCO, Town 
Center Overlay, or the I-1, I-2 Industrial districts. New places of assembly are prohibited in the residentially zoned 
areas with the intent of protecting the residential neighborhoods from intrusion and incompatible uses. Antioch 
Missionary Baptist Church has established its’ use in the neighborhood since the 1970’s and has become part of, 
and has shaped, the character of the residential neighborhood. The place of religious assembly is considered a 
legally non-conforming use in the R-1, Single Family Residential zoning designation. 
  
Current Situation  
 
The current zoning of the property is R-1, Single Family Residential which has a history of zoning approvals 
allowing the place of religious assembly. The applicant is currently developing the site to include a new parking lot, 
and future re-development to include additional buildings. As a legally non-conforming use in the R-1 zoning 
district, the place of assembly use cannot be modified or expanded without being in conformity with the current 
LDRs, which requires a commercial or industrial zoning. The applicant is seeking a rezoning to NC, Neighborhood 
Commercial to bring the use into conformity, which would allow future re-development of the site in conformity 
with the City’s adopted LDRs.  Any proposed re-development will be subject to the City’s DRC (Development 
Review Committee) and require site plan approval by Planning and Zoning.  
 
Analysis 
 
The proposed rezoning of the property to NC, Neighborhood Commercial is consistent with the policies and 
objectives of the City’s Comprehensive Development Master Plan (CDMP), and satisfies Section 34-49(f) of the 
City’s Land Development Regulations (LDRs) which establishes the criteria for granting of amendments or 
adoption of changes to the text of the LDRs, or change of the actual official zoning map designation of a parcel or 
parcels.  
 

Proposed Action: 
 
Recommend adoption of the Ordinance.   
 
Attachments:  Exhibit “A” – Legal Description 
  Exhibit “B” – Staff Recommendation  
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EXHIBIT “A” –  
LEGAL DESCRIPTION 
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EXHIBIT “A” - LEGAL DESCRIPTION 
 
 
 
LOT 5, LOTS 8 THROUGH 12, INCLUSIVE AND LOT 14, ALL IN BLOCK 7, LIBERTY GARDENS, 
ACCORDING TO THE PLAT THEREOF, AS RECORDED IN PLAT BOOK 46, PAGE 96 OF THE 
PUBLIC 
RECORDS OF MIAMI-DADE COUNTY, FLORIDA. 
 
TOGETHER WITH: 
LOTS 1 THROUGH 16, INCLUSIVE, ALL IN BLOCK 10, LIBERTY GARDENS, ACCORDING TO 
THE PLAT 
THEREOF, AS RECORDED IN PLAT BOOK 46, PAGE 96 OF THE PUBLIC RECORDS OF MIAMI-
DADE 
COUNTY, FLORIDA. 
 
TOGETHER WITH: 
LOTS 1 THROUGH 5, INCLUSIVE, TOGETHER WITH LOTS 10 THROUGH 16, INCLUSIVE, ALL 
IN BLOCK 
15, LIBERTY GARDENS, ACCORDING TO THE PLAT THEREOF, AS RECORDED IN PLAT 
BOOK 46, 
PAGE 96 OF THE PUBLIC RECORDS OF MIAMI-DADE COUNTY, FLORIDA. 
 
SAID LANDS LYING AND SITUATE IN MIAMI-DADE COUNTY, FLORIDA. 
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STAFF RECOMMENDATION  
PZ-2013-000064 

 
APPLICATION INFORMATION 
 

Applicant:  Antioch Missionary Baptist Church of Carol City, Inc.  
Property Location: 21311 N.W. 34 Avenue   
Property Size:  6.00+- acres 
Future Land Use: Neighborhood 
Existing Zoning:  R-1, Single Family Residential  
Requested Action(s):   

1. Rezone to NC, Neighborhood Commercial 
              
 
RECOMMENDATION: 
 

Staff recommends granting the rezoning from R-1, Single Family Residential to NC, Neighborhood 
Commercial on the properties generally located at 21311 N.W. 34th Avenue. 

 
REVIEW AND ANALYSIS: 
 
Neighborhood Land Use Characteristics 

Property 
Future Land Use 
Designation 

Zoning Classification Existing Use 

Site  Neighborhood R-1, Single Family Residential 
Place of Religious 
Assembly 

North  Neighborhood R-1, Single Family Residential Single Family 
Residential 

South  Neighborhood R-1 Single Family Residential Single Family 
Residential 

East  Neighborhood  R-1, Single Family Residential Single Family 
Residential 

West  Neighborhood R-1 Single Family Residential Single Family 
Residential 

 

The subject property is a total 6.0 acres encompassing 35 individual parcels located generally in 
area of N.W. 34 Avenue and N.W. 213 and N.W. 214 Streets. Many of the parcels are developed 
with a place of religious assembly; some of the parcels are developed with single family homes, 
and parking areas.  Surrounding properties are developed with single family homes. 
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Project Summary/Background 
 

 The applicant is requesting a rezoning of the total 6.0 acre parcels which are zoned R-1, 
Single Family Residential to NC, Neighborhood Commercial which would bring the 
existing use, as a place of religious assembly, into conformity with the City’s Land 
Development Regulations (LDRs) and will allow for future re-development of the 
properties.  

 The City’s LDRs allows places of assembly as a permitted use in the NC, Neighborhood 
Commercial, PCD, Planned Area Development, TCO, Town Center Overlay, or the I-1, I-2 
Industrial districts. 

 The applicant is currently developing a parking lot for the use by the place or assembly. 
Future development plans will be subject to site plan review by the City’s Development 
Review Committee (DRC).   

 Including places of public assembly, the rezoning to NC, Neighborhood Commercial would 
allow an extensive list of commercial and non-residential uses. (See attachment, Permitted 
Use List Comparison, NC, Neighborhood Commercial and R-1, Single Family Residential). 

 
 
Consistency with City of Miami Gardens Comprehensive Development Master Plan 

The primary objective of the Neighborhood designation as outlined in Objective 1.2 of the 
Comprehensive Development Master Plans is as follows:  
  

“The Neighborhood land use designation applies to areas intended for low and medium 
density residential development with supporting commercial and office uses. The 
designation of Neighborhood is specifically intended to protect single family homes from 
encroachment or intrusion from incompatible land uses.” 

The property has been developed and established with the place of religious assembly since the 
1970’s at the same time the surrounding residential community was being established.  The use 
has been established as part of the neighborhood and with minimal impacts to the surrounding 
area. 

Conclusion: The existing and proposed development of the place of assembly is a supportive 
neighborhood use and would not be an encroachment or intrusion while protecting the single 
family residential neighborhood from incompatible uses and therefore the rezoning is consistent 
with the policies of the City’s Comprehensive Development Master Plan. 

Zoning Review and Analysis 

The City Council may grant the rezoning of the properties subject to meeting the criteria set forth 
in Section 34-49(f) of the City’s Land Development Regulations: 

“(f) Criteria for granting of amendments or adoption of changes to the text of the LDRs, or 
change of the actual official zoning map designation of a parcel or parcels. The detriments or 
benefits of amendments or adoption of changes to the text of the LDRs, or change of the actual 
official zoning map designation of a parcel or parcels shall not be denied consideration on the 
grounds that they are indirect, intangible or not readily quantifiable. In evaluating the 
application, among other factors related to the general welfare, the following shall be 
considered:  
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(1) The development permitted by the application, if granted, conforms to the city's 

comprehensive development master plan; is consistent with applicable area or 
neighborhood studies or plans, and would serve a public benefit warranting the granting 
of the application at the time it is considered;  

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

(3) The development permitted by the application, if granted, will have a favorable or 
unfavorable impact on the economy of the city;  

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

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

 
Findings of the request pursuant to the rezoning criteria set forth above are as follows: 

1. The rezoning is generally consistent the City’s CDMP and has been established 
as part of the neighborhood since the 1970’s.  

2. The rezoning will not affect natural resources in the City; the property will be 
developed on the existing 6.0 acre site.  

3. The rezoning will have a favorable impact upon the City’s economy 
introducing construction related opportunities and offering additional local 
multi-purpose hall space to the neighborhood.  

4. The rezoning will not unduly impact water, sewer, drainage, education or 
recreation facilities.   

5. The rezoning will not impact public transportation facilities, streets or 
highways and will be accessible by public roads. 

 
Rezoning to NC, Neighborhood Commercial is a more appropriate designation and will 
allow the established use as a place of religious assembly to continue in conformity. Future 
development of uses for the congregation and does not create any new detrimental impacts 
providing they are logical, customary and incidental uses for places of religious assembly 
use.   
 
Conclusion: The rezoning of the property meets the criteria in the granting of the rezoning 
from R-1, Single Family Residential to NC, Neighborhood Commercial. 
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Anticipated  Facilities Impact   

DRC (Development Review Committee): Prior to building permit issuance for the expansion(s), 
the site plan will be reviewed by the City’s DRC for anticipated impacts and any mitigation 
thereof. 
General: Concurrency determinations are not finalized during the zoning approval process.  
 

Public Notification/Comments 

In accordance with the Land Development Regulations, notifications of the applicant’s requests 
were mailed to property owners within a half mile (1/2) radius of the subject site to provide them 
an opportunity to comment on the application. Three (3) written comments in writing were 
received from property owners within that radius at the date of this writing.  
 
Attachments: 

Letter of Intent    
Hearing Map-Zoning 
Hearing Map-Aerial  
Mailed Notice Radius Map 
Survey 
Permitted Use List Comparison NC, Neighborhood Commercial and R-1 Single Family 
Residential  
 

 




























































