
Miami-Dade Gounty Department of Regulatory and Economic Resources
Staff Report to Community Council No. 12

PH: 215-076 (15-l 1-G212-21 December 1. 2015
Item No. A

Recornmendation Summary
Commission Dietrict 7
Applicant Dade Countv Firearms
$ummary of
Requestr

The applicant is seeking to permit an indoor shooting range and to
permit the sale of firearms and firearm accessories in the lU-2 district
as would be permitted in the BU-3 zoning district. Additionally, the
applicant also seeks to permit the warehouse facility with variances of
the setback and parkinq requlations.

Location 7004 SW 46 Street, Miami-Dade County, Florida.
Propefiy Size 0.49-acres
Existing Zoning lu-z, Heavy Industrial Manufacturing District

Existing Land Use Warehouse
2024'2430 CDilP
Land Use
Desisnation

Industrial and Office (see attached Zoning Recommendation
Addendum)

Comprehensive
Plan Consistency

Consistent with objectives and policies of the CDMP

Applicable Zoning
Code $ection(s)

Section 33-31 1(AX3), Standards For Special Exceptions, Unusual
Uses and New Uses
Section 33-31 1(AX4Xa), Use Variance standards
Section 33-31 1(AX4)(b), Non-Use Variances From Other Than Airport
Regulations
/see attached Zoninq Recommendation Addendum)

Recommendation Approval with conditions of requests #1, #3 and #4; and denial
without preiudice of request #2.

This item was deferred from the November 3, 2015, meeting of Community Zoning Appeals
Board (CZAB) #12, due to the absence of the applicant or a representative of the applicant.

REQUESTS:

1. UNUSUAL USE to permit an indoor shooting range.

2. USE VARIANCE to permit the sales of firearms and firearms accessories in the lU-2 zoning
district, as would be permitted in the BU-3 zoning district.

3. NON-USE VARIANCE to permit the existing building setback 19'-2" (20' required) from the
front (north) property line.

4. NON-USE VARIANCE to permit 1 1 parking spaces (20 parking spaces required).

Plans are on file and may be examined in the Department of Regulatory and Economic
Resources entitled, "Dade County Firearms, Inc.", ?s prepared by Armando Davila, Architect,
P.A., dated stamped received 7121115, consisting of four (4) sheets. Plans may be modified at
public hearing.
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PROJECT DESCRIPTION:

The subject property is a 0.49-net acre parcel, which contains seven (07) separate warehouse
bays, within a one (1)-story building developed under the lu-z, Heavy Industrial Manufacturing
District regulations. The site plan submitted by the applicant depicts the proposed 3,105 sq.ft.
indoor range and retail space located in the southwest corner of the "L" shaped warehouse
building.

N EIGH BORHOOD C HARATE RISTICS

Zoning and Existing Use Land Use Designation

Subiect Propertv lu-z (BRDI): warehouse lndustrial and Office
North lu-z (BRDI): warehouse Industrial and Office
South lu-z (BRDI): warehouse Industrial and Office
East RU4M: condominiums Low-Medium Densitv
West au-z (BRDI): warehouse lndustrial and Office

NEIGHBORHOOD COIilPATIBILITY:

The subjec't property is located within a cul-de-sac, at the eastern end of SW 46 Street, abutting
the railroad easement. The area sunounding the subject property to the north, south and west
are primarily made of existing industrial uses. To the west of the approximately 100 foot wide
rail easement are multifamily residential uses.

SUMilIARY OF THE ITTPACTS:

Based on the staffs zoning analysis below, including the memoranda from the other
departments, staff opines that approval of this application will not have any negative impacls on
the sunounding industrial uses, or the existing residential uses to the east.

GOMPREHENSIVE DEVELOPT{ENT ]SASTER PLAN ANALYSIS:

The Land Use Plan (LUP) map of the Comprehensive Development Master Plan (CDMP)
designates the subject property, for Indusfiial and Office uses. Manufac,tuing opentions,
maintenance and repair facilities, warchouses, mini-warehouses, office builclings, wholesale
showrooms, distibution centers, and similar uses arc permitted in areas designated as
"lndudial and Otrice" on the LUP map. Also included are construdion and utility-equipment
maintenance yards, utility plants, public facilities, hospitals and medical buildings.

The application seeks to permit an indoor shooting range within an existing warehouse building,
along with ancillary non-use variances of the parking and setback regulations. Ancillary to the
request for the indoor shooting range, the applicant is also seeking a use variance to permit the
sales of firearms and firearm accessories within the facility as would be allowed in a commercial
zoning district. Stafi notes that the lU-2 zoning distric't permits uses such as asphalt drum mixing
plants, rock and sand yards, dynamite storage and other uses that are similar to or more
intensive to the indoor shooting range. Further, staff notes that the CDMP Land Use Element
interpretative text under the Industrial and Office category, permits limited commercial uses.
Staff opines that approval of the proposed indoor shooting range and ancillary firearms sales,
are similar to the industrial uses and limited commercial uses allowed under the interpretative
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text for the Industrial and Office category. Therefore, stiaff opines that approval of the
application would be consbtent with the CDMP Land Use Element interpretative text in
lndustrial and Office areas and the CDMP Land Use Plan map Industrial and Office
designation for the subject property.

ZONING ANALYSIS:

\A/hen analping request #1 to permit the indoor shooting range under Sec'tion 33-311(A)(3),
Standards For Special Exceptions, Unusual Uses, staff is of the opinion that, subject to the
applicant installing appropriate soundproofing to prevent the spillage of noise across the
property lines, approval of this request would be compatible with the primarily industrial uses
that are located to the north, west and south of the subjec't property. Based on the memoranda
from the County departments that reviewed this application, approval of request #1 would not
have a negative impac't on services in this area. For example, the memorandum from the
Platting and Traffic Review Section of the Department of Regulatory and Economic Resources
(RER) indicates that the application meets the traffic concunency criteria because it lies in the
urban infill area where concurrency does not apply. The Division of Environmental Resources
Management (DERM) of the Department of Regulatory and Economic Resources indicates in its
memorandum that approval meets all LOS standards for an initial development order.
Additionally the memorandum from the Miami-Dade Fire Rescue Department (MDFRD)
indicates that there will be no significant impac't on MDFRD services in this area. Based on the
aforementioned department memoranda, staff opines that the request will not result in excessive
noise or traffic, cause undue or excessive burden on public facilities, nor provoke excessive
overcrowding and concentration of people, when considering the necessity for and
reasonableness of the applied for exception in relation to the present and future development of
the area and the compatibility of the applied for exception with the area and its development.

Staff notes that the proposed facility would be located within an existing one-story warehouse
building, which contains several separate bays that are leased to other tenants. Plans submitted
by the applicant indicate that these bays contain ongoing warehouse and storage facilities. The
facility, located within an existing building will, in staffs opinion, be adequately spaced from any
residential uses, the closest of which, are located more than 100'to the east. According to the
site plan submitted with this application, the proposed range will be located in the rear,
southwest comer of the'L' shaped building, where it abuts similar warehouse buildings to the
west and south. Furthermore, to mitigate the aural impact that is likely from the proposed use,
staff recommends as a condition of approval, that the applicant installs appropriate
soundproofing to prevent the spillage of noise across the property lines. As such, staff
recommends approval with conditions of rcquest #l under Section 33{l{(AX3), Special
Exceptions, Unusual Uses and Nw Uees.

Ancillary to the aforementioned request, the applicant also seeks to permit the sale of firearms
and firearm accessories within the proposed range, as would be allowed in the BU-3, Liberal
Business District. Staff notes that the underlying lU-2 zoning district regulations permits
commerciaf uses within a building, where the primary and pemifted inclustrial use shall be the
manufadwe or assembly of the products being offered for sale; and the retail sale arca shall not
exceed fifreen (15) percent of the total floor area of the subject premises- The submifted plans
indicate a retaiUshowroom space that is approximately 6% of the total 3,105 sq. ft. area of the
proposed indoor shooting range. The applicant has not indicated to staff, and the
aforementioned plans do not indicate that the manufacturing or assembling of firearms or
firearms accessories will take place on the proposed range site. Therefore, since the proposed
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use is not listed as one of the permitted uses within the aU-2, zoning district, or the uses
permitted in the Bird Road Design and Industrial Overlay (BRDI) District, within which it is also
located, the retail use must be analyzed under the Use Variance standards, Section 33-
31 1(AX4Xa).

Staff opines that the proposed retail use is minimal and would not result in a change in the
character of the surrounding area. As such, if approved as an ancillary use to the proposed
indoor shooting range, staff opines that this use could be compatible with the surrounding
industrial uses. Further, based on the foregoing CDMP analysis, staff opined that the request is
consistent with the Land Use Element interpretative text under the Industrial and Office
category.

However, a use variance as provided in Section 33-31 1(AX4Xa) permits a use of land other
than that which is prescribed by the zoning regulations. The standard stipulates that the Board
shall hear and grant applicaffons for use variances from the terms of the zoning regulaftbns as
will not be contrary to the public interest where, owing to special conditions, a literal
enforcement of the provisions thereof will result in unnecessary hardship, and so the spirit of
the regulations shall be obse rued and substantial jusfice done; and further provided that the use
variance will be in harmony with the general purpose and intent of the regulations. To prove
an unnecessary hardship, the applicant must demonstrate that under applicable zoning
regulations, the applicant is deprived of all reasonable use of, or benefit from the
property in question.

Based on the information provided by the applicant, staff opines that the applicant has not
demonstrated any special conditions related to the subject site where the literal enforcement of
applicable zoning district provisions would result in an unnecessary hardship. The applicant has
not provided staff with information to indicate that the denial of this request would constitute a
hardship. Therefore, staff is of the opinion that the approval of the use variance request will not
be in harmony with the general purpose and intent of the zoning regulations, and that the
applicant has not demonstrated a loss of all reasonable use of, or benefit from the property

under the existing zoning. As such, staff recommends denial without prejudice of request
#2, under the Use Variance Standards, Section 33-31{(AX4Xa).

The applicant also seeks to permit the indoor shooting range within the existing buiHing which is
encroaching 10' (setback 19'-2", where 20' is required) into the front (north) setback area
(request #3), and to permit the warehouse facility with 11 of the 20 required parking spaces
(request #4). When the aforementioned requests are analyzed under the Non-Use Variances
From Other Than Airport Regulations standards, Section 33-31 1(AX4Xb), staff opines that
approval of same would be compatible with the surrounding industrial uses in the area. Staff
opines that the requested setback variance is very minimal, is existing, and does create any
new visual impacts on the surrounding area. Further, although the applicant is only providing
55o/o of the required 20 parking spaces for all the uses within this industrial warehouse facility,
staff opines that the proposed indoor range use, is similar to a recreational use. As such, in
staff's opinion, the peak hour use of the other warehouse and storage uses, the more intensive
uses within the facility, which are likely to be during the daylight hours betweenT A.M. and 5
P.M., are not likely to result in overcrowding on the parcel, that may result in spillage of parking

onto the abutting roadway, SW 46 Street. However, as a condition for approval, staff
recommends that the fence shown in the survey and the plans encroaching into the right-of-
way, be removed prior to obtaining a Certificate of Use for the proposed shooting range.
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Therefore, staff recommends approval with conditions of requests #3 and #4, under
Section 33-311(AX4Xb), Non-Use Variances From Other Than Airport Regulations.

ACCESS. GIRCULATION AND PARKING: Access to the site is provided on SW 46 Street.

NEIGHBORHOOD SERVICES PROVIDER REVIEW: See attached.

ENVIRONMENTAL REVIEW: Not applicable.

OTHER: Not applicable.

REGOMMENDATION: Approval with conditions of requests #1, #3 and #4; and denial
without preiudice of request #2.

CONDITIONS FOR APPROVAL: (For requests #1, #3 and #4 only).

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

2. That in the approval of the plan, the same be substantially in accordance with that
submitted for the hearing entitled, "Dade County Firearms, Inc.", ?s prepared by Armando
Davila, Architect, P.A., dated stamped received 7121115, except as herein amended to
show the removal of the retail counter.

3. That the applicant submits to the Department of Regulatory and Economic Resources for
its review and approval a landscaping plan which indicates the type and size of plant
material prior to the issuance of a building permit and to be installed prior to the issuance
of a Certificate of Use.

4. That the applicant obtains a Certificate of Use for the indoor shooting range use only from
the Department of Regulatory and Economic Resources upon compliance with all terms
and conditions, the same subject to cancellation upon violation of any of the conditions.

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

6. That no off-site parking for the office use be allowed along SW 46 Street.

7. That the fence encroaching into the right-of-way, SW 46 Street, be removed as indicated
in the plans, prior to obtaining a Certificate of Use for the proposed indoor shooting range.

8. That the applicant installs appropriate soundproofing within the indoor range area to
prevent the spillage of noise on to the abutting properties to the west and south.
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ZONING RECOMMENDATION ADDENDUM
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coMpREHENStVE DEVELOPMENT MASTER PLAN (CDMP) OBJECTIVES,
POLICIES AND INTERPRETATIVE TEXT

PERTINENT ZONING REQUIREMENTS/STANDARDS

NEIGHBORHOOD SERVICES PROVIDER COiIiIENTS*
Division of Environmental Resource Manaqement (RER) No obiection
Plattino and Traffic Review Section (RER) No obiection
Parks No obiection
Fire Rescue No obiection
Police No obiection
Schools No obiection
*Subiect to conditions in their memorandum.

lndustrial and
Office
(Page t-39)

Maiifacturing operations, maintenance and repair facilities, warchouses, mini'warehouses,
office buitdings, wholesale showrooms, distibution centers, and similar uses ate permifted in

areas designated as "lndustriat and Offtce" on the LIJP map. A/so included arc construction
and utility-equipment maintenance yards, utility plants, public facilities, hospifa/s and medical
buildingi. The futl range of telecommunication facitities, including switching and tnnsmr'ssion
facitities, satettite tetecommunications facilities, micrcwave towers, radar sfafions and cell
towers rc also attowed. Very limited commercial uses fo serye the firms and workers in the

industriat and office arca are allowed dispersed as small busrness disfn'cfs and centerc
throughout the industrial arcas. Hotets and motels arc also authorized. Frcestanding retail and
personat seruice uses and shopping centerc taryerthan 10 acrcs in size arc prohibited in fhese

a,eas because they woutd deptete the industriat tand supply and they are better located in

commerciatty designated areas and in closer proximity to rcsidential arcas. Freestanding tetail

and personat seruice uses and shops that arc apprcved in tndustrial and Office ateas should

froni on major access roads, pafticutafly near maior intercections. ln addition, uncommon

commercial uses such as amusemenf uses, and others with unusual siting rcquirements may

also be considered at appropriate tocations. Quarrying activities and ancillaly uses may also be

approved in arcas designated lndustriat and Offrce where compatible with the sunounding area

61nd envircnment. The ipecific range and intensity of uses appropriate in a particular lndustrial

and Office area vary by tocation ai a function of the availability of public servrbes and access

and, among other-faitors, compatibility with neighboring development. Through the zoning

,eriew procesg use of pafticutir sifes or areas may be limited to somethrng /ess than the

maximum atlowed in tiis category. Moreover, special limitations may be imposed wherc

necessary to prctect envircnmental resources.

Secfion 33-
311(AX3)
Special
Exception,
Unusual and
IVew Uses.

Specra/ exceptions (for att apptications other than public charter schools), unusual and new uses.

iea, application foi and grant or deny special exceptions, except applications for public charter

schoolsi that is, fhose eiceptions permitted by the rcgutations only upon apprcval after public

hearing, new uses and unusual uses which by the rcgutations a/e only prmitted upon.apprcval

after pTtbtic heaing; provided the apptied for exception or use, including exception for site or plot

ptan approval, in-tie opinion of ihe Community Zoning Appeals Board, would not have an
'unfavoraOte 

effect on the economy of Miami-Dade County, Ftorida, would not generate or result

in excessive noise or tnffic, cause undue or excessive burden on public facilities, including

water, sewer, so/ld wasfe disposal recreation, transpoftation, streefs, roads, highways or other

such facitities which have be6n constructed or which arc planned and budgeted for construction,

are accessibte by private or pubtic roads, sfreefs or highways, tend to create a fire or other

equalty or greater dangerous hazards, or provoke excessive overcrowding or concentration of
p6optit or fopulation, ihen considering the necessity for and rcasonableness of such applied for
'exception'oi 

use in retation to the preient and future development of the area concemed and the

comoatibititv of the apotied for exception or use with such arca and its developm
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Secfion 33-
311(A)(4)(a) Use
Variances From
Other Than
Airport
Regulations

The Board shatl hear and grcnt apptications for use variances frcm the terms of the zoning
regutations as wll not be contnry to the public intercst, wherc owing to special conditions, a
titerat enforcement of the provisions thereof will result in unnecessary hardship, and so fhe

spirit of the rcgutations sha// be obserued and substantial justice done; prcvided, that the use

variance witt be in harmony with the general purpose and intent of the regulation, and that the

same rs fhe minimum use vaiance that witt permit the reasonable use of the premrses. A "use

variance" is a vaiance which permits a use of tand other than which is prcscribed by the zoning
regulations and shall include a change in permifted density.

Secfion 33-
311(AX4Xb)
Alon-Use
Variances From
Other Than
Airport
Regulations

iiecific cases, the Board shall hear and grant applications

for non-use variances from the terms of the zoning and subdivision regulations and may grant

a non-use variance upon a showing by the appticant that the non'use variance maintains the

basic intent and purpose of the zoning, subdivision and other land use regulations, which is to
protect the general wetfarc of the pubtic, pafticutady as it affects the stability and appearance of
'the 

commuhity and provided that the non-use vaiance will be otherwise compatible with the

surounding iand uses and woutd not be detrimentat to the community. No showing of
unnecessary hadship to the land is rcquired.


