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APPLICATION SUMMARY 
 

Applicant/Representative:  Lennar Homes, LLC (a.k.a. Lime Grove) / Hugo P. 
Arza, Esq., and Amanda M. Naldjieff, Esq., Holland 
& Knight LLP 
 

Location: Generally located between SW 336 Street and SW 
344 Street and between SW 197 Avenue and SW 
192 Avenue 

Total Acreage:  ±116.85 gross acres / ±113.85 net acres  

Current Land Use Plan Map Designation: “Estate Density Residential with One Density 
Increase (DI-1)” and “Low Density Residential with 
DI-1” 

Requested Amendments to the CDMP: 1. Release existing CDMP Declaration of 
Restrictions on the site.  

2. Add the proffered, Amended, and restated 
Declaration of Restrictions in the Restrictions 
Table in Appendix A of the CDMP Land Use 
Element, if accepted by the Board of County 
Commissioners. 

Amendment Type: Standard 

 
Existing Zoning District/Site Condition: 

 
AU (Agricultural District) and EU-M (Estate 
modified)/ undeveloped  
 

RECOMMENDATIONS 
Staff Revised Recommendation TRANSMIT (August 2022) 

Staff Initial Recommendation DENY, DO NOT TRANSMIT (June 2022) 
Redland Community Council (CC-14)  NO QUORUM (June 7, 2022) 

Planning Advisory Board (PAB) Acting as  
the Local Planning Agency: 

DENY AND DO NOT TRANSMIT, AS PER STAFF 
RECOMMENDATION (July 11, 2022) 

Transmittal Action of Board of County 
Commissioners   TO BE DETERMINED (September 20, 2023)  

Final Action of Board of County Commissioners TO BE DETERMINED  
 
 
 

Revised Initial Recommendation 
Application No. CDMP20220005 

Lennar Homes, LLC 
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Staff’s revised recommendation is to TRANSMIT the proposed Comprehensive Development 
Master Plan (CDMP) amendment seeking to release and replace the existing Declaration of 
Restrictions (the 2007 Covenant) with a revised Amended and Restated Declaration of 
Restrictions, based on the following principal reasons. 
 
Principal Reasons for Recommendation: 
 

1. The application seeks to replace the existing CDMP Declaration of Restrictions (2007 
Covenant), initially proposing to delete the commitment to provide workforce housing 
units on the application site but was revised to maintain this commitment while primarily 
seeking to apportion the relevant covenant commitments based on the current 
ownership of the site. Staff initially recommended the Board of County Commissioners 
(Board) ‘Deny and Do Not Transmit’ the application because the previously requested 
deletion of the workforce housing commitment was contrary to and inconsistent with 
multiple CDMP objectives and policies requiring the County to maintain, enhance, and 
promote the provision of affordable and workforce housing options. Given the revised 
application no longer proposes deletion of the workforce housing commitment, staff now 
recommends the Board ‘Transmit’ the application to release and replace the 2007 
Covenant with the proffered revised Amended and Restated Declaration of Restrictions 
(Proffered Covenant) to the State Land Planning Agency (SLPA) and other state and 
regional agencies for review and comment. While the Proffered Covenant now primarily 
seeks to apportion the relevant covenant commitments between the current owners, 
staff has concerns with the changes proposed to the condition regarding improvement to 
SW 344 Street that warrants further review and comment, particularly by the Florida 
Department of Transportation (FDOT). Transmittal of the application would facilitate this 
review and for staff’s concerns to be adequately addressed. 
 
The 2007 Covenant condition limits development on the site to 255 residential units until 
the owner, at its expense, constructs or causes the construction of SW 344 Street to a 
four-lane divided roadway from SW 182 Avenue to SW 192 Avenue, in accordance with 
specifications approved by FDOT. The Proffered Covenant seeks to change the 
condition to instead require the owners to make a proportionate share mitigation 
payment to Miami-Dade County to mitigate the traffic impacts to the roadway. However, 
the impacted segment of SW 344 Street (between SW 182 Avenue and SW 192 
Avenue) subject to the covenant condition is a State roadway and the County does not 
have jurisdiction to make improvements to this State roadway nor is there a mechanism 
or process in place for the County to collect and transfer proportionate share payments 
to the State for the required improvements.  Proportionate share payments to the County 
are used for County roadway projects, and in this case, could only be used on roadway 
improvements in the vicinity of the application site that would provide traffic relief to the 
impacted segment of SW 344 Street. Accordingly, the proportionate share mitigation 
condition proffered by the applicant is not the appropriate means to address the 
proposed development’s traffic impacts to SW 344 Street in place of the current 
requirement. Transmittal of the application would allow time for this concern to be 
properly addressed. 
 

2. The application was revised in keeping with the applicant’s request made to the Board of 
County Commissioners (Board) at its November 16, 2022 public hearing, generally 
maintaining the relevant conditions of the 2007 Covenant, with the exception the SW 
344 Street improvement condition discussed above. Following staff’s publication of the 
Initial Recommendation report dated June 2022, and subsequent recommendation of 
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Deny and Do Not Transmit by the Planning Advisory Board at its July 11, 2022, public 
hearing, the applicant requested the Board defer the application indefinitely to allow time 
to address the concerns with the application at the Board’s CDMP public hearing held on 
November 16, 2022. On March 20, 2023, the applicant submitted a revised Declaration 
of Restrictions which retains the workforce housing commitment and divides the 
remaining covenant obligations among the property’s two owners, Empower Holdings, 
LLC (±76.85 acres) and Lime Grove Realty, Inc. (±40 acres). Whereas the 2007 
Covenant addressed a development under unified development, the Proffered Covenant 
would allow the two owners of the application site to each develop their portion of the 
site independently. 

The 2007 Covenant was accepted by the Board of County Commissioners upon 
adoption of Application No. 14 of the April 2006 Cycle of applications to amend the 
CDMP, discussed on in the Background section on page 13 herein. The existing 
covenant limits development on the ±117-acre application site to 940 residential units, 
requires a minimum 10% of the units be set aside for Workforce Housing or 20% if the 
site receives zoning approval for at least 90% of the allowed 940 units, and commits to 
transit improvements, improvements to SW 344 Street, water conservation measures, 
and water treatment capacity limitations. The current conditions and the proposed 
changes are further presented in the ‘Existing 2007 Covenant Conditions and Proposed 
Changes’ section on page 13 herein and the 2007 Covenant included as Appendix B on 
appendices page A-7. Staff’s review finds the revised covenant conditions in the 
Proffered Covenant generally consistent with those of the 2007 Covenant, except the 
condition requiring improvement to SW 344 Street (SR  9336) as discussed above. 

Staff also recommends that the Proffered Covenant under the Maximum Density 
condition be further revised to include minimum urban design standards that would be 
applied to development on the site that accesses the one density increase provision of 
the site’s land use designation, to ensure compatibility with adjacent estate and 
agricultural uses. Additionally, the Workforce Housing condition in the 2007 Covenant 
defines Workforce Housing Units as units affordable to persons with median family 
incomes ranging between 65% to 140% of the median family income of Miami-Dade 
County, which is retained in the Proffered covenant. It is recommended that this 
condition be updated to reflect the current workforce housing definition and income limits 
of the County’s Workforce Housing Program of 60% to 140% of Area Median Income. 

 
3. The proposed covenant modification would not impact or change the maximum 

allowable development that could be built on the application site under its current land 
use designations. The maximum 940 residential units allowed on the application site is 
not affected by the proposed release and replacement of the existing 2007 Covenant 
and would thereby not generate any impacts to public services and facilities beyond 
those previously analyzed during the approval of the development as part of Application 
No. 14 of the April 2006 Cycle of applications to amend the CDMP.  
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STAFF ANALYSIS 
 
Background 

 
The application site is a ±116.85 gross-acre property that was the subject of standard 
Application No. 14 of the April 2006 Cycle of Applications to amend the Comprehensive 
Development Master Plan (CDMP), which was adopted with acceptance of a proffered 
Declaration of Restrictions (2007 Covenant) on March 28, 2007 through Ordinance No. 07-52 
by the Board of County Commissioners (BCC). Application No. 14 redesignated ±78 gross 
acres of the property west of SW 194 Avenue to “Estate Density Residential with One Density 
Increase” (2.5 to 6 dwelling units per gross acre) and ±41.7 gross acres of the site east of SW 
194 Avenue to “Low Density Residential with One Density Increase” (6 to 13 dwelling units per 
gross acre). The 2007 Covenant limited the site to a maximum of 940 residential units, required 
a minimum 10% of the units to be set aside for workforce housing, but 20% to be workforce 
housing if the site receives zoning approval for at least 90% (846 units) of the maximum allowed 
units, and committed to roadway improvements to SW 344 Street, transit improvements, water 
conservation and water treatment capacity measures. (See Appendix B: Existing 2007 CDMP 
Declaration of Restrictions on appendices page A-7 herein.) 
 
Application No. CDMP20220005, which is the subject of this review, was filed in the January 
2022 Cycle of applications to amend the CDMP. The intent of the application was to release the 
2007 Covenant and replace it with an amended and restated covenant that sought to eliminate 
the workforce housing requirement. All other provisions of the 2007 Covenant would remain the 
same. Staff found the then proposed elimination of the workforce housing condition contrary to 
and inconsistent with the CDMP and recommended the application be denied and not 
transmitted. The County’s Planning Advisory Board (PAB) also recommended denial of the 
application. The Redland Community Council 14 did not provide a recommendation, as it did not 
achieve quorum. To address the concerns that were raised by staff and the PAB, the applicant 
requested to defer the application indefinitely at the BCCs’ November 16, 2022, transmittal 
hearing for the application, and the BCC granted the request.  
 
Subsequent to the BCC hearing on November 16, 2022, the applicant submitted a letter dated 
January 31, 2023, requesting to revise the original CDMP amendment application request (see 
Appendix A: Letter from Applicant Requesting to Revise the Application on appendices page A-
3 herein). The January 2023 letter notes that while the ownership of the subject property was 
unified at the time Application 14 of the April 2006 Cycle was adopted, the property has since 
been subdivided between two separate owners who wish to develop their respective portions of 
the site independently. The letter also states that the two current owners: Empower Holdings, 
LLC (±76.85 acres) and Lime Grove Realty, Inc. (±40 acres), are now seeking to apportion all 
the covenant conditions, including the workforce housing commitment, based on their current 
ownership of the site (see Property Ownership aerial map on page 9). This Revised Initial 
Recommendations report provides staff’s review and assessment of the 2007 Covenant 
conditions as presented and or modified in the proffered Amended and Restated Declaration of 
Restrictions (Proffered Covenant) below.  
 
It is important to note that the maximum potential development of the application site of 940 
residential units is not affected by the proposed covenant modification, as the applicant is not 
requesting to increase density. Therefore, the application will not change the projected impacts 
to County services and infrastructure beyond that already approved for the subject property.  
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Existing 2007 Covenant Conditions and Proposed Changes 
 
The changes proposed to the conditions of the 2007 Covenant as proposed in the revised 
Amended and Restated Declaration of Restrictions (Proffered Covenant; Appendix C, page A-
33 herein) are discussed below:   
 

• Maximum Density. The 2007 Covenant (Appendix B, page A-7 herein) limits residential 
development to 940 units (a maximum density of 7.85 units per acre) on the entire site 
and restricts units west of SW 194 Avenue to a maximum of 6 units per acre. The 
revised covenant condition maintains the maximum density for the entire site at 940 
dwelling units, allocating the number of units between the two parcels and limiting 
development on each parcel, with the Lime Grove Realty, Inc., property (the Lime Grove 
Parcel) being allocated a maximum 231 dwelling units (5.71 units per acre) and a 
maximum 709 dwelling units (9.2 units per acre) for the Empower Holdings, LLC, portion 
of the site (the Empower Parcels).  

It is noted that the revised condition would remove the maximum 6 units per acre density 
limit on the Empower Parcels west of SW 194 Avenue to, specified in the 2007 
Covenant, but does not provide an explanation of why this restriction is proposed to be 
removed. The portion of the Application site located west of SW 194 Avenue is 
designated “Estate Density Residential with One Density Increase,” which would allow 
development at a density of 2.5 to 6 dwelling units per gross acre if the development 
incorporates sound urban design principles. However, if sound urban design principles 
are not incorporated into the design of the proposed development, then the maximum 
density would be limited 1 to 2.5 dwelling units per gross acres.  
 
It is highly recommended that the Proffered Covenant include minimum sound urban 
design principles and standards to ensure compatibility with adjacent “Estate Density 
Residential” designated properties and agricultural uses.   

  
• Workforce Housing. The 2007 Covenant requires a minimum of 20% of the residential 

dwelling units as Workforce Housing (WHU) for families with incomes ranging between 
65% to 140% of the median family income of Miami-Dade County, if zoning approval is 
obtained for at least 90% of the maximum density of residential units allowed on the 
property, noting that in no event shall the WHU set-aside be less than 10% of the total 
units. It further requires: 1) providing 25% of the residential units to be set aside for 
workforce housing to persons with incomes ranging from 65% to 105% of the median 
family income; 2) requires the workforce housing units to remain affordable for 20 years; 
and 3) grants the County the right of first refusal  to purchase any WHU if a “Qualified 
Purchaser” cannot be located within 210 days from the date the WHU is offered for sale. 
In such cases, the covenant requires the County to exercise the right of first refusal 
within 30 days of receiving notification that a Qualified Purchaser cannot be located. In 
the event the County opts to not purchase the units, then the WHU may be sold at 
market rate. 

As discussed above, the applicant is no longer seeking to eliminate the workforce 
housing commitment, but rather proposes revision to the condition that requires each 
owner to comply with the requirement within their respective portion of the application 
site.  Therefore, if the Lime Grove Parcel obtains zoning approval for at least 90% of its 
maximum density, then a minimum of 20% or 46 residential units would need to be set 
aside for workforce housing, with 25% or 11 of the workforce housing units set aside for 
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persons with incomes between 65% to 105% of the median family income. The 
Empower Parcels would be required to set aside 141 residential units for workforce 
housing, and 35 of those units for persons with incomes between 65% to 105% of the 
median family income. Each of the owners would also be responsible for complying with 
the other provisions of the workforce housing condition. 

The condition with the proposed revision is generally consistent with the condition in the 
2007 Covenant, except in the event where both properties cumulatively attain zoning 
approvals for 90% or more of the maximum 940 units allowed while one of the property 
attains approval for less than the 90% thereby not triggering the need to provide the 20% 
workforce housing units for that parcel.  

It should be noted that the County’s Workforce Housing program currently defines 
workforce as households with incomes between 60% to 140% of the Area Median 
Income (AMI), compared to the 65% to 140% of Median Family Income requirement in 
the 2007 Covenant. To be consistent with the current program, the income limits in the 
Proffered Covenant should be updated to reflect the County’s current standards and 
definitions for workforce housing, as per the Workforce Housing Development Program.   

• Transit Improvements. This condition commits to coordinate with Miami-Dade County 
Transit to allow encroachments onto the property, as necessary, to provide for a bus 
pull-out bay and bus shelter. This covenant condition remains unchanged, except that 
the Proffered Covenant obligates each property owner to comply with the transit 
condition. The proffered condition is consistent with the 2007 Covenant.  

• Water Conservation Requirements. This condition requires residential dwelling units to 
satisfy the requirements necessary to achieve a "Florida Water Star” rating, in 
accordance with the "Florida Water Star Basic Qualification Checklist" (see Checklist 
Exhibit B in Appendix C on appendices page A-33 herein). The Proffered Covenant was 
amended to require each owner to comply with this condition. The proffered condition is 
consistent with the 2007 Covenant.  

It should be noted that since the acceptance of the 2007 Covenant, the County has 
adopted various water conservation requirements. Therefore, in addition to this 
condition, the applicants will need to comply with the water use efficiency techniques for 
indoor water use, with the County’s landscape standards, and with the sub-meter 
requirements for new multi-family developments, per sections 8-31 and 32-84, 18-A and 
18-B, and 8-A-381 of the Code of Miami-Dade County, respectively.  

• Water Treatment Capacity. The applicant proposes to eliminate this covenant condition 
contending it is no longer necessary. The 2007 Covenant restricts development to 299 
residential units until such time as the site can be connected to a water treatment plant 
with sufficient capacity to provide service to the development or until City of Florida City 
expands its water and sewer service area to include the site. 

The Miami-Dade County Water and Sewer Department (WASD) confirmed that this 
condition is no longer needed, noting that the application site is within WASD’s water 
and sewer service areas.  Both the South Dade Water Treatment System (WTP) and the 
South District Wastewater Treatment Plant (WWTP) have adequate treatment and water 
supply and disposal capacity to serve the site. As such, this condition may be released.  
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Improvements of SW 344 Street. This condition limits the issuance of certificates of 
occupancy in excess of 255 residential units until such time as the owner, at its expense, 
designs and constructs or causes the design and construction of SW 344 Street/SR 
9336 as a four-lane divided roadway from SW 182 Avenue to SW 192 Avenue, in 
accordance with specifications approved by the Florida Department of Transportation 
(FDOT). In lieu of requiring the design and construction of the roadway segment, the 
Proffered Covenant seeks to change the requirement to a proportionate share mitigation 
payment to Miami-Dade County for purposes of the roadway improvement.   

 The segment of SW 344 Street from SW 182 Avenue to SW 192 Avenue is a 
designated State Road (SR 9336/Palm Drive), and, as such, is not part of the roadway 
network subject to the Miami-Dade County’s proportionate share agreements. The 
County does not have the jurisdiction to make improvements to this or other State Road, 
nor does the County have a mechanism to collect and transfer proportionate share 
payments to the State for the improvement of SW 344 Street, as is proposed in the 
Proffered Covenant condition. Proportionate share payments made to the County to 
address traffic impacts from the proposed development on the impacted segment of SW 
344 Street would be utilized to implement approved County roadway improvements in 
the vicinity of the application site that would provide traffic relief to the SW 344 Street 
segment and not  targeted to the SW 344 Street segment as proposed in the 2007 
Covenant.  
 
The original condition requiring the applicants to improve or cause the improvement of 
SW 344 Street was included in the 2007 Covenant to address objections from the State 
Land Planning Agency (SLPA, formerly the Department of Community Affairs) to 
Application No. 14 of the April 2006 Cycle due to the application’s projected traffic 
impacts on SW 344 Street. In accordance with SLPA’s then recommendations to 
address its objections, Application No. 14 was adopted with the covenant condition that 
the improvement to SW 344 Street be included in the 2007 Covenant and memorialized 
through an amendment to the Capital Improvements Element of the CDMP, adding the 
roadway improvement as a developer funded project, at a cost of $4.25 million. The 
Land Use Plan map was also amended to depict the aforementioned segment of SW 
344 Street as a “Major Roadway”.  
 
Since the proposed 940-unit residential community has not been developed, the 
improvements to increase the capacity of SW 344 Street by widening it to a four-lane 
divided roadway have not been implemented. Today, SW 344 Street remains a 
congested 2-lane roadway that does not have adequate capacity available for additional 
vehicular traffic. To address the deficiency, FDOT has programmed a Transportation 
Planning project to address widening SW 344 Street (SR 9336) between SW 182 
Avenue and SW 192 Avenue with the Project Development and Environmental (PD&E) 
study phase scheduled to start in FY 2027 (FM No. 446363-1). This project is 
programmed in the Miami-Dade Transportation Planning Organization’s 2024 
Transportation Improvement Program (2024 TIP).  
 
Given that the 2007 Covenant condition requires mitigation of the projected traffic 
impacts on SW 344 Street from the proposed 940 residential unit development, that the 
roadway is currently congested, and that the proposed proportionate share mitigation 
payment cannot be used to improve the capacity of SW 344 Street, staff deems the 
proposed modification not consistent with the intent of the 2007 Covenant. FDOT’s 
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comments should be obtained as to the appropriate measure for mitigating the traffic 
impacts to SW 344 Street to inform any change to the current covenant condition.  
 

Though the majority of the conditions in the restated Proffered Covenant have been found 
generally consistent with the 2007 Covenant, staff has concerns with the proposed modification 
to the condition related to the improvements of SW 344 Street. To establish an appropriate 
mechanism for mitigating the traffic impacts to SW 344 Street, comments from the FDOT should 
be obtained. Staff also recommends that the maximum density condition include a commitment 
to comply with urban design principles to ensure compatibility with the adjacent estate 
residential area and agricultural uses. The workforce housing condition in the Proffered 
Covenant should also be revised to update the income limit to reflect the 60% to 140% of AMI 
income thresholds for workforce housing, consistent with the County’s Workforce Housing 
Program. 
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Documents related to the application, including third party correspondence, are available online at: 
 

• https://www.miamidade.gov/planning/cdmp-amendment-cycles.asp, or  
 
• https://energov.miamidade.gov/EnerGov_Prod/SelfService#/plan/011d9fa2-9de0-4cac-8142-

445dc0f7290c?tab=attachments 
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APPENDIX A 
 

Letter from Applicant Requesting to Revise the Application  
dated January 31, 2023 
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APPENDIX B 
 

Existing 2007 CDMP Declaration of Restrictions (2007 Covenant) 
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RECEIVED 3/20/23 
PLANNING DIVISION 
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APPENDIX C 
 

Revised Proffered Amended and Restated Covenant received March 20, 2023  
(Proffered Covenant)  
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APPENDIX E 
 

FDOT Letter Regarding Application No. 14 of the April 2006 Cycle 
dated January 17,2007 
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APPENDIX F 
 

Objections, Recommendations and Comments (ORC) Report dated April 6, 2007 
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