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October 2023 Cycle        Application No. CDMP20230020 
Revised and Replaced April  2024 

APPLICATION SUMMARY 

Applicant/Representative: Quail Roost Holdings, LLC / Ryan Baline, 
Ethan Wasserman, Nicole Wolfe, and David 
Butter, Esqs., Greenberg Traig, P.A.  

Location: Located on the northwest corner of SW 186 
Street and the South Dade Transitway, east of 
Homestead Avenue. 

Total Acreage: ±2.15 gross acres/±1.75 net acres 

Current Land Use Plan Map Designation: "Business and Office”  

Requested CDMP Changes: Release and delete the Declaration of 
Restrictions recorded in Official Records Book 
24734 Pages 3216 through 3222 in the Public 
Records of Miami-Dade County 

Amendment Type: Small-scale 

Existing Zoning District/Site Condition: Perrine Community Urban Center District 
(PECUC) / undeveloped  

RECOMMENDATIONS 

Staff: ADOPT (February 2024) 

Redland Community Council 14: BOARD CURRENTLY DOES NOT HAVE 
ENOUGH MEMBERS TO FORM QUORUM 

Planning Advisory Board  
Acting as the Local Planning Agency: ADOPT (April 1, 2024) 

Final Action by the Board of County 
Commissioners: TO BE DETERMINED (May 23, 2024) 

. 

Application No. CDMP20230020 
Quail Roost Holdings, LLC  

Commission District 9 (McGhee)       Community Council 14 

EXHIBIT 1
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Staff recommends to ADOPT the proposed small-scale amendment to the Comprehensive 
Development Master Plan (CDMP) to release and delete the existing Declaration of Restrictions 
(covenant) in the Restrictions Table in Appendix A of the CDMP Land Use Element, based on the 
following principal reasons.  

Principal Reasons for Recommendation: 

1. The application requests the release and deletion of a Declaration of Restrictions (the
2006 CDMP covenant) to facilitate greater flexibility in the financing and development of
the Quail Roost Transit Village project, an ±8.5-acre transit-oriented project that includes
the ±2.15-acre application site encumbered by the covenant, consistent with CDMP
Housing Element Objective HO-3 and Mass Transit Subelement Policy MT-5D. The
referenced objective and policy require the County to assist the private sector in providing
affordable housing and to promote increased affordable housing development in areas
served by mass transit, such as on the application site and the larger ±8.5-acre Quail
Roost Transit Village project site that abuts the South Dade Transitway. The ±8.5-acre
Quail Roost Transit Village project is a mixed use and mixed income transit-oriented
development that is to be built by the Applicant (Quail Roost Holdings, LLC) as authorized
by the Board through approval of a Master Ground Lease (Resolution Nos. R-169-18 and
R-1123-20) between the County (as landlord) and the Applicant (as tenant). The Transit
Village project, as required by the Master Ground Lease, will provide more affordable
and/or workforce housing units than required under the terms of the 2006 CDMP
covenant, as discussed below, and the requested covenant release and deletion would
facilitate the Transit Village development and thereby be consistent with the CDMP.

The 2006 CDMP covenant was accepted by the Board of County Commissioners (Board) 
in May 2006 upon adoption of Application No. 12 of the October 2005 Cycle of 
amendments to the CDMP (Ordinance No. 6-73) that changed the land use designation 
of the ±2.15-acre application site to Business and Office, allowing commercial and 
residential uses on the site. The 2006 CDMP covenant requires that 25% of the residential 
units developed be set aside for senior and/or affordable housing, or that a minimum 10% 
of the units be provided as workforce housing if no senior or affordable housing units are 
built on the site. Currently, the application site is zoned PECUC (Perrine Community Urban 
Center) and may be developed at a density up to 125 dwelling units per acre, with a 
maximum of 268 dwelling units. Thus, if developed to the maximum potential of 268 
residential units, the existing 2006 CDMP covenant would require 67 units to be set aside 
as affordable/senior housing units or 26 workforce housing units to comply with the 
covenant requirement. In comparison, the Quail Roost Transit Village project Master 
Ground Lease stipulates that of the 500 residential units be developed within the Quail 
Roost Transit Village project and that 450 units be affordable to households with incomes 
at or below 60% of the Area Median Income (AMI), with 80 of these 450 units specifically 
allocated for extremely low-income (ELI) households earning 33% or less of the AMI. 
Furthermore, the PECUC zoning regulations also require residential developments 
provide at least 12.5% of the units for workforce housing and per this requirement, a 
minimum of 33 units (12.5%) must be reserved for workforce housing, a greater workforce 
housing requirement than that of the 2006 CDMP covenant. Consequently, both the 
Master Ground Lease affordable housing and the PECUC workforce housing 
requirements exceed those of the 2006 CDMP covenant (see “Declaration of Restrictions” 
section on page 9).  

2. The release of the 2006 CDMP covenant, as requested in the application, would support
the Quail Roost Transit Village project, a transit oriented development on the application
site and abutting properties, consistent with several policies of the CDMP, including Land
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Use Element Policies LU-10A and LU-12E, Housing Element Objective HO-6 and Policies 
HO-6A and HO-6C, and Mass Transit Objective MT-2. These objectives and policies 
together call for the coordination of transit service and facilities with the location and 
intensity of designated future land use patterns and for the provision of affordable housing 
in locations of high accessibility to transit service. As outlined in the “Housing Market 
Assessment” section (page 11 herein), there is a need for affordable housing in this 
application area and the low and very-low-income households (households earning less 
than 80 percent of the Area Median Income (AMI), constitute 66.5 percent of all renter-
households within the area, reflecting incomes below $66,050. This highlights the need 
for housing, particularly below the 60 percent of AMI threshold.  

 
The development of the ±2.15-acre application site as part of the larger Quail Roost Transit 
Village development would provide affordable housing that is accessible to transit service. 
The site is located on the north side of SW 186 Street abutting the west side of the South 
Dade Transitway. There is a Metrobus stop located ±0.18 mile from the application site 
(less than a 5-minute walk) at the South Dade Transitway and SW 184 Street, within the 
Quail Roost Transit Village project, served by Metrobus Routes 31, 34, 35 and 38, with 
AM/PM peak hour headways ranging from 10-40 minutes. The Metrobus stop is being 
developed to be a Gold Bus Rapid Transit (BRT) station for the Transitway Corridor, 
planned for BRT service from Florida City to the Dadeland South Metrorail Station.  
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STAFF ANALYSIS 
 
Background 
The ±2.15 gross acre application site was the subject of approved Application No. 12 of the 
October 2005 Cycle, which was adopted by the Board of County Commissioners (Board) on May 
22, 2006 (the 2006 CDMP Amendment) through Ordinance No. 6-73. The 2006 CDMP 
Amendment redesignated the site on the County’s CDMP Adopted 2030 and 2040 Land Use Plan 
(LUP) map from “Industrial and Office” to “Business and Office” and was adopted with  acceptance 
of a proffered covenant (the 2006 Covenant) that required 25% of residential units built on the 
site to be set aside for senior housing and/or affordable housing, or 10% of the units to be 
workforce housing if affordable or senior housing was not developed. The 2006 CDMP 
Amendment allowed the application site to be developed for commercial uses, with residential 
units at a density of 60 dwelling units per gross acre for a total 129 dwelling residential units, or a 
mixed-use development. See “Appendix B: Existing 2006 CDMP Declaration of Restrictions” on 
Appendices Page 25. 
 
It should also be noted that the application site is in an area that was the subject of an Area 
Planning effort (the 2003 Perrine Charrette) that culminated in the Perrine Community Urban 
Center District (PECUC) District Regulations, adopted by the Board through Ordinance No. 06-
127. The PECUC regulations provide the regulatory framework for development and include a 
requirement that residential developments are to provide 12.5% of the units as workforce housing 
units. On October 18, 2007, the properties that were part of the planning effort were rezoned to 
PECUC through Resolution No. Z-52-07, including the subject property.  
 
In 2014, through the Department of Public Housing (PHCD) the County acquired several abutting 
parcels (totaling ±5.2 acres), including the ±2.15 gross acre application site (Special Warranty 
Deed recorded in the County’s Official Record Book 29067 pages 50-53; CFN 2014R0186563). 
Subsequently, on February 6, 2016, the Board adopted Resolution No. R-1151-16 that, among 
other things, authorized a competitive solicitation for the purpose of selecting a developer to 
design and build a mixed-use, mixed income transit-oriented development (the Quail Roost 
Transit Village) on ±8.5 acres of County owned land abutting the South Dade Transitway and the 
transit station at Eureka Drive (SW 184 Street). The Quail Roost Transit Village development 
includes the ±2.15-acre application site and four (4) adjacent parcels. The Board then adopted 
Resolution No. R-169-18 on February 21, 2018, awarding Atlantic Pacific Communities, LLC 
(APC) the rights to build the Quail Roost Transit Village and authorized the execution of a Ground 
Lease with APC’s subsidiary, Quail Roost Transit Village I, Ltd., to facilitate the application for 
low-income housing tax credits (LIHTC) for the development. Then on October 20, 2020, the 
Board adopted Resolution No. R-1123-20 approving the Amended And Restated Master Ground 
Lease with Quail Roost Holdings, LLC, (f/k/a Quail Roost Transit Village I, Ltd.) that requires 
development of at least 500 multi-family affordable housing residential units and up to 31,900 
square feet of commercial and retail uses within the Quail Roost Transit Village. The Master 
Ground Lease requires that 450 of the residential units be affordable to households with incomes 
at or less than 60% of the Area Median Income (AMI), and 80 of the units are to be for extremely 
low income (ELI) households with incomes at or less than 33% of the AMI. The Master Ground 
Lease also requires, as part of the Quail Roost Transit Village, transit-oriented facilities including 
a 261-space parking garage for exclusive use by transit patrons, covered walkway between the 
parking garage and the Transitway station, passenger shelter, and drop off/pick up areas. The 
application site, parcel No. 30-6005-001-0290, comprises one (1) parcel of the 5-parcel ±8.42 
acre “Quail Roost Transit Village” project. See “Appendix C: Amended and Restated Ground 
Lease, Quail Roost Transit Village, executed November 1, 2020” on Appendices Page 35. 
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The applicant is requesting release of the 2006 covenant noting that the covenant is no longer 
necessary since the Master Ground Lease requirements exceed those of the covenant. 
Furthermore, the applicant notes that since the application site became part of the Perrine 
Community Urban Center District (PECUC), the 12.5% workforce housing requirements for 
properties within the PECUC are greater than the 10% required by the 2005 CDMP covenant.  

Application Site 

Location 
The ±2.15 gross acre (±1.75 net acre) application site is located on the northwest corner of SW 
186 Street and the South Dade Transitway, east of Homestead Avenue. (see “Aerial Map” on 
page 4).    

Existing Land Use 
The application site currently contains the remnant asphalt pavement from the 1955 ±14,024 
square foot warehouse that was demolished (see “Existing Land Use” on page 5).  

CDMP Land Use Designation/Request 
The application site is designated “Business and Office” on the CDMP Adopted 2030 and 2040 
Land Use Plan (LUP) map. The “Business and Office” CDMP land use category allows the full 
range of sales and service activities that includes retail, wholesale, personal and professional 
services, commercial and professional offices, hotels, motels, hospitals, entertainment, cultural 
facilities and residential development. Residential uses are permitted in the Business and Office 
areas provided that the scale and intensity, including height and floor area ratio of the residential 
or mixed-use development, is not out of character with that of adjacent or adjoining development 
and zoning, and it provides a sensitive well-designed transition to any adjacent or adjoining 
residentially developed or designated areas of different development intensity.   

However, as was noted in the “Background” section above, the application site is within the 
Perrine Community Urban Center District and is subject to the PECUC and the Standard Urban 
Center District Regulations. The PECUC District Regulations designates the application site as 
Mixed-Use Corridor in the Core Sub-District, which allows up to 125 dwelling units per acre (see 
“Zoning Map” on page 6). Thus, the site can be developed with a maximum of 268 dwelling units. 

Declaration of Restrictions 
The existing 2006 Covenant requires 25% of residential units to be set aside for senior housing 
and/or affordable housing, or 10% workforce housing if the affordable or senior housing was not 
developed. If the site were to be developed with the 268 dwelling units, as permitted by the 
PECUC Mixed-Use Corridor zoning regulations, the covenant would require 67 units (25%) to be 
set aside for senior housing or housing affordable to households with incomes at or less than 60% 
AMI). In the alternative, if affordable or senior housing is not provided, the 2006 Covenant requires 
26 units (10%) to be set aside for workforce housing.  

In comparison to the 67 affordable/senior housing units required by the 2005 CDMP covenant, 
the Master Ground Lease requires development of 500 multi-family housing residential units 
across the Quail Roost Transit Village, of which 450 units are to be affordable to households with 
incomes at of less than 60% of Area Median Income (AMI), and 80 of these units be set aside for 
extremely low income (ELI) households with incomes at or less than 33% of the AMI. Furthermore, 
the PECUC regulations require at least 33 units (12.5%) to be set aside for workforce housing. 
As such, the Master Lease and the PECUC workforce housing regulations exceed the 
requirements of the 2006 Covenant.  
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Zoning History 
Miami-Dade County zoning districts were first created in 1938, and the application site was part 
of a larger ±10-acre parcel that included the parcels to the north and west between SW 184 Street 
and SW 186 Street, and west of the then FEC railway corridor and was utilized for tomato packing. 
On July 8, 1952, the ±10-acre parcel was rezoned through Board of County Commissioners 
Resolution No. 5142 from BU-2 Business District, Special and RU-2 Two-Family Residential 
District, 7,500 net square feet, to IU-1 Industrial District, light manufacturing. On October 19, 2017 
the application site, the parcels to the north and west comprising the later ±8.41 acre 5-parcel 
“Quail Roost Transit Village” was approved by the BCC through Resolution No. Z-26-17 for 
rezoning from Mixed Main Street to Mixed Use Corridor, and to increase density from 60 to 125 
units per acre to increase building height from 12 to 15 stories.  
 
Adjacent Land Use and Zoning 
 
Existing Land Uses 
Parcels immediately north and west (west side of Homestead Avenue) of the application site 
comprise the “Quail Roost Transit Village” project property (see “Background” section on page 8). 
Further west of the application site are a telecommunications facility and the Quail Roost Business 
Center that fronts onto SW 186 Street and contains real estate, mail supply and tax preparation 
offices, educational facilities, insurance office, automotive supplies store, and other commercial 
uses. Northwest of the application site and on the south side of SW 184 Street is a ±2.03 site 
under construction with the Bay Pointe Apartments, and on the north side of SW 184 Street are 
single-family residences. Further north of the application site and on the west side of the South 
Dade Transitway is the County’s West Perrine Health Center facility. Adjacent to the east of the 
application site is the South Dade Transitway, and further east along the north side of SW 186 
Street are a tool and construction supply business, pawn shop, Walgreens, and US-1. Southeast 
of the application site and on the south side of SW 186 Street, located within the Town of Cutler 
Bay, is an undeveloped parcel and a gas station, a Miami Subs and Pollo Tropical fast-food 
establishments, and Rooms to Go and City Furniture stores. South of the application site, on the 
south side of SW 186 Street and west of the South Dade Transitway is a Sky Zone facility and 
warehouses, and southwest of the application site is a U.S. Post Office facility (see “Existing Use” 
map on page 5). 
 
CDMP Land Designations 
North of the application site four of the Quail Roost Transit Village project parcels are designated 
“Business and Office.” West of the application site, the remaining Quail Roost Transit Village 
parcel and the ±2.03 parcel under construction to the northwest are designated “Medium Density 
Residential with One Density Increase (DI-1)”, which allows development at 25-60 residential 
units per gross acre, one density category higher than the underlying density if the development 
incorporates sound urban design principles. West of the application site, the Quail Roost Business 
Center businesses are designated “Industrial and Office”, which allows manufacturing operations, 
maintenance and repair facilities, warehouses, mini-warehouses, office buildings, wholesale 
showrooms and distribution centers. Northwest of the application site and north of SW 184 Street 
the single-family residences are designated “Low-Medium Density Residential” which allows 
residential dwelling units at a density of 6 to 13 units per gross acre. Further north of the 
application site and on the west side of the South Dade Transitway the County’s Health facility is 
designated “Business and Office,” as are the tool fastening business, pawn shop and Walgreens 
located further east. Southeast of the application site and on the south side of SW 186 Street, 
within the Town of Cutler Bay, the undeveloped parcel, gasoline station, fast-food establishments 
and furniture stores are depicted “Business and Office.” The previously mentioned properties, as 
located within the Town of Cutler Bay, are designated on the City’s LUP map as “Mixed Use.” The 
entire South Dade Transitway is designated “Transportation” which consists of the County’s 
existing and future transportation uses such as roadways, rapid transit corridors, railways and 
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major terminals as the County airports. South of the application site, on the south side of SW 186 
Street and east of the South Dade Transitway, the Sky Zone facility and warehouses are 
designated “Business and Office.” Southwest of the application site the U.S. Post Office is 
designated “Industrial and Office” which allows manufacturing operations, maintenance and 
repair facilities, warehouses, office buildings, wholesale showrooms and similar uses.    
 
Zoning 
The adjacent properties to the application site within unincorporated Miami-Dade County, with the 
exception of the pawn shop, are all located within the Perrine Community Urban Center (PECUC). 
Northwest of the application site, the ±2.03 site under construction, was approved under ASPR 
No. A2019000080 for 269 apartments and 3,688 sq. ft. of retail uses. The pawn shop, located 
northeast of the application site and east of the South Dade Transitway, is zoned BU-3, Business 
Districts, liberal. Southeast of the application site and located in the Town of Cutler Bay, the 
undeveloped parcel, gasoline station, fast-food establishments and furniture stores are zoned 
TRC, Transit Corridor (see “Zoning Map” on page xxx).   
 
Housing Market Assessment 

This application is requesting a release from the Declaration of Restrictions recorded in 2006, as 
it applies to the application site. This covenant requires that either: 25 percent of the units be 
developed for senior housing or affordable housing, or 10 percent of the units be developed as 
workforce housing affordable to households in the range of 65 to 140 percent of area median 
income (AMI) for Miami-Dade County. With the release of this declaration, development on the 
property would be governed by the ground lease held by the county.  

This ground lease requires the developer to create a mixed-income residential community, having 
a minimum 500 apartment units which will include:  

(a) 450 units for households earning, on average, less than or equal to 60% of AMI, 
adjusted for household size. 

(b) 80 of these 450 units are to be set aside for households earning less than or equal to 
33% of the Area Median Income for Miami-Dade County, extremely-low-income 
households. 

(c) 50 market rate units. 

Regarding these residential units, of the 500 units included in the Development Plan 
Improvements, 413 units will consist of one-bedroom, one-bath units; of at least 600 square feet. 
Fifty-eight units will be two-bedroom, two-bath units, at least 850 square feet in size, and 29 units 
will be three-bedroom, two-bath units, at least 1,040 square feet in size. The developer would be 
allowed to vary each element of this development program by up to 10 percent. 

The following market analysis evaluates the extent to which this change requested by the 
applicant meets Goal 1 of the CDMP Housing Element that states:: 

Ensure the provision of housing that will be affordable to all current and future Miami-Dade 
County residents, regardless of household type or income. 

 
The US Department of Housing and Urban Development estimates AMI for all counties. The 2023 
AMI for Miami-Dade County is $74,700. This number is derived from the median family income 
reported in the American Community Survey 2021, 1-year estimates for Miami-Dade County and 
adjusted for inflation and family size. The table below shows the income limits at various 
percentages of AMI.   
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The table below also shows the breakdown of all renter households in the market area of the 
application. The location is at the intersection of 3 Minor Statistical Areas (MSA) 5.8, 7.1 and 7.2 
so all three were included. Also shown are the maximum rent limits for each of the corresponding 
income ranges. Since over 80 percent of the units will be one-bedroom units, and one-bedroom 
units would most likely be occupied by families of two, the income values and rent limits reported 
here are for a typical family of two up to 120 percent of AMI. Finally, the table shows the prevailing 
asking rent from Costar analytical data within a five-mile radius of the application site.  

 

In this market area, 53.9 percent of all 2-person renter households earned less than 60 percent 
of AMI. The current market-asking rent, $1,474 per month, is nearly 26.9 percent higher than the 
rent limit for these very-low-income families. A one-bedroom unit would be limited to $1,548 per 
month for low-income households between 60 to 80 percent-of-AMI, 5.0 percent higher than the 
current market asking rent. 

Low and very-low-income families combined (earning less than 80 percent of AMI) accounted for 
66.5 percent of all renter-households in the market area. These are families earning less than 
$66,050. An additional 18.1 percent had moderate incomes, between 80 percent and 120 percent 
of AMI ($90,860). The total share of very-low, low, and moderate-income owner-households in 
the market area was 84.6 percent. This data illustrates the immediate need for housing that is 
more affordable at the low end of the workforce housing range, especially of the less than 60 
percent of AMI range.  

The table below illustrates the financial implications to the low-income households from this 
income distribution for whom there exists a housing affordability crisis. Data from HUD, the 2016-
2020 Consolidated Plan/CHAS data, identifies the extent to which households were cost 
burdened by income levels. A household is cost-burdened if they are spending more than 30 
percent of their income on housing costs, and severely cost-burdened if they are spending more 
than 50 percent on housing costs.  
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The CHAS data on cost burden does not perfectly match the workforce-housing ordinance 
thresholds of 60 percent and 140 percent of AMI. However, two-thirds (66.7 percent) of all 
households in the market area had incomes less than 80 percent of AMI. Almost one-third of 
these households were cost burdened (32.3 percent), and close to half, 43.0 percent were 
severely cost burdened, spending more than 50 percent of their incomes for rent. An additional 
11.9 percent of moderate-income households were cost burdened or severely cost burdened. The 
data illustrates the financial housing crisis in which low-income families in Miami-Dade County 
find themselves, where nearly two-thirds are cost burdened, even in a market area like this one 
where rents are more affordable than much of the county. In comparison, only 0.2 percent of 
renter households earning more than $99,120 were cost burdened and none were severely cost 
burdened. In the change requested by this application, the requirements of the lease with the 
county for the provision of affordable units for households with the greatest need, far exceed those 
set forth in the declaration of restrictions which would be released. 

Occupations and Incomes in Miami-Dade County 

Finally, the table below provides some examples of occupations and annual wages in the County 
for 2022. The list focuses primarily on working-class occupations with a particular emphasis on 
the tourism industry, which is vital to the local economy. The occupations are color-coded based 
on two incomes to match the income and rent limits from above. The median or typical annual 
wage for maids and housekeepers, essential for the hotel industry, is $29,300. School bus drivers 
have a median annual wage of $35,300. Bank tellers show up at $38,200 and auto mechanics at 
$49,900 per year. Even the trades, like plumbers and electricians require a second income to get 
out of the very-low-income band. Plumbers have a median income of $51,300 and electricians at 
$52,700. All of these earn less than the 60 percent of AMI threshold discussed above and could 
not afford market-rate asking rents around this application site without a second income.
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Consistency Review with CDMP Goals, Objectives, Policies, Concepts and Guidelines 
 
The following CDMP goals, objectives, policies, concepts, and guidelines would be furthered if 
the proposed text amendment is approved:  
 
Objective HO-3  Assist the private sector in providing affordable housing products in 

sufficient numbers for existing and future residents throughout the County 
by the year 2030 to extremely low, very low, low and moderate-income 
households, including workforce housing.  

 
Objective HO-6  Increase affordable housing opportunities for extremely low, very low, low, 

moderate-income households, including workforce housing options, within 
reasonable proximity to places of employment, mass transit and necessary 
public services in existing urbanized areas.  

 
Policy HO-2C  Foster a diversity of affordable housing types defined by the County's 

Comprehensive Development Master Plan to include single-family 
detached housing, single-family attached and duplex housing, multi-family 
housing and manufactured homes.  

 
Policy HO-3C  Provide administrative and technical support to non-profit housing 

development corporations to construct new housing either for sale or rent 
to extremely low, very low, low, and moderate-income persons, including 
workforce housing.  

 
Policy HO-6D  Miami-Dade County shall continue to identify sites adequate for workforce 

housing and promote the development of such sites according to the 
“Miami-Dade County Affordable Workforce Housing Plan, 2008 to 2015” 
adopted by Resolution No. R-746-08 on July 1, 2008 and adopted by 
reference in the CDMP.  

 
Policy HO-6E  Improve the administrative procedures and practices to preserve existing 

government-assisted affordable housing projects and work proactively with 
property owners to facilitate the renewal of soon-to-expire agreements. 
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APPENDIX A 
 

Amendment Application 
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November 1, 2020 (“BCC Master Lease)” 
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ACTIVE 696374346v1 

Ethan B. Wasserman, Esq. 
(305) 579-0784 

wassermane@gtlaw.com 

March 22, 2024 

VIA ELECTRONIC DELIVERY 

Ms. Noel Stillings, AICP, Principal Planner 
Planning Division, Metropolitan Planning Section 
Regulatory and Economic Resources Department  
111 N.W. 1st Street, 12th Floor  
Miami, FL 33128 

Re: Request for Extension of Time / Property Located at 10235 SW 186 Street, Miami-
Dade County Folio No.: 30-6005-001-0290 (the “Property”) / CDMP20230020 

Dear Ms. Stillings: 

We represent Quail Roost Holdings, LLC and its affiliates (the “Applicant”), in connection 
with Small-Scale Comprehensive Development Master Plan (CDMP) Amendment 
CDMP20230020 (the “Application”). The Application was originally set to be heard by the 
Miami-Dade County Planning Advisory Board (PAB) on March 1, 2024, but was subsequently 
deferred to the April 1, 2024 PAB hearing due to a lack of quorum.  As a result, we respectfully 
request an extension of time for the Application to be heard at the May 23, 2024 Board of County 
Commissioners meeting.  

As always, should you have any questions or require additional information, please do not 
hesitate to contact me at (305) 579-0784.  

Sincerely, 

GREENBERG TRAURIG 

Ethan B. Wasserman, Esq. 

RER - Planning Division 
Recd. March 22 2024
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RESOLUTION NO. 24-4 

RESOLUTION OF THE MIAMI-DADE COUNTY PLANNING 
ADVISORY BOARD ACTING AS THE LOCAL PLANNING 
AGENCY ISSUING RECOMMENDATIONS TO THE BOARD 
OF COUNTY COMMISSIONERS REGARDING FINAL 
DISPOSITION OF OCTOBER 2023 CYCLE SMALL-SCALE 
APPLICATION NOS. CDMP20230020, CDMP20230023 AND 
CDMP20230024 TO AMEND THE COMPREHENSIVE 
DEVELOPMENT MASTER PLAN

WHEREAS, pursuant to chapter 163, Part II, Florida Statutes, the Miami-Dade Board of 

County Commissioners (“Board”) adopted the Miami-Dade County Comprehensive Development 

Master Plan (“CDMP”) in 1988; and 

WHEREAS, the Board has provided procedures, codified as section 2-116.1 of the Code 

of Miami-Dade County, Florida, to amend, modify, add to, or change the CDMP; and 

WHEREAS, Miami-Dade County's procedures reflect and comply with the procedures for 

adopting or amending local comprehensive plans as set forth in chapter 163, Part II, Florida 

Statutes, including the process for adoption of small-scale comprehensive plan amendments 

(“small-scale amendments”) set forth in section 163.3187, Florida Statutes; and 

WHEREAS, applications to amend the CDMP may be filed with the Planning Division of 

the Department of Regulatory and Economic Resources (“Department”) by private parties or by 

the County; and 

WHEREAS, Miami-Dade County's procedures classify applications as either standard or 

small-scale amendment applications, set forth the processes for adoption of small scale and 

standard amendments, and require any application seeking adoption as a small-scale amendment 

to clearly state such request in the application; and  
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Local Planning Agency 
April 1, 2024 

Page 2 

WHEREAS, Miami-Dade County's procedures provide that applications may be filed for 

processing in the January, May, or October CDMP amendment cycles or filed at any time for out-

of-cycle processing; and 

WHEREAS, Application Nos. CDMP20230020, CDMP20230023 and CDMP20230024 

were filed by private parties in the October 2023 Cycle of Applications to amend the CDMP 

(“October 2023 Cycle Applications”) and are contained in a document titled: “October 2023 Cycle 

Applications to Amend the Comprehensive Development Master Plan,”, dated November 2023, 

and kept on file with and available upon request from the Department; and 

WHEREAS, Application Nos. CDMP20230020, CDMP20230023 and CDMP20230024 

are eligible and have requested adoption as small-scale amendments; and 

WHEREAS, as required by section 2-116.1, Code of Miami-Dade County, the Department 

issued its initial recommendation addressing Application Nos. CDMP20230020, CDMP20230023 

and CDMP20230024 in a report titled: “Initial Recommendation to Amend the Comprehensive 

Development Master Plan,” dated February 2024 for Application No. CDMP20230020 and March 

2024 for Application Nos. CDMP20230023 and CDMP20230024, respectively, and kept on file 

with and available upon request from the Department; and 

WHEREAS, Application Nos. CDMP20230023 and CDMP20230024 have requested to 

be processed concurrently with Zoning Application Nos. Z202300445 and Z2023000438, 

respectively; and 

   WHEREAS, section 2-116.1(3)(h), requires the Board of County Commissioners to hold 

a public hearing within 180 calendar days after the Application filing period unless a greater time 

is deemed necessary by the Board of County Commissioners, or the Department Director extends 

the time at the applicant’s request prior to the earliest deadline for the publication of required 

public hearing notices; and  
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WHEREAS, the applicants for Application Nos. CDMP20230020, CDMP20230023 and 

CDMP20230024 requested deferrals of the Board of County Commissioners' public hearing on 

the Applications by letters dated March 22, 2024, March 25, 2024 and March 12, 2024, 

respectively, and the Director approved the requested extensions; and 

WHEREAS, in accordance with the applicable County procedures, the directly affected 

community councils were scheduled to conduct optional public hearings on the applications but 

did not have enough members to form a quorum to conduct the public hearing and therefore did 

not issue recommendations on the referenced Applications; and  

 WHEREAS, the Planning Advisory Board, acting as the Local Planning Agency, held a 

public hearing on Application No. CDMP20230020 at its March 4, 2024 meeting, but did not 

achieve quorum, and the hearing was rescheduled for April 1, 2024; and 

WHEREAS, the Planning Advisory Board has acted in accord with the referenced State 

and County procedures and has conducted a duly noticed public hearing on April 1, 2024 for 

Application Nos. CDMP20230020, CDMP20230023 and CDMP20230024 and issued a 

recommendation for the disposition of the Application; and 

NOW, THEREFORE, BE IT RESOLVED BY THE MIAMI-DADE COUNTY 

PLANNING ADVISORY BOARD ACTING AS THE LOCAL PLANNING AGENCY:  

This Agency hereby makes the following recommendations to the Commission regarding 

the adoption of small-scale Land Use Plan map application Nos. CDMP20230020, 

CDMP20230023 and CDMP20230024 and recommendation regarding subsequent final action by 

the Commission. 
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Application  
Number 

Applicant/Representative 
Location (Size) 
Requested Small-Scale Amendment to the CDMP 

• Recommended
Action on Small-
Scale Amendment

CDMP 
20230020  

Quail Roost Holdings, LLC / Ryan Baline, Ethan 
Wasserman, Nicole Wolfe, and David Butter, Esqs., 
Greenberg Traig, P.A. / Located on the northeast corner 
of SW 186 Street and between and South Dade 
Transitway and Homestead Avenue / ±2.15 gross/ ±1.75 
net acres. 
Requested Amendment to the CDMP: 
Release the Declaration of Restrictions recorded in 
Official Records Book 24734, Pages 3216 through 
3222 in the Public Records of Miami-Dade County  

Small-scale Amendment 

Adopt 

The motion to Adopt was moved by Board Member Huembes. Board Member Losner seconded 
the motion. The motion passed 8 to 0 as follows: 

Carla Ascencio-Savola Absent William McRea Absent 
Lynette Cardoch  Yes Michael Montiel Absent 
Carlos Diaz-Padron Yes J. Wil Morris Absent 
Eric Fresco Yes William Riley Yes 
Seth Gadinsky  Absent Daniel Rogers Absent 
Horacio C. Huembes Yes Mikhaile Solomon Absent 
Max Losner  Yes 

Frank Lago, Vice Chair, Yes 
Ernie Thomas, Chair, Yes 
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Application  
Number 

Applicant/Representative 
Location (Size) 
Requested Small-Scale Amendment to the CDMP 

• Recommended 
Action on Small-
Scale Amendment 

CDMP 
20230023  

 

South Dixie 29 LLC and South Dixie Land, LLC / Hugo 
P Arza, Esq. & Miriam Soler Ramos Esq., Holland & 
Knight, LLP/ South of SW 280 Street, between SW 157 
Ave and the South Dade Transitway / ±17.58 Gross 
Acres/ ±15.00 Net Acres 
Requested Amendment to the CDMP 
1. Redesignate the application site on the LUP map: 

 
From:  "Estate Density Residential" (1 to 2.5 

dwelling units per gross acre) 
To:  “Medium Density Residential with One (1) 

Density Increase” 
2. Add the proffered Declaration of Restrictions in the 

Restrictions Table in Appendix A of the CDMP 
Land Use Element, if accepted by the Board of 
County Commissioners 

 
Pursuant to Section 2-116.1 of the Code of Miami-
Dade County, this application is being processed 
concurrently with Zoning Application No. 
Z202300445. 
 
Small-Scale Amendment 

Adopt with 
acceptance of the 

proffered 
Declaration of 

Restrictions, as per 
Staff 

Recommendation 

 

The motion to Adopt with acceptance of the proffered Declaration of Restrictions, as per Staff 
Recommendation, was moved by Board Member Huembes. Board Member McRea seconded the 
motion. The motion passed 8 to 1 as follows: 
 

Carla Ascencio-Savola Absent William McRea Yes 
Lynette Cardoch  Yes Michael Montiel Absent 
Carlos Diaz-Padron Yes J. Wil Morris  Absent 
Eric Fresco Yes William Riley Yes 
Seth Gadinsky  Absent Daniel Rogers Absent 
Horacio C. Huembes Yes Mikhaile Solomon  Absent 
Max Losner  No   

 
Frank Lago, Vice Chair, Yes 

Ernie Thomas, Chair, Yes 
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Application  
Number 

Applicant/Representative 
Location (Size) 
Requested Small-Scale Amendment to the CDMP 

• Recommended 
Action on Small-
Scale Amendment 

CDMP 
20230024  

 

Lennar Homes, LLC (Rancho Grande) / Hugo P. Arza, 
Esq., Amanda M. Naldjieff, Esq., Holland & Knight 
LLP / South side of SW 312 Street between SW 187 
Avenue and SW 189 Avenue / ±21.34 Gross Acres / 
±21.13 Net Acres 
Requested Amendment to the CDMP 
1. Redesignate the application site on the LUP map: 
 

    From: “Low Density Residential” (2.5 to 6 dwelling 
                 units per gross acre) 
     To:   “Low Density Residential with One Density 
                 Increase (DI-1)” (6 to 13 Dwelling Units per 
                Gross Acre with urban design) 
2. Add the proffered Declaration of Restrictions in the 

Restrictions Table in Appendix A of the CDMP 
Land Use Element, if accepted by the Board of 
County Commissioners 

Pursuant to Section 2-116.1 of the Code of Miami-
Dade County, this application is being processed 
concurrently with Zoning Application No. 
Z202300438. 
 
Small-scale Amendment 

Adopt with 
acceptance of the 

proffered 
Declaration of 

Restrictions, and 
with the condition 
that the applicant 

include a 
commitment in their 
covenant to pay any 
proportionate share 
mitigation required 

for roadway 
improvements. 

 

The motion to Adopt with acceptance of the proffered Declaration of Restrictions, and with the 
condition that the applicant include a commitment in their covenant to pay any proportionate share 
mitigation required for roadway improvements, was moved by Board Member Diaz Padron. Board 
Member Lago seconded the motion. The motion passed 8 to 1 as follows: 
 

Carla Ascencio-Savola Absent William McRea Yes 
Lynette Cardoch  Yes Michael Montiel Absent 
Carlos Diaz-Padron Yes J. Wil Morris  Absent 
Eric Fresco Yes William Riley Yes 
Seth Gadinsky  Absent Daniel Rogers Absent 
Horacio C. Huembes Yes Mikhaile Solomon  Absent 
Max Losner  No   

 
Frank Lago, Vice Chair, Yes 

Ernie Thomas, Chair, Yes 
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The motion to adopt the foregoing resolution was moved by Board Member Losner. Board 
Member McRea seconded the motion. The motion passed 9 to 0 as follows: 
 

Carla Ascencio-Savola Absent William McRea Yes 
Lynette Cardoch  Yes Michael Montiel Absent 
Carlos Diaz-Padron Yes J. Wil Morris  Absent 
Eric Fresco Yes William Riley Yes 
Seth Gadinsky  Absent Daniel Rogers Absent 
Horacio C. Huembes Yes Mikhaile Solomon  Absent 
Max Losner  Yes   

 
Frank Lago, Vice Chair, Yes 

Ernie Thomas, Chair, Yes 
 

 
The above actions were taken by the Planning Advisory Board, acting as the Local 

Planning Agency, at its public hearing on April 1, 2024, and are certified correct by Lourdes 
Gomez, Executive Secretary to the Planning Advisory Board. 
 
 

 
 
Lourdes Gomez, AICP, Director 
Department of Regulatory and Economic 

Resources 
 
 

for
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MINUTES 
Miami-Dade County Planning Advisory Board 

Acting As the Local Planning Agency  
Public Hearing on the May 2023 Cycle Application No. CDMP20230018; 

October 2023 Cycle Application Nos. CDMP20230020, CDMP20230023 and CDMP20230024; 
2023 Out-of-Cycle Application No. CDMP20230021; 

 and 2024 Out-of-Cycle Application No. CDMP20240004  
To Amend the Comprehensive Development Master Plan 

In-Person Hearing 
 

April 1, 2024, 10:00 AM 
 

Planning Advisory Board Members 
 

Carla Ascencio-Savola Absent William McRea Yes* 
Lynette Cardoch  Yes Michael Montiel Absent 
Carlos Diaz-Padron Yes J. Wil Morris  Absent 
Eric Fresco Yes William Riley Yes 
Seth Gadinsky  Absent Daniel Rogers Absent 
Horacio C. Huembes Yes Mikhaile Solomon  Absent 
Max Losner  Yes   

 
Frank Lago, Vice Chair, Yes  

Ernie Thomas, Chair, Yes 
 
 Nathaly Simon, Miami-Dade Public Schools (non-voting), Absent 
 Larry Ventura, Homestead Air Reserve Base (non-voting), Present  
 
 * Present after roll call 
 
Department of Regulatory and Economic Resources (RER) Staff Present 

 
Planning Division 
Jerry Bell, Assistant Director, Planning Division  
Garett Rowe, Chief, Metropolitan Planning Section, Planning Division  
Manny Armada, Chief, Planning Research Section, Planning Division 
Robert Hesler, Planning Section Supervisor, Planning Research Section, Planning 
   Division 
Rosa Davis, Planning Section Supervisor, Metropolitan Planning 
Vinod Sandasamy, Transportation Section Supervisor, Metropolitan Planning  
Glenn Amoruso, Planning Development Manager 
Alex Dambach, Planning Development Manager 
Mark Dorsey, Principal Planner, Metropolitan Planning 
Noel Stillings, Principal Planner, Metropolitan Planning 
Rommel Vargas, Senior Planner, Metropolitan Planning 
Ivo Rondinoni, Senior Planner, Metropolitan Planning 
Juan Flores, Senior Planner, Metropolitan Planning 
Abby Diaz, Administrative Secretary, Metropolitcan Planning 
 

Other County Staff Present 
Lauren Morse, Assistant County Attorney, County Attorney’s Office 
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Christine Velazquez, Assistant Division Chief, Code Coordination & Environmental 
   Initiatives Division, Department of Environmental Resources Management  
Ninfa Rincon, Assistant Division Chief, Code Coordination & Environmental 
   Initiatives Division, Department of Environmental Resources Management  
Francisco Arbelaez, Principal Planner, Miami Dade Transit Division, Department of 
   Transportation and Public Works  
Carlos Lopez, Park Planner II, Miami-Dade County Parks, Recreation and Open 
   Spaces Department 

 
CALL TO ORDER AND OPENING STATEMENTS  
 
The Planning Advisory Board (PAB) public hearing was opened at 10:08 AM by PAB Chair 
Thomas, who introduced himself and following the Pledge of Allegiance, asked Staff to conduct a 
roll call. Ms. Noel Stillings, Principal Planner, conducted a roll call and determined there was a 
quorum as 8 members were present. 
 

PAB Chair’s Introductory Remarks, Chair’s Report  
 
Following the Pledge of Allegiance, Chair Thomas reviewed the procedures and purpose of the 
public hearing and welcomed the public to the hearing addressing the six applications to amend 
the Comprehensive Development Master Plan (CDMP) on the agenda. Chair Thomas took a 
moment to express his deepest sympathies to longstanding Board member Riley, whose wife of 
59 years recently passed away.  
 
Opening Statement by County Staff  
 
Mr. Garett Rowe, Chief of Metropolitan Planning, introduced himself as well as Mr. Jerry Bell, 
Assistant Director, and Ms. Lauren Morse of the County Attorney’s Office and called for Mr. 
Rommel Vargas to present the first CDMP application.  
 
MAY 2023 CYCLE APPLICATION 
 
 Application No. CDMP20230018  
 
Mr. Rommel Vargas, Senior Planner, presented that the application is a ±4.38-gross acre site 
located at the northwest corner of the intersection of SW 192 Street and SW 177 Avenue (Krome 
Avenue), noting that the site is outside the Urban Development Boundary (UDB). He stated that 
the eastern portion of the application site [±2.79 acres] is currently developed with various retail 
and commercial uses and that the western portion, which is designated “Agriculture” on the CDMP 
Adopted Land Use Plan (LUP) map, is being used for parking vehicles. He described the area 
surrounding the site as characterized by agriculture related uses such as plant nurseries, row and 
field croplands, and rural residences. He added that there is a mobile home park to the south of 
the site.  
 
Mr. Vargas stated that the applicant requests that the entire application site to be redesignated to 
“Business and Office” with acceptance of the proffered Declaration of Restrictions (covenant) 
which commits to 1) construct buildings to include design elements of Florida vernacular style 
architecture, 2) develop a grocery store on the site, which shall not exceed 18,000 square feet, 
3) develop a restaurant on the site that shall provide menu options that include products farmed 
or raised from the agricultural area, 4) prohibit liquor stores and all mechanical repair uses, 
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including tire repair, and 5) develop a non-grocery commercial store that shall be limited to 
neighborhood serving uses not exceed 20,260 square feet in total.  
 
Mr. Vargas explained that Staff is recommending denial of the application highlighting that 
approval of the application would facilitate the unwarranted expansion of commercial 
development in the area and encourage the unwarranted expansion of urban development onto 
land designated for agriculture outside the UDB. He also noted that in Minor Statistical Area (MSA) 
7.2, where the site is located, there is adequate commercial land with the capacity to 
accommodate projected growth beyond the year 2040, that there are two designated activity 
nodes along Krome Avenue within ±0.5 and ±2.41 miles from the application site. Mr. Vargas 
concluded that approval of the application would encourage the proliferation of urban sprawl in 
the area. 
 
Mr. Ben Fernandez, legal representative for the applicant, during his presentation of the proposed 
development on the site, submitted over 200 letters of support for the application from the local 
neighbors. He mentioned that the application site is in a remote location, far from the urban area. 
He added that the proposed businesses that would be on the site would serve the local neighbors 
in the Agriculture area. Mr. Fernandez noted that a portion of the property is currently zoned for 
commercial use and that it was zoned for commercial prior to the adoption of the CDMP. He 
explained that there is illegal parking on the site and that redevelopment of the site would correct 
that issue. Mr. Fernandez explained the commitments in the proffered covenant including the 
commitment to develop the proposed project with vernacular style architecture. He noted that 
south of the application site is a mobile home park [Americana Village] developed with 
approximately 525 units that would be served by the proposed development, the increase in rural 
residences in the general vicinity of the application site as well as the Cottage Grove mobile home 
park at SW 171 Avenue and SW 200 Street, consisting of 349 units currently being redeveloped. 
He noted that the number of residential dwellings has increased since the 1980s within ±2.2 miles 
of the application site and that the increase in residential development in the area creates the 
need for the proposed retail uses.  
 
Two members of the public spoke against the application noting the lack of public infrastructure 
to serve the application site, the need to preserve agricultural land in the area, and the increase 
of traffic that the proposed development would generate.  
 
Following the public comments, PAB members discussed the application. One Board member 
stated that there were more than 200 letters in support of the application submitted by the 
applicant, but there were no persons present at the hearing in favor of the application.  
 
The motion to Adopt with acceptance of the proffered Declaration of Restrictions was moved by 
Board Member Losner. Board Member Diaz Padron seconded the motion. The motion passed 6 
to 2 as follows: 
 

Carla Ascencio-Savola Absent  William McRea Absent 
Lynette Cardoch  No Michael Montiel Absent  
Carlos Diaz-Padron Yes J. Wil Morris  Absent  
Eric Fresco No William Riley Yes 
Seth Gadinsky  Absent  Daniel Rogers Absent  
Horacio C. Huembes Yes Mikhaile Solomon  Absent  
Max Losner  Yes   

Frank Lago, Vice Chair, Yes 
Ernie Thomas, Chair, Yes  
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OCTOBER 2023 CYCLE APPLICATIONS 
 
Mr. Garett Rowe introduced Ms. Noel Stillings to deliver the Staff presentation for CDMP20230020 
and advised the PAB members to be aware that there is a new process starting this year for online 
filing of their financial disclosures and that Staff will follow up with the PAB members.  
 
 Application No. CDMP20230020 
 
Ms. Noel Stillings, Principal Planner, explained that this application requests the release of a 
CDMP Declaration of Restrictions (covenant), that the applicant is Quail Roost Holdings, LLC, 
and the owner of the property and subject of the covenant is the County’s Public Housing and 
Community Development Department. She noted the application site is ±2.15 gross acres (±1.75 
net acres) located on the northwest corner of SW 186 Street and the South Dade Transitway. Ms. 
Stillings further explained that the site was approved in 2006 for a land use change from “Industrial 
and Office” to its current “Business and Office” designation with acceptance of the covenant 
(“2006 CDMP covenant”) which the applicant is now requesting to release. She outlined the site 
can currently be developed with up to 268 units and the 2006 CDMP covenant requires that 25% 
of any residential units built on the site (67 units) are to be senior and/or affordable housing units, 
or alternatively if senior or affordable housing units are not provided, then a minimum of 10% of 
the units (26 units) are to be provided as workforce housing units.  
 
Ms. Stillings explained that the site is part of the larger ±8.5-acre “Quail Roost Transit Village 
Project” under a Master Lease agreement, between the applicant and the County, which stipulates 
that within the larger ±8.5-acre site, 500 residential units must be developed and 450 of those 
units are to be affordable to households with incomes at or below 60% of the County’s Area 
Median Income (AMI). She also noted that of the 450 units, 80 units are to be affordable to 
households with incomes at or below 33% of AMI. Ms. Stillings explained that the Master Lease 
includes affordable housing terms that exceed those of the 2006 CDMP covenant, and that the 
Staff recommendation was to Adopt the application. She added that the application site was less 
than a 5-minute walk from the future Bus Rapid Transit station at SW 184 Street and the 
Transitway. 
 
One Board member questioned why this application was not presented together with the Master 
Lease agreement. Mr. Rowe explained that the Master Lease agreement between the applicant 
and the County was approved by the Board of County Commissioners outside of the CDMP 
amendment process, noted that the Master Lease can operate with the existing 2006 CDMP 
covenant. He further noted that the Master Lease requires more affordable housing units than 
required by the 2006 CDMP covenant and that the requested covenant release would allow the 
applicant greater flexibility in their financing options for the project.  
 
Ms. Nicole Wolfe, the applicant’s legal representative, explained the 2006 CDMP covenant is on 
a portion of the larger development site, in which the applicant has a leasehold interest. Ms. Wolfe 
reviewed details of the Master Lease, which was executed in 2018 after the applicant was 
awarded a bid from the County to construct a mixed income, mixed use development. Ms. Wolfe 
compared the 2006 CDMP covenant requirements, the workforce housing requirements under 
the Zoning code requirements, and the Master Lease covering the larger ±8.5-acre development. 
She identified the parcel north of the application site as Phase II of the overall project under the 
Master Lease agreement and noted that parcel is approved for a 126-unit affordable elderly 
housing project. Ms. Wolfe stated the Master Lease and the Zoning regulations have more 
stringent affordable and workforce housing requirements than in the 2006 CDMP covenant.   
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Chair Thomas opened up the public hearing, no member of the public spoke on the application, 
and Chair Thomas then closed the public hearing.  
 
The motion to Adopt was moved by Board Member Huembes. Board Member Losner seconded 
the motion. The motion passed 8 to 0 as follows: 
 

Carla Ascencio-Savola Absent William McRea Absent 
Lynette Cardoch  Yes Michael Montiel Absent 
Carlos Diaz-Padron Yes J. Wil Morris  Absent 
Eric Fresco Yes William Riley Yes 
Seth Gadinsky  Absent Daniel Rogers Absent 
Horacio C. Huembes Yes Mikhaile Solomon  Absent 
Max Losner  Yes   

 
Frank Lago, Vice Chair, Yes  

Ernie Thomas, Chair, Yes 
 
 Application No. CDMP20230023 
 
Ms. Rosa Davis, Planning Section Supervisor, explained that Application No. CDMP20230023 
was filed by South Dixie 29, LLC, and South Dixie Land, LLC, requesting a change in land use 
designation for the ±17.58 gross acre application site from “Estate Density Residential” to 
“Medium Density Residential with One Density Increase (DI-1)”. She noted the site is adjacent to 
and within ¼-mile of the Transitway, one of the SMART Plan corridors where mixed-use 
development is allowed at up to 60 units per acre and that across from the application site is the 
Leisure City community urban center that allows up to 125 units per acre in its core that is 
proximate to the application site. She noted the change in designation would allow up to 1,054 
multifamily residential units on the site at a density of 60 units per acre, if sound urban design 
principles are incorporated into the project’s design, where 44 single family detached dwelling 
units would are allowed under the site’s current land use designation. She also noted that if urban 
design principles are not incorporated, then development of the site would be limited to a 
maximum of 439 units at a density of 25 units to the acre. Ms. Davis noted the applicant proffered 
a CDMP covenant limiting the proposed development to 600 residential units (a density of 34 
units per acre), committing to provide Workforce Housing through the zoning process, and 
acknowledging the requirement to connect to water and sewer including if needed a private pump 
station. She noted the CDMP Application is being processed concurrently with a separate but 
related zoning application (Z202300445) seeking approval for 600 units while proffering 12.5% of 
the units as workforce housing, among other things. She highlighted the staff recommendation is 
to Adopt with acceptance of the proffered covenant citing the site is primarily vacant and promotes 
infill development next to and at a density is consistent with that allowed along the Transitway 
and the adjacent Leisure City urban center, that public services and facilities generally have 
adequate capacity to serve the site. However, she mentioned SW 167 Avenue is projected to 
operate in violation of its adopted level of service standard both with and without the project and 
that the project does not have a significant impact on the roadway, that schools in its preliminary 
analysis found there is not adequate capacity at the elementary and high school levels, but the 
final capacity determination will be done at the time of platting. She noted that the Biscayne Shore 
Community Council did not have enough members to form a quorum and thereby could not hear 
the application.  
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Hugo Arza, legal representative of the applicant, restated details of the site, its location west of 
the Transitway, Harriet Tubman Highway and the SMART Plan Corridor, and the land use 
designation change request. He noted the ongoing concerns about insufficient supply of 
affordable housing stating that the application is providing for more housing, including workforce 
housing, consistent with several policies of the CDMP. He also discussed the preliminary schools 
capacity deficiency finding and the sewer pump station deficiencies that those issues will be 
adequately and appropriately addressed later in the development process, as well as the failing 
roadway that is over ten blocks from the site and not significantly impacted by the project. Mr. 
Arza reiterated the site is within the SMART Plan corridor, proposes workforce housing along the 
corridor, noting that the proposed development is 454 units less than the maximum allowed under 
the CDMP provisions for properties along the Transitway corridor and that a transit station is 250 
feet from the site. He explained that the application furthers county policies for increased density 
along the Transitway to enhance transit ridership to support the significant investments being 
made in the Transitway infrastructure as well as supporting County efforts to secure federal 
funding for the corridor.  Mr. Arza summed up the provisions of the proffered covenant including 
the density limitation to a maximum 600 dwelling units, the commitments to providing workforce 
housing and to utilize sound urban design principles in the project’s design, and acknowledgment 
of “feasible distance” covenants submitted with the concurrent Zoning Application No. 
Z2023000445 that required connection to water and sewer and provision of a private pump station 
if required by the proposed development. He concluded by noting the County agencies reviewed 
the application and had no objections, that staff recommends adoption with the proffered 
covenant, highlighted the applicant’s neighborhood outreach efforts, that the density proposed is 
lower than the maximum allowed along the Transitway corridor, and urged the Board to 
recommend adoption of the application with acceptance of the proffered covenant as 
recommended by staff.   
 
Chair Thomas opened the public hearing for comments and three members of the public spoke 
in opposition to the application. Residents discussed how this application had been submitted 
before for the same high-rise apartments less than 3 years ago and was rejected by the Board of 
County Commissioners, stating the proposed structures do not fit in the estate density and 
agriculture area, that there is an existing covenant restricting the site to 29 single family units. 
Residents outlined there are more factors than proximity to the Transitway that are to be 
considered, such as the neighborhood character, traffic impacts on the limited roadway network, 
and the quality of life in the single-family neighborhood, stating the height of the proposed 
development does not fit and that the 700 plus parking spaces being provided is less than 
required.  
 
In his rebuttal, Mr. Arza noted the residents spoke to a zoning covenant that had the sole purpose 
of limiting the zoning to the maximum density of the CDMP land use and provided no benefit to 
the community. He stated circumstances have changed since the zoning application from three 
years ago that the residents mentioned, including the need for housing, that the application is 
consistent with the CDMP as noted by staff and urged a recommendation of approval.       
 
Chair Thomas closed the public hearing and opened the Board discussion. Board members 
questioned whether the residents should rely on the zoning covenant and if the application came 
before the PAB and BCC before as represented by the residents. Mr. Rowe responded that 
covenant is zoning covenant limiting development on the site to the density allowed by the CDMP, 
noting that zoning approvals cannot exceed the maximum density allowed by the CDMP and 
covenants are a means of ensuring this when the zoning category do not align with the CDMP 
density maximum. He further noted that circumstances change and the CDMP policies have 
changed encouraging higher density development within the SMART Plan corridors including the 
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area where the application is located. Board members also questioned if a mixed-use building on 
the site could be six (6) stories in height. Mr. Rowe explained that it depends on the zoning 
category approved for the site as each category has set of criteria including height limits and 
pointed out that the CDMP does not prescribe height limitations for mixed-use developments but 
requires compatibility with the surrounding areas, which can be achieved in different ways, 
including height limitations, and the tapering of buildings as you approach adjacent single family, 
building setbacks and buffering. Board members also sought further clarification of the mixed-use 
development allowed and the location of bus stops in relation to the site and Mr. Arza went over 
the allowance, noted the applicant is not seeking to build mixed-use but an all-residential project 
and provided the distance to the nearest bus stops. Board members questioned the roadway level 
of service and if the traffic impact of less than five percent of the roadway capacity volume 
accounts for transit ridership. Mr. Rowe noted the Transitway is adjacent to the site and the hope 
is for a greater share of the residents of the development to utilize transit and that the five percent 
impact threshold is specific to the traffic study in determining when traffic impacts are to be 
mitigated. Board members made further comments on the zoning issues and mixed-use 
allowances.   
 
The motion to Adopt with acceptance of the proffered Declaration of Restrictions, as per Staff 
recommendation, was moved by Board Member Huembes. Board Member McRea seconded the 
motion. The motion passed 8 to 1 as follows: 
 

Carla Ascencio-Savola Absent William McRea Yes 
Lynette Cardoch  Yes Michael Montiel Absent 
Carlos Diaz-Padron Yes J. Wil Morris  Absent 
Eric Fresco Yes William Riley Yes 
Seth Gadinsky  Absent Daniel Rogers Absent 
Horacio C. Huembes Yes Mikhaile Solomon  Absent 
Max Losner  No   

 
Frank Lago, Vice Chair, Yes 

Ernie Thomas, Chair, Yes 
 
 Application No. CDMP20230024 
 
Mr. Mark Dorsey, Principal Planner, noted that the Applicant submitted a revised Declaration of 
Restrictions (covenant) on Friday, March 29, 2024, committing to reduce the number of units from 
277 to 150 units but that staff had not had time to analyze the revised impacts on services, 
particularly roadways and traffic, therefore his presentation would be based on the original 
application. Mr. Dorsey stated that the ±21.34-acre application site is located on the north side of 
SW 316 Street between SW 187 and SW 189 Avenues, is located inside the Urban Development 
Boundary (UDB) immediately west of the City of Homestead, and is home to “Rancho Grande 
Castle Rock Farm & Nursery” and “Walker’s Coal Castle,” a County-designated historic site. He 
explained that the applicant requests to redesignate the site from “Low Density Residential” to 
“Low Density Residential with One Density Increase (DI-1)” which would increase the maximum 
number of units that could be built on the application site from 128 single family residential units 
to up to 277 residential units if sound urban design principles are utilized in the design of the 
development. He noted the applicant’s proffered covenant commits to utilizing urban design 
principles of the County’s Urban Design Manual endorsed by Resolution R-1360-98 into the 
proposed development and doing so would ensure compatibility with existing and surrounding 
development through the use of landscaping, walls, and fencing, building positioning relative to 
sidewalks, public spaces, and a variety of architectural features and treatments.  Mr. Dorsey noted 
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the covenant commits to connect to public water and sewer and highlighted certain City of 
Homestead sewer pump stations that would serve the site are currently under conditional and 
temporary moratoriums. He stated that the short-term and long-term traffic analyses show that 
Krome Avenue south of SW 312 Street, and SW 312 Street west of Krome Avenue, would operate 
below their adopted Levels of Service (LOS) standards and would require mitigation. To conclude, 
Mr. Dorsey explained that though the application showed merit, the staff recommendation is to 
deny the application, as no commitment has been proffered to address the roadway impact to 
these roadways, but highlighted that the applicant was working with County staff to determine the 
needed mitigation to address the deficiency.  
 
In response to a question from the Board regarding the denial recommendation, Mr. Dorsey 
reiterated that the staff recommendation is to deny the application due to the traffic impacts to 
Krome Avenue, which is an evacuation route, and to SW 312 Street, which would significantly be 
impacted by the 277-unit development analyzed. Clarification was requested to determine 
whether the applicant had failed to provide mitigation for Krome Avenue and SW 312 Street. Mr. 
Dorsey replied that the applicant had not failed to provide or offer mitigation, rather that the 
applicant was working to address staff’s finding that mitigation would be required but had not yet 
made a proffer beyond the reduction in units proposed. Mr. Rowe provided additional context on 
the County’s LOS standards and how staff reviews applications for consistency with the CDMP 
noting that with the applicants reducing the maximum units allowed from 277 to 150 units was a 
significant reduction that would be reanalyzed and if traffic mitigation is still required then staff 
would be looking to the applicants to make a proportionate share mitigation commitment or 
provide for improving the roadways. 
 
Mr. Hugo Arza, the applicants’ legal representative, in response to the Board’s questions stated 
he became aware of the condition on SW 312 Street last week after receiving the staff 
recommendation report. He explained the applicant anticipated that the proportionate fair share 
agreement would be addressed at the zoning stage, but were unaware of the impacts to Krome 
Avenue. He noted that to resolve these traffic impact issues, development of the application site 
has been limited to 150 units in the new proffered covenant and  that the application site currently 
could be built with 128 units, essentially representing an increase in density from 6 to just over 7 
units per acre [a total increase of 22 units]. He acknowledged the density should have been 
capped when the application was filed And expressed hope that with the lower number of units in 
the updated covenant, the revised traffic analysis will adequately address the roadway LOS 
issues. Mr. Arza stated that if the reduction in the number of units and the revised traffic analysis 
do not solve the LOS issues, then the applicant would enter into a proportionate share agreement.  
 
Mr. Arza proceeded to give an overview of the application noting that the applicant is seeking 
“Low Density Residential with One Density Increase (DI-1)”, which would allow up to 13 units per 
acre, but the proposed development is at a density of 7.2 units per acre. He highlighted the 
applicant is incorporating “Walker’s Coral Castle” into the project, which previously underwent the 
Office of Historic Preservation review process and received approval of the development plan. He 
highlighted the revised covenant conditions and departmental reviews noting there were no 
objections to the application, and informed the Board of outreach efforts to speak with residents 
to gain community support. He reiterated they will provide the proportionate share mitigation 
commitment if necessary to address the impacts.  
 
Chair Thomas asked Mr. Rowe to speak on the applicant’s revised covenant and proportionate 
share agreement. Mr. Rowe replied that a proportionate share agreement commitment would be 
acceptable and would address the recommendation of denial. Following the presentations, Chair 
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Thomas opened the floor for public comment. Seeing none, he closed the public hearing and 
asked the Board if there was any further discussion. There was none. 
  
The motion to Adopt with acceptance of the proffered Declaration of Restrictions, and with the 
condition that the applicant include a commitment in their covenant to pay any proportionate share 
mitigation required for roadway improvements, was moved by Board Member Diaz Padron. Board 
Member Lago seconded the motion. The motion passed 8 to 1 as follows: 
 

Carla Ascencio-Savola Absent William McRea Yes 
Lynette Cardoch  Yes Michael Montiel Absent 
Carlos Diaz-Padron Yes J. Wil Morris  Absent 
Eric Fresco Yes William Riley Yes 
Seth Gadinsky  Absent Daniel Rogers Absent 
Horacio C. Huembes Yes Mikhaile Solomon  Absent 
Max Losner  No   

 
Frank Lago, Vice Chair, Yes 

Ernie Thomas, Chair, Yes 
 
2023 OUT-OF-CYCLE APPLICATION 
 
 Application No. CDMP20230021 
 
Ms. Rosa Davis, Planning Section Supervisor, explained that Application No. CDMP20230021 
was filed by Altman Development Company, LLC, for a ±3.26-acre property currently designated 
“Business and Office” and “Medium Density Residential” on the CDMP adopted 2030 and 2040 
Land Use Plan map that allows the site to be developed with 60,895 square feet of retail and 11 
multifamily units, or 179 multifamily units if entirely developed as residential. She discussed that 
the applicant is requesting to redesignate the property to “Business and Office” and “Medium 
Density Residential with One Density Increase (DI-1)” with sound urban design that would allow 
the site to be developed with 60,895 square feet of retail and 27 multifamily units, or a maximum 
377 multifamily units if developed entirely with residential. She also noted the property is located 
within ½ mile of the Northeast SMART Plan Corridor to the west, where mixed-use development 
is allowed at up to 36 units per acre, and along Biscayne Boulevard to the east which is proximate 
to higher density residential development and to commercial uses.  
 
Ms. Davis highlighted the applicant’s proffered covenant, in addition to limiting development of 
the site to 366 residential units, is also seeking to amend and restate the conditions of an existing 
CDMP covenant that currently encumbers the site. She noted the existing covenant requires 
development of the site to incorporate certain urban design guidelines and includes commitments 
to: 1) comply with Miami-Dade County Public Schools Concurrency requirements and applicable 
Educational Impact Fee and Educational Facilities Impact Fee requirements; 2) transit 
improvements; 3) monetary contribution to improve Biscayne Shores and Gardens Park; 4) 11 
workforce housing set-aside units; and 5) water efficiency and use of drought resistant Florida 
Friendly plants. 
 
Ms. Davis stated that there is a concurrent Zoning Application (No. Z2023000441) to go along 
with the CDMP application requesting a special exception of a general concept plan for the 
development of 366 units pursuant to the RTZ Smart Corridor Subzone, a Release of the previous 
Covenant and to set aside 71 units for workforce housing.  Staff is recommending to adopt the 
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application with acceptance of the proffered amended and restated Declaration of Restrictions, 
as the application supports development of a vacant site consistent with urban infill policies, 
compatible with the surrounding higher density multifamily developments and consistent with the 
density and intensity development promoted within the SMART Plan Corridor.  
 
Mr. Matt Amster, the legal representative of the applicant, noted that the applicant’s goal is to 
facilitate the development of the vacant lot and provide housing in a mixed use development in 
an area that is consistent with the proposed development. Mr. Amster explained that the site was 
previously a part of the 15-acre site that was divided up into three parcels in 2022 and is seeking 
to develop. 

 
Chair Thomas opened the public hearing for comments. There being no person offering 
comments, the public hearing was closed.  
 
The motion to Adopt with acceptance of the proffered Declaration of Restrictions was moved by 
Board Member Losner. Board Member McRea seconded the motion. The motion passed 9 to 0 
as follows:  
 

Carla Ascencio-Savola Absent William McRea Yes 
Lynette Cardoch  Yes Michael Montiel Absent 
Carlos Diaz-Padron Yes J. Wil Morris  Absent 
Eric Fresco Yes William Riley Yes 
Seth Gadinsky  Absent Daniel Rogers Absent 
Horacio C. Huembes Yes Mikhaile Solomon  Absent 
Max Losner  Yes   

 
Frank Lago, Vice Chair, Yes 

Ernie Thomas, Chair, Yes 
 
2024 OUT-OF-CYCLE APPLICATION 
 
 Application No. CDMP20240004 
 
Mr. Alexander Dambach, AICP, Planning Development Manager, explained the proposed CDMP 
text amendment for the Douglas Road Metropolitan Urban Center filed by the Miami-Dade County 
Department of Regulatory and Economic Resources, seeks to implement Miami-Dade Board of 
County Commissioners (Board) directive from Resolution No. R-661-23. He noted the application 
is to amend the CDMP Land Use Element to remove limitations on development and allow all 
properties within the Douglas Station MUC to be developed in the same manner as properties in 
other metropolitan urban centers (maximum density of 250 dwelling units per gross acre and floor 
area ratios [FAR] of at least 0.75 at the urban center edge and greater than 3.0 in the core). He 
stated staff’s recommendation is to transmit and adopt. 
 
Following staff’s presentation, the Chair opened the public hearing. One person spoke in support 
of the proposed amendment, stating that the application would further the goals of the CDMP.  
 
There being no discussion by the Board on this application, the Chair called for a motion.  
 
The motion to Transmit and Adopt was moved by Board Member Losner. Board Member 
Huembes seconded the motion. The motion passed 9 to 0 as follows: 
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Carla Ascencio-Savola Absent William McRea Yes 
Lynette Cardoch  Yes Michael Montiel Absent 
Carlos Diaz-Padron Yes J. Wil Morris Absent 
Eric Fresco Yes William Riley Yes 
Seth Gadinsky  Absent Daniel Rogers Absent 
Horacio C. Huembes Yes Mikhaile Solomon Absent 
Max Losner  Yes 

Frank Lago, Vice Chair, Yes 
Ernie Thomas, Chair, Yes 

OVERALL RESOLUTIONS 

The motion to adopt the foregoing resolutions was moved by Board Member Losner. Board 
Member McRea seconded the motion. The motion passed 9 to 0 as follows: 

Carla Ascencio-Savola Absent William McRea Yes 
Lynette Cardoch  Yes Michael Montiel Absent 
Carlos Diaz-Padron Yes J. Wil Morris Absent 
Eric Fresco Yes William Riley Yes 
Seth Gadinsky  Absent Daniel Rogers Absent 
Horacio C. Huembes Yes Mikhaile Solomon Absent 
Max Losner  Yes 

Frank Lago, Vice Chair, Yes 
Ernie Thomas, Chair, Yes 

STAFF ANNOUNCEMENTS 

Ms. Stillings reminded the PAB of their next meeting, scheduled for Monday, May 6, 2024 at 2:00 
PM. She also reiterated that the financial disclosures for the PAB will be electronic only, and in 
mid-April PAB members should be receiving an email. Mr. Rowe stressed that by July, if PAB 
members have not seen the email, to reach out to Staff. County Attorney Morse added that she 
has already submitted her financial disclosure, and that it may already be available and accessible 
online without needing to wait for the email.  

ADJOURNMENT  

Being no further business before the PAB, Chair Thomas adjourned the meeting at 12:59 pm. 

Respectfully submitted, 

___________________ 
Lourdes Gomez, AICP, Director 
Department of Regulatory and 
  Economic Resources  

for
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