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INTRODUCTION 
 
 

This report contains the final recommendation of the Miami-Dade County Department of 
Regulatory and Economic Resources (Department) on the pending Lucky Start at the 
Hammocks, LLC Application requesting amendments to the Miami-Dade County 
Comprehensive Development Master Plan (CDMP).   
 
Previous Actions 
 
The table entitled “Summary of Recommendations” presented on the following pages 
summarizes the recommendations of the Department, affected Community Councils and the 
Planning Advisory Board (PAB) as well as the previous action taken by the Board of County 
Commissioners on the pending Lucky Start at the Hammocks, LLC CDMP Application.  
Following this summary table is the revised recommendation by the Department that provides 
additional relevant information on the pending application. 
   
Additional Information  
 
Prior to the transmittal public hearing by the Board of County Commissioners (Board), the 
applicant, by letter dated March 21, 2013, submitted a revised application (Appendix A) for 
consideration at the Board’s April 2, 2013 hearing. At this hearing the Board instructed that the 
revised Lucky Start at the Hammocks, LLC, Application be transmitted to the State Land 
Planning Agency and other state and regional review agencies (reviewing agencies). The 
Board’s transmittal action was to “Transmit with Change as requested by the applicant and with 
the proffered Declaration of Restrictions”.  
 
In the revised application (Appendix A), the application requested that the ±57.42 gross-acre 
application site be redesignated from “Industrial and Office” to “Low Medium Density 
Residential” on Parcel A (±29.62 gross acres) and Parcel B (±22.86 gross acres), and “Business 
and Office” on Parcel B (±4.94 gross acres). 
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TABLE 1 
SCHEDULE OF ACTIVITIES 

LUCKY START AT THE HAMMOCKS, LLC, CDMP AMENDMENT APPLICATION 
 

Application Filing  July 18, 2012 

Application Complete October 11, 2012 

Initial Recommendation Report released by 
Department 

November 13, 2012 

West Kendall Community Council (CC 11) Hearing  December 11, 2012 

Planning Advisory Board (PAB), acting as Local 
Planning Agency (LPA), Public Hearing to formulate 
Recommendations Regarding Transmittal and 
Subsequent Final Action 

December 17, 2012 
County Commission Chamber 

111 NW 1 Street 
Miami, Florida 33128 

Miami-Dade Board of County Commissioners Hearing 
and Action on Transmittal of Proposed Amendments 
to the State Land Planning Agency and other State 
and Regional Review Agencies (Reviewing Agencies) 

January 17, 2013 
County Commission Chamber 

111 NW 1 Street 
Miami, Florida 33128 

Transmittal to the Reviewing Agencies February 2013 

Receipt of comments from the Reviewing Agencies May 17 to June 18, 2013 

Public Hearing and Final Action: Miami-Dade Board of 
County Commissioners 

January 23, 2014 
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Summary of Recommendations 
Lucky Start at the Hammocks, LLC, Application to Amend the  

Comprehensive Development Master Plan (CDMP) for Miami-Dade County, Florida 
January 23, 2014 

 

Application 
Type 

Applicant/Location/Acreage/ 
Requested Amendment 

BCC 
District 

 

Department Initial 
Recommendation 

November 13, 2012 
 

West Kendall 
Community  

Council 
Recommendation 

& Resolution #  
December 11, 

2012 

Local Planning 
Agency 

Recommendation 
December 17, 

2012 

BCC 
Recommendation 

April 2, 2013* 
  

Department Final 
Recommendation 

January, 2014 
 

BCC 
Final Action 
January 23, 

2014   

Standard  Lucky Start at the Hammocks, 
LLC/Juan Mayol Esq. & Joseph 
Goldstein, Esq. 

 
West of SW 147 Avenue 
between SW 112 Street and SW 
120 Street (on the south side of 
Hammocks Boulevard) 

Requested CDMP amendment: 

1. Redesignate the ±57.42-
gross acre application site 
on the CDMP Adopted 
2015-2025 Land Use Plan 
(LUP) map: 

  From: “Industrial and 
Office” 

To:  “Low-Medium Density 
Residential” on Parcels 
A and B, and  
“Business and Office” 
on Parcel C 

2. Add a Proffered Declaration 
of Restrictions in Appendix 
A to the CDMP  Land Use 
Element (revised request) 

District 
11 

Transmit 

Transmit and Adopt 
with Acceptance of 

the Proffered 
Declaration of 
Restrictions 

(CC11-03-12) 

Transmit and 
Adopt with 

Acceptance of the 
Proffered 

Declaration of 
Restrictions 

 

Transmit with 
Change as 

requested by the 
Applicant and with 

the Proffered 
Declaration of 
Restrictions. 
[Change is to 

redesignate the 
site to Low-

Medium Density 
Residential 

(±51.49 Acres) 
and Business and 

Office ±4.92 
Acres)]  

Adopt with Change 
as Transmitted 

and with 
Acceptance of the 

Proffered 
Declaration of 
Restrictions  

 

Source:  Miami-Dade County Department of Regulatory and Economic Resources (Department)  
 
Notes:    BCC means Miami-Dade Board of County Commissioners; DU/Ac means dwelling units per gross acre; CC11: West Kendall Community Council  
 * BCC public hearing of January 17, 2013 was continued to February 21, 2013, then to March 6, 2013 and was concluded on April 2, 2013.  
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APPLICATION SUMMARY 
 

Applicant/Representative:  Lucky Start at the Hammocks, LLC, c/o Jorge Fernandez, 
Manager/Juan J. Mayol, Esq. and Joseph G. Goldstein, Esq., 
Holland & Knight LLP 

 
Location: 

 

West of SW 147 Avenue between SW 112 Street and SW 120 
Street (on the south side of Hammocks Boulevard) 

Total Acreage:  ±57.42 Gross Acres/±53.47 Net Acres 

Current Land Use Plan Map 
Designation: 

“Industrial and Office” 
 

 

Requested Land Use Plan Map 
and Other Changes (as 
revised per the applicant’s 
request of March 21, 2013) 

1. “Low Density Residential” on Parcel A (±29.62 gross 
acres) and Parcel B (±22.86 gross acres), and “Business 
and Office” on Parcel B (±4.94 gross acres) 

2. Add a Proffered Declaration of Restrictions in Appendix A 
to the CDMP  Land Use Element (revised request) 

Initially Requested Land Use 
Plan Map Changes: 
 

“Low-Medium Density Residential” on Parcels A and D 
(±16.89 & ±12.73 gross acres), “Business and Office” on 
Parcel B (±9.18 gross acres), and “Medium Density 
Residential” (±18.62 gross acres) on Parcel C 

Amendment Type:  Standard Concurrent DRI/CDMP Amendment 

Existing Zoning/Site 
Condition: 

IU-C/Vacant 

RECOMMENDATIONS 
 

Staff: (Final) ADOPT WITH CHANGE AS TRANSMITTED AND WITH 
ACCEPTANCE OF THE PROFFERED DECLARATION OF 
RESTRICTIONS (January 2014) 
 

Staff: (Initial) TRANSMIT (November 13, 2012) 
 

West Kendall Community Council: TRANSMIT AND ADOPT WITH ACCEPTANCE OF THE 
PROFFERED DECLARATION OF RESTRICTIONS 
(December 11, 2012) 

Planning Advisory Board (PAB) 
acting as Local Planning Agency: 

TRANSMIT AND ADOPT WITH ACCEPTANCE OF THE 
PROFFERED DECLARATION OF RESTRICTIONS 
(December 17, 2012) 

Board of County Commissioners 
(Board) 

TRANSMIT WITH CHANGE AS REQUESTED BY THE 
APPLICANT AND WITH THE PROFFERED DECLARATION 
OF RESTRICTIONS. [Change is to redesignate the site to 
Low-Medium Density Residential (±51.49 acres) and 
Business and Office ±4.92 acres) (April 2, 2013) 

Final Action of the Board TO BE DETERMINED (January 23, 2014) 

LUCKY START AT THE HAMMOCKS, LLC 
APPLICATION TO AMEND THE CDMP 

Commission District 11      Community Council 11 
 



January 2014                         Lucky Start at the Hammocks, LLC 2 

 
 

 
Staff recommends to ADOPT WITH CHANGE AS TRANSMITTED AND WITH ACCEPTANCE OF 
THE PROFFERED DECLARATION OF RESTRICTIONS the proposed amendment based on the 
Staff analysis summarized in the Principal Reasons for Recommendation below: 
 
Principal Reasons for Recommendation: 
 

A. Upon evaluation of the application as originally filed, staff recommended ‘transmittal’ of the 
application without an indication of the ultimate action that should be taken by the Board of 
County Commissioners (Commission). This recommendation was published in the 
“Application and Initial Recommendation, Lucky Start at the Hammocks, LLC, Application to 
Amend the Comprehensive Development Master Plan” (Initial Recommendations report) 
dated November 13, 2012. The primary reason for the recommendation of transmittal was 
due to the fact that the application has merits, but, staff had concerns with the application 
and believed that the concerns could be addressed during the amendment process. Staff’s 
primary concern was regarding compatibility of the application with the adjacent Kendall 
Tamiami Executive Airport. Staff expressed the primary concerns in Principal Reason No. 1 
of the November 2012 Initial Recommendations report, and outlined that the concerns could 
be adequately addressed by the applicant through proffers in a Declaration of Restrictions 
(covenant).  
 
Subsequent to the publication of the November 2013 Initial Recommendations report, the 
applicant proffered a covenant that adequately addressed staff’s concerns regarding 
compatibility with the adjacent airport. The covenant includes, among others, commitments 
to provide notice to all purchasers and lessees of property within the application site to be 
notified of the proximity to and the impacts from the airport; to the incorporation of a 
minimum 25 decibel noise level reduction into the design and construction of the dwelling 
units on the property; and to grant an avigation easement to the County for airplane flights 
over the property. These commitments were included in the proffered covenant considered 
in the prior public hearing of the Commission and the public hearing of the Planning 
Advisory Board and the affected Community Council 11.   
 
In Principal Reason No. 3(ii) of the November 2012 Initial Recommendations report, staff 
indicated that its review of the Applicant’s Transportation Analysis report was ongoing and 
that staff would address any outstanding issues with the Applicant. Staff finalized its review 
of the report and determined that the impacts generated by the application would not cause 
a violation in the adopted level of service standards for impacted roadways.   
 

B. The applicant, by letter dated March 21, 2013, submitted a revised application (see 
Appendix A) that was transmitted by the Board at its April 2, 2013 public hearing to the State 
Land Planning Agency and other state and regional agencies (reviewing agencies). The 
revised application reduced the intensity and density of the development proposed for the 
application site and seeks to facilitate 398 residential units and 40,000 square feet of 
commercial uses as compared to the 611 residential units and 50,000 square feet of 
commercial uses that the original application sought to facilitate. The reduction in 
development intensity and density reduces the impacts that would be generated by the 
proposed development and would not cause any violation in adopted level of service 
standards for public services and facilities.   
 
The original/initial application requested the redesignation of the ±57.42 gross-acre 
application site to “Low-Medium Density Residential” on Parcel A (±16.89 gross acres) and 
on Parcel D (±12.73 gross acres), “Business and Office” on Parcel B (±9.18 gross acres), 
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and “Medium Density Residential” on Parcel C (±18.62 gross acres).  The revisions to the 
application include reconfiguring and reducing the number of parcels within the application 
site from four parcels (A, B, C and D) down to three parcels (A, B and C) and elimination of 
the request for Medium Density Residential on the site. The application, as revised, now 
seeks the redesignation of the ±57.42 gross-acre application site from “Industrial and Office” 
to “Low-Medium Density Residential” on Parcel A (±29.62 gross acres) and on Parcel B 
(±22.86 gross acres), and “Business and Office” on Parcel C (±4.94 gross acres). See the 
Proposed Future Land Use map on page 11 herein.  
 

C. The State Land Planning Agency and other state and regional agencies (reviewing 
agencies) reviewed the transmitted application and issued correspondence identifying no 
comments on the application, with the exception of the Florida Fish and Wildlife 
Conservation Commission (FWC). The FWC commented that burrowing owls have been 
documented on the adjacent Kendall Tamiami Executive Airport and given nature of the 
application site there is the potential for burrowing owls to be located on the application site. 
The FWC recommends that a survey be conducted prior to development activities on the 
site to determine if active owl burrows exists on the site. The FWC further recommends that 
if burrowing owls exist on the site then development on the site should follow the Florida 
Wildlife Commission’s “Burrowing Owl Nest Protection Guideline and Procedures in Urban 
Areas”. The applicant has addressed the FWC’s comments through including language 
(Paragraph 6) in the proffered Declaration of Restrictions that requires an owl survey be 
conducted prior to the issuance of a building permit for development on the site and to follow 
the “Burrowing Owl Nest Protection Guideline and Procedures in Urban Areas” should owl 
burrows exist on the property. 
 

The Principal Reasons presented in the November 2012 Initial Recommendations report are 
presented below and are generally maintained, except as discussed in and modified by Principal 
Reason A above. [Principal Reasons No. 1, No. 2, No. 3 (i) and 3(ii) are modified as discussed 
above and the differences are indicated in italics and square brackets after each reason below].   
 
1. Staff recommends transmittal of the application because the application has merits, but, staff 

has concerns with the application, and believes that the concerns can be addressed during the 
amendment process. Staff’s primary concern is regarding the compatibility of the proposed 
development with the adjacent Kendall-Tamiami Executive Airport, discussed in Reason No. 2 
below. Pursuant to Article XL of the Miami-Dade County Code, the airport’s Land Use Zoning 
classifications that apply to and regulate development on properties adjacent the airport, 
prohibits residential development on the application site. However, the Miami-Dade Aviation 
Department indicates that residential development could be allowed on the site, subject to 
conditions, based the current Land Use Compatibility Guidelines of the Federal Aviation 
Authority and Chapter 333, Florida Statutes (also discussed in Reason No. 2 below). The 
conditions under which the site could be compatible with the airport would be appropriately 
expressed in a Declaration of Restrictions (covenant) proffered by the applicant as part of the 
application and the associated zoning application. Transmittal of the application allows time for 
the appropriate proffers to be made. [The referenced proffers were made by the applicant by 
covenant addressing staff’s concerns as discussed above.] 
 

2. The application proposes to change the “Industrial and Office” Land Use Plan map designation 
on the ±57.42-gross acre application site to facilitate the development of 611 residential units 
and 50,000 square feet of commercial uses on the subject property, generally in accordance 
with the CDMP provisions for the “Industrial and Office” category. The CDMP Land Use Element 
text on page I-40 provides that when “Industrial and Office” designated land in a Minor 
Statistical Area with less than a 15-year supply of industrial land is subject to an application, in 
order to receive approval of a non-industrial use it must be demonstrated that such use will not 
adversely impact future industrial development. The application proposes development on the 
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subject property within Minor Statistical Area (MSA) 6.2, which has approximately an 8-year 
supply of industrial land. [The revised application of March 21, 2013 and the associated Notice 
of Proposed Change to the Hammocks Development of Regional Impact reduce the maximum 
proposed development to 398 residential units and 40,000 square feet of commercial uses.]   
 
The lands to the west, north and northeast of application site are developed with residences and 
are for the most part residentially designated on the Land Use Plan map; the abutting Garden 
Estates development to the west is designated “Business and Office”. The abutting land the 
east is developed with offices and designated “Industrial and Office” and land further east 
beyond SW 147 Avenue is designated “Business and Office” and “Industrial and Office”. The 
Kendall-Tamiami Executive Airport is to the south beyond SW 120 Street. It is unlikely that the 
areas adjacent to the application site, primarily the residential developments and the airport, 
would be redeveloped in future to an industrial use. Furthermore, the “Industrial and Office” 
designated land along SW 120 Street in the vicinity of the application site are developed with 
industrial and/or other uses. The application site is the only vacant industrial parcel in the area 
along SW 120 Street and its development to the proposed non-industrial uses would not 
precipitate the conversion of additional industrial land in the area to other uses. Therefore, 
approval of the application would not impact future industrial development within the vicinity of 
the application site or the wider MSA. 
 

3. Land Use Element Policy LU-8E requires that Land Use Plan map amendment applications be 
evaluated against factors such as the proposed development’s i) ability to satisfy a deficiency in 
the Land Use Plan map to accommodate projected population or economic growth in the 
County; ii) impacts to County services at or above level of service (LOS) standards; iii) 
compatibility with abutting and nearby land uses; iv) impacts to environmental and historical 
resources; and v) promotion of transit ridership and pedestrianism in accordance with Land Use 
Element Objective LU-7. These factors are addressed as follows: 

 

i. Need: Approval of this application, re-designating the subject property from “Industrial and 
Office” to ‘Low-Medium Density Residential”, “Medium Density Residential” and “Business 
and Office” would increase the residential capacity within Minor Statistical Area (MSA) 6.2 
by 611 residential units or approximately 1-year worth of residential supply. The MSA is 
projected to deplete its residential land supply by the year 2022 and approval of the 
application would change the projected depletion to year 2023. The application would add 
±7.07 net acres to the commercial land supply, which would not significantly impact the 
commercial land supply in the MSA, which is projected to be depleted by the year 2028. 
On the other hand, the application would reduce the industrial land supply within the MSA 
by ±53.42 net acres or approximately 2½ years of supply, thereby changing the depletion 
year for industrially zoned or designated land from year 2021 to year 2018. However, the 
countywide industrial land supply is projected to be depleted beyond the year 2030 and 
the application if approved would not significantly impact the countywide supply of 
industrial land.  
 
The application would neither satisfy nor create a deficiency in the countywide land supply 
to accommodate projected population or economic growth. However, the application would 
cause MSA 6.2 to deplete its industrial land supply approximately 2½ years earlier than 
projected while adding 611 residential units to the MSA’s residential supply. Increasing the 
residential capacity within the County’s urbanized area relieves the pressure to move the 
County’s adopted Urban Development Boundary for additional residential development. 
[The revised application of March 21, 2013 and the associated Notice of Proposed 
Change to the Hammocks Development of Regional Impact reduce the proposed 
development to 398 residential units or approximately 9-months of residential supply and 
40,000 square feet of commercial development.] 
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ii. Public Facilities and Services: With the exception of impacts to roadways, the impacts that 
would be generated by the application, if approved, would not cause public facilities and 
services to operate in violation of their adopted level of service (LOS) standards. The 
Applicant’s transportation consultant submitted a Transportation Analysis report which 
staff is currently reviewing and will address any outstanding issues with the Applicant. 
[Staff’s analysis confirmed the application’s impacts would not cause a violation in adopted 
LOS standards for roadways]  
 

iii. Compatibility: The proposed amendment to the CDMP Adopted 2015 and 2025 Land Use 
Plan (LUP) map to redesignate the subject property from “Industrial and Office” to “Low-
Medium Density Residential”, “Medium Density Residential” and “Business and Office” is 
generally compatible with the surrounding areas to the west, north and east, but generally 
not compatible with the area to the south. The area to the west is designated “Business 
and Office”, “Industrial and Office” and “Low Density Residential” and developed with 
single and multifamily residences. The area to the north is designated “Low-Medium 
Density Residential” and is also developed with single and multifamily residences. The 
area to the east is designated “Industrial and Office” and is developed with offices (the 
Beckman Coulter office complex). The area to the south is designated “Transportation 
Terminals” and is developed with the Kendall-Tamiami Executive Airport.  

Land Use Element Policy LU-4B provides for the protection of uses (such as the airport) 
that generate significant noise, vibration, or truck or rail traffic from damaging 
encroachment by new incompatible uses such as residential uses. Furthermore, Aviation 
Subelement Objective AV-7 requires the County to maximize compatibility between the 
airports and surrounding communities. ‘Article XL. - Kendall Tamiami Executive Airport 
Zoning’ of the Miami-Dade County code, regulates development on properties at and 
adjacent to the Kendall-Tamiami Executive Airport. As discussed in the ‘Existing Land Use 
and Applicable Development Regulations’ section on page 2-2, a ±37-acre portion of the 
subject property south of SW 115 Street is within the airport’s Inner District (ILZ) Land Use 
Zoning classification, which prohibits new residential development.  
 
However, in accordance with Aviation Subelement Policy AV-7B, the Miami-Dade Aviation 
Department is currently seeking to amend the Land Use Zoning classifications for the 
Kendall-Tamiami Executive Airport based on the Federal Aviation Authority’s Land Use 
Compatibility Guidelines. Policy AV-7B requires the County to update the airport 
compatibility zoning ordinances to promote compatible land uses around County airports 
including the Kendall-Tamiami Executive Airport based on guidelines recommended in the 
Florida Department of Transportation Federal Aviation Regulation and Chapter 333 of the 
Florida Statutes. 
 
In 2007, the Miami-Dade Aviation Department conducted an environmental assessment 
for the extension to Runway 9R-27L at the southern end of the Kendall-Tamiami Executive 
Airport, which included 75 and 65 decibel (db) noise contours that were approved by the 
Federal Aviation Authority. The Miami-Dade Aviation Department indicates that the 
approved noise contours will replace the existing Inner District (ILZ) and Outer District 
(OLZ) airport Land Use Zoning classifications, respectively. Similar to the airport’s Inner 
and Outer Districts, the 75 and 65 decibel noise contours prohibit residential development, 
but unlike the Districts that extend significantly beyond airport boundaries, the noise 
contours are primarily contained within the airport property (except for an area to the south 
of the airport). Residential development is allowed, subject to conditions, in areas adjacent 
to the airport such as the application site that are within noise contours of lower than 65 
decibels. Such conditions require commitment from the applicant to provide notice to 
prospective buyers and lessees within the proposed development of potential safety risks, 
noise impacts, and the frequency of airport operations; to provide an avigation easement 
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over the property to the county; and to include a minimum 25 decibel noise level reduction 
into the design and construction of the proposed residential units. Such commitments are 
being made by the applicant in a Declaration of Restrictions (covenant) proffered as part of 
a[n] associated zoning application. Therefore, the proposed development with the 
proffered covenant commitments would be generally compatible with the airport, and 
would be similar to the Garden Estates residential development abutting to the west of the 
application site. The Garden Estates residential development was approved by the Board 
of County Commissioners in November 2006 (Resolution Z39-06) subject to similar 
covenant commitments. [The referenced commitments were made by the applicant by 
covenant as discussed above.] 

 
iv. Environmental and Historical Resources: There are no archaeological or historical 

resources on the application site, but, environmental resources could be impacted by the 
proposed development on the application site. The application site contains tree resources 
that are to be preserved pursuant to Section 24.49 of the Code of Miami-Dade County. 
Additionally, the site contains prohibited trees that are to be removed pursuant to Section 
24.49 of the Code. 
 

v. Transit Ridership and Pedestrianism: The application site is not located within an urban 
center or a transit corridor, and is not within 1/4 mile of an existing or planned transit 
station, transit center, or bus stop to be considered to promote transit ridership and 
pedestrianism pursuant to Objective LU-7. However, the application site is approximately 
0.3 miles from the nearest bus stop, would be accessible to transit service, and therefore, 
could support mass transit use in the area. 

 
The following pages (pages 7 through 12) present a series of the maps depicting the application 
site, its existing conditions, and current and requested future land use designations.   
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