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As developers navigate increasingly complex regulatory, financing, and
entitlement environments, flexible legal structures that align with both
zoning and capital markets are more essential than ever. One such
underutilized tool is the land condominium – a mechanism that can unlock
remarkable agility in the early phases of real estate development.

This article explores how land condominiums function under Florida law,
their interplay with zoning and subdivision regulations, and how they can
serve as both a permanent or temporary framework to facilitate financing,
development segmentation, and legal parcel creation with extraordinary
efficiency.

What Is a Land Condominium?

In Florida, the Condominium Act (Chapter 718, Florida Statutes) permits
condominium units to include land parcels, not just vertical building space.
A land condominium functions by subdividing a larger parcel into
individually owned “units” of land, each with a fee simple interest, and
governed by a common declaration and association.

These units are recorded as separate legal parcels, with their own tax
identification numbers, and are freely conveyable and financeable – just
like traditionally platted lots.

Preemption of Local Platting & Subdivision Regulations

Perhaps most significantly, land condominiums bypass the traditional
subdivision approval process.

While local zoning and land-use rules still apply to the site as a whole (e.g.,
setbacks, FAR, density), no subdivision or platting approval is required to
legally separate ownership of land units. This distinction is crucial: it allows
developers to legally segment large properties into saleable or
financeable components in weeks, rather than the many months – or
years – often required for conventional subdivision.
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A Temporary Yet Formal Regime

The land condominium structure can be used as a strategic, interim framework:

● While full subdivision, platting, or horizontal infrastructure agreements are pursued in parallel
● While development phasing is still being finalized
● To enable parallel financing or disposition strategies across multiple components of a larger mixed-use or

phased project

When the traditional subdivision is complete, the land condominium can be terminated under Chapter 718
procedures – reverting to a standard fee-simple ownership structure without disrupting project continuity.

Use Cases and Advantages 

1.  Accelerated Financing Access
Developers can legally separate parcels tailored to different lender appetites – e.g., a multifamily parcel
versus a retail pad – and close on financing independently and quickly.

2.  Clean Segmentation for Investment
Ideal for multi-phase or mixed-use developments where different investor groups or exit strategies apply to
different components.

3.  Tax and Lien Clarity
Each unit is separately assessed, enabling clear allocation of tax obligations and easier management of liens
and ownership transitions.

4.  Cost and Time Savings
Avoids upfront infrastructure build-out often required for platting. Legal parcel creation occurs in weeks, not
the 12–24 month timeline of conventional subdivision.

Timeline Example: Weeks to Progress    

Phase  

Activity    

Weeks 0-4  

Record land condominium declaration and plat; create legal parcels

Month 1+  

Begin financing or selling units individually

Month 6–18  

Continue pursuing subdivision and full site entitlements

Post-Entitlement  
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Terminate condo regime and convert to traditional subdivision lots

Cautions & Considerations 

● Careful drafting of the condominium declaration is essential, especially to define maintenance obligations,
cost-sharing, easements, and limited common elements.

● Coordination with lenders is necessary to ensure they understand the structure and approve of its temporary
nature.

● Termination of the regime requires satisfaction of liens and compliance with legal protocols, which should be
carefully considered on the front end – whether through satisfaction of liens, transferring them to the newly
created platted parcels, or structuring the declaration to account for lien management in advance.

Conclusion

Land condominiums represent a legally sound, flexible, and efficient structure for parcelizing real estate in
Florida. They are particularly powerful for:

● Master-planned communities
● Mixed-use developments
● Phased or multi-investor projects
● Any situation where speed and flexibility are critical to success

By enabling parcel creation, financing, and segmentation in a matter of weeks, land condos help developers
respond to fast-changing markets and complex capital requirements – all while staying on track for eventual
subdivision and long-term ownership plans.

If you're exploring creative legal strategies for structuring your next development or capital raise, land
condominiums deserve a closer look.
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