














 

 

Greenberg Traurig, P.A. | Attorneys at Law  
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Jorge L. Navarro 
Tel 305.579.0821 

navarrojo@gtlaw.com 

 

 

October 30, 2025 

Ms. Arceli Redila 

Zoning Administrator  

City of Coral Gables 

427 Biltmore Way, 2nd Floor 

Coral Gables, FL 33134 

 

Re:  Board of Adjustment / Request for a Variance per Section 14-207.6 of the City 

of Coral Gables Zoning Code / Property located at 265 Minorca Avenue in 

Coral Gables, Florida (Folio No.: 03-4108-006-1200) 

 

Dear Ms. Redila: 

 

 On behalf of TBG Minorca, LLC (the “Applicant”), owner of the property located at 265 

Minorca Avenue in Coral Gables, Florida (the “Property”), please accept this letter of intent in 

connection with its request for approval of a non-use variance related to the height of the elevator 

override necessary to serve the proposed mixed-use project at the Property (the “Application”). 

Specifically, the Applicant is requesting approval to permit an elevator override to extend 14 feet 

above the roofline, where a maximum of 10 feet is permitted (the “Variance”).  

 

THE PROPERTY 

  

 As per the Survey prepared by Royal Point Land Surveyors, attached as Exhibit A, the 

Property consists of approximately 5,222 SF  and is comprised of Lots 39 and 40, less the north 

12 feet thereof,  in Block 17 of  Coral Gables Section K according to the Plat thereof as recorded 

in Plat Book 8, Page 33 of the Public Records of Miami-Dade County, Florida (the “Plat”).  The 

Property is designated “Commercial Mid-Rise Intensity” on the City’s Future Land Use Map and 

is zoned MX2, which permits a mixture of commercial, office and residential uses.  

 

As reflected in Image below, the Property is a vacant interior lot located along Minorca 

Avenue, east of Salzedo Street that is currently improved with a surface parking lot. As reflected 

in the Image below, the Property is bounded by a 3-story office building to the West, an alley and 

City surface parking lot to the North, an alley and existing parking structure to the East, and the 

City parking garage to the South. The current MX2 zoning permits a base building height of 45 

feet and a base floor area ration (FAR) of 3.0, exclusive of applicable architectural bonuses. 
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PROPOSED PROJECT 

 

As detailed in the enclosed plans prepared by Hamed Rodriguez Architect Inc. (the 

“Plans”), the Applicant proposed to redevelop the Property with a modest mixed-use project on 

this constrained urban site. The project will include 2,030 SF +/- square feet of ground floor 

showroom space, a total of 7,190 SF of office space on the second and third levels, a fourth floor 

with residential units (the “Project”). The Project will also feature a roof- top amenity deck, 

consistent with other mixed-use developments in the area, providing shared outdoor recreational 

space for office and residential tenants to enjoy. As discussed further below, due to the substandard 

lot size and unique site constraints, the Project can achieve only approximately 80% of the FAR 

otherwise permitted on the Property (an FAR of 2.4+/- where 3.0 is allowed), demonstrating the 

inherent limitations of the site. 

 

The Project has been carefully designed to be compatible with the scale and massing of 

nearby developments. Over the last several years, this area has been developed with several new 

office and residential buildings incorporating rooftop amenity areas to enhance functionality and 

tenant appeal. These rooftop features have become a defining and expected component of 

successful urban mixed-use projects within the City’s downtown. 

 

Accordingly, the Project has been designed to integrate seamlessly within its commercial 

context, contribute to the ongoing revitalization of the area, and activate this underutilized parcel 

with a contemporary, well-scaled mixed-use development. The proposed elevator override, 

necessary to provide safe and accessible rooftop access, is an integral and functional design 

element that allows the Project to meet modern accessibility, building code, and market 

expectations while remaining architecturally consistent with surrounding buildings. 
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VARIANCE ANALYSIS 

 

Pursuant to the City’s Zoning Code, mechanical equipment located on the roof of buildings 

not utilizing Mediterranean Architectural Bonuses for additional height and floor area ratio (FAR) 

is limited to a maximum height of ten (10) feet above the roofline. As mentioned above, the 

Applicant is requesting approval of Variance to allow the elevator override to extend 14 feet above 

the roofline to comply with ADA accessibility, life safety, and Florida Building Code requirements 

for safe and functional rooftop access.  

 

Due to the unique constraints associated with developing this small, substandard urban 

infill lot, the Project design is already significantly limited in terms of layout and floor area 

efficiency. The requested Variance is a technical necessity driven by standard elevator equipment 

specifications and represents the minimum relief required to safely and properly accommodate 

such equipment while providing reasonable rooftop access consistent with modern mixed-use 

design. For these reasons, and as further detailed below, the Variance satisfies the applicable 

criteria established in Section 14-207.6 of the Zoning Code and therefore should be approved. 

 

1. That special conditions and circumstances exist which are peculiar to the land, 

structure or building involved and which are not applicable to other lands, structures 

or buildings in the same zoning district. 

 

As discussed above, the Property is a 5,222 SF interior lot, which is less than half the size 

of the average MX-zoned property in the area. As illustrated in the chart attached hereto as Exhibit 

B, the average lot size for comparable MX properties in the area is approximately 12,210 SF, more 

than twice the size of the Property.  It is also important to note that the Property is comprised of 

fractional portions of platted lots as the northern 12 feet of the Property were previously dedicated 

to the City for the creation of a public alley. As such, the Property has a unique condition that is 

specific to this particular site and that is not typically found on other similarly zoned MX 

properties. 

 

Based on this information, it is evident that the Property is a substandard lot in comparison 

to other similarly zoned parcels. This unique site condition creates unique design and development 

challenges that are not commonly shared by many other MX2 zoned parcels. As a result, it 

significantly constrains the ability to efficiently design a functional building that allows for the 

reasonable use of the Property as intended by the MX2 zoning designation as discussed further 

below. This limitation is further demonstrated by the fact that the Property can only achieve 

approximately 80% of the base floor area ratio (FAR) otherwise permitted within the MX2 District.  

 

2. That the special conditions and circumstances do not result from the actions of the 

applicant. 

 

The undersized, substandard nature of the Property, coupled with the inherent technical 

requirements for a safe and code compliant elevator system, do not result from the actions of the 

Applicant.  and the minimum engineering specifications required for a safe and proper operation 

of an elevator for the Project are not the result of the actions of the Applicant. 
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3. That granting the variance requested will not confer on the applicant any special privilege 

that is denied by these regulations to other lands, buildings or structures in the same zoning 

district. 

 

Granting the requested Variance does not confer any special privilege on the Applicant that 

is unavailable to other mixed-use buildings or similarly zoned MX properties. Several taller and 

larger buildings in the immediate area already include rooftop access for amenities and mechanical 

or architectural features that exceed the height requested in this Variance. The Owner is requesting 

a variance to have the same rights enjoyed by other MX projects, including neighboring properties, 

to allow reasonable rooftop use and accommodate necessary mechanical equipment. A list of 

nearby mixed-use projects with rooftop access and required elevator clearances is provided in the 

attached Image below. 

 

 
 

It is important to note that the referenced neighboring properties are at least 14 times the 

size of the Property. These larger parcels were able to utilize architectural bonuses to maximize 

building height and FAR for their projects, which in turn accommodated the ability to provide 

additional height for its mechanical equipment and other rooftop features without requiring 

variances. In contrast, the Property’s smaller and irregular lot size prevents it from even achieving 

the base FAR, making the requested Variance for mechanical equipment both practical and 

necessary, as pursuing additional FAR via the bonus program is neither justified for practical based 

on existing site conditions. 
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Lastly, the Variance would not confer any special privilege in terms of developing more 

FAR than other mixed-use buildings or beyond what is allowed in the MX2 District. The Project, 

as currently designed, achieves only an FAR of 2.4 +/- where 3.0 is the base FAR permitted, and 

the request pertains exclusively to non-habitable mechanical areas, which are not included in FAR 

calculations. Thus, the Variance ensures functional and proper building design without granting 

any unwarranted advantage over other properties in the same zoning district. 

 

4. That literal interpretation of the provisions of these regulations would deprive the 

applicant of rights commonly enjoyed by other properties in the same zoning district 

under the terms of these regulations and would work unnecessary and undue 

hardship on the applicant. 

 

A literal application of the mechanical equipment height limitations would deprive the 

Applicant of rights enjoyed by other similar zoned MX properties and impose an unnecessary and 

undue hardship when compared to other comparable mixed-use developments in the area that are 

able to maximize building height, provide rooftop amenity access, and accommodate mechanical 

equipment similar to that proposed here. 

 

As discussed above, Due to the small, irregular size of the Property the Project as designed 

can achieve only approximately 80% of the base FAR allowed for MX2 properties. The Project is 

currently designed with the minimum square footage necessary to make the Project, and 

construction thereof, economically viable and to permit the reasonable use of the land for its 

intended purposes.  Any further reduction in FAR or building height would result in a project that 

is not economically viable from a useability, functionality or construction perspective, essentially 

creating a hardship on the owner to reasonably use the property for its intended purposes.   

 

Unlike other properties that utilize Mediterranean Bonuses to exceed base FAR and 

accommodate taller mechanical equipment, the Owner in this particular case cannot achieve even 

the base FAR without such bonuses. Strict adherence to the 10-foot height limitation in this case 

would require either reducing the number of floors or lowering ceiling heights for office and 

residential spaces. This would result in a further reduction in FAR and in ceiling heights that 

essentially render these spaces unusable for the intended uses under the Property’s existing zoning 

designation. Lastly, requiring strict compliance with the applicable standards would eliminate 

usable rooftop amenity space, which is a standard and expected feature in comparable mixed-use 

developments and an important feature for attracting tenants in today’s market. This would further 

reduce the already limited leasable space available on the Property, undermining the economic 

viability of the Project. 

 

As such, granting the Variance is therefore necessary to allow the Property to be reasonably 

developed in accordance with its underlying MX2 zoning, consistent with the rights enjoyed by 

similarly zoned properties. 
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5. That the variance granted is the minimum variance that will make possible the 

reasonable use of the land, building or structure. 

 

The requested Variance represents the minimum relief necessary to address a genuine 

functional and economic need and to ensure the reasonable use of the Property for a viable mixed-

use project consistent with its MX2 zoning designation - ensuring the building can achieve its 

intended use while complying with applicable safety and accessibility standards. 

. 

The Applicant is requesting only the minimum height necessary- an additional 4 feet – 

which is the minimum required to meet engineering and design specifications for the safe and 

code-compliant operation of a modern elevator and to provide reasonable rooftop access, a feature 

commonly enjoyed by comparable mixed-use projects. 

 

As previously noted, the Project as designed can achieve only approximately 80% of the 

base FAR allowed for the Property. The building layout and floor areas have been carefully 

optimized to provide the minimum square footage necessary to make the Project economically 

viable and to allow the reasonable use of the land for its intended purposes. The proposed elevator 

system, which complies with ADA, life safety, and Florida Building Code requirements, 

necessitates a minimum 14-foot override to safely house the hoisting mechanism and provide 

adequate emergency clearance. Requiring compliance with the 10-foot mechanical height 

limitation in this case would necessitate either reducing the number of floors or lowering ceiling 

heights, resulting in spaces that are functionally and commercially unsuitable for their intended 

office, residential, or retail uses. Additionally, such a reduction would eliminate usable rooftop 

amenity space, which is a standard and expected feature in comparable mixed-use developments 

and important for attracting tenants in today’s market. 

 

As such, the requested four-foot variance is therefore the minimum adjustment necessary 

to ensure the Project is safe, code-compliant, functional, and economically viable, allowing the 

Property to be reasonably used in accordance with its underlying zoning. 

 

6. That granting the variance will not change the use to one that is not permitted in the 

zoning district or different from other land in the same district. 

 

Approval of the requested Variance will not alter the uses permitted under the Property’s 

existing MX2 zoning designation, nor will it create a use different from that permitted for other 

MX properties. The Variance solely allows for reasonable mechanical design to support the 

Property’s permitted uses and ensures the Project can operate in a manner consistent with other 

MX developments in the surrounding area. 

 

7. That the granting of the variance will be in harmony with the general intent and 

purpose of these regulations, and that such variance will not be injurious to the area 

involved or otherwise detrimental to the public welfare. 

 

The approval of the requested Variance is consistent with the general intent and purpose of 

the Zoning Code. The Code already acknowledges that rooftop mechanical equipment may extend 
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above the roofline through the application of Mediterranean architectural bonuses. In this case, 

however, it would be neither practical nor justifiable for the Project to utilize such bonuses to 

achieve the necessary relief as the Project cannot even achieve the base FAR of 3.0 even with the 

application of these bonuses. As such, the Variance represents a practical and equitable means to 

allow safe and functional rooftop access while fully preserving the intent and objectives of the 

Code. 

 

 The requested Variance is also not injurious to the surrounding area. The Property is 

bordered primarily by smaller buildings and existing parking structures with no habitable space or 

windows directly impacted by the elevator override. Additionally, the Variance will have no 

adverse impact on the public because the additional height is confined to a small rooftop footprint 

that is not visible from the street or adjacent properties as reflected in the Image below and the 

elevator override will be appropriately screened with architectural features or materials to 

minimize any visual impact. 

 

 
 

As such, granting the Variance is fully consistent with the intent of the Zoning Code and 

will allow the Property to be reasonably developed without creating any detriment to the 

surrounding area or public welfare. 

 

8. That the granting of the variance is appropriate for the continued preservation of an 

historic landmark or historic landmark district. 

 

Not applicable. 
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CONCLUSION 

 

Based on the foregoing, the Project is designed in harmony with the character of the 

neighborhood and only incorporates the minimal variances necessary to facilitate the reasonable 

development of the Property in accordance with its MX2 zoning designation. Additionally, the 

Application complies with the criteria established in Section 14-207.6 of the Coral Gables Zoning 

Code for approval.  

 

As such, we look forward to your favorable consideration of the Application. As always, 

should you have any questions or require additional information, please do not hesitate to contact 

me. 

 

      Sincerely, 

       

      Greenberg Traurig, P.A. 

       
     

      Jorge L. Navarro, Esq. 
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