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C i t y  o f  C o r a l  G a b l e s  
P l a n n i n g  a n d  Z o n i n g  S t a f f  R e p o r t  

Applicant:   City of Coral Gables 

Application:       Zoning Code Text Amendments – Live Local Act Parking Reductions 

Public Hearing: Planning and Zoning Board 

Date & Time: January 10, 2024; 6:00 – 9:00 p.m. 

Location: City Commission Chambers, City Hall,  
405 Biltmore Way, Coral Gables, Florida 33134 

 
 
1. APPLICATION REQUEST 

The City of Coral Gables is requesting review and consideration of the following: 
 

An Ordinance of the City Commission of Coral Gables, Florida providing for text amendments to the City of 
Coral Gables Official Zoning Code (Zoning Code), amending Article 10, “Parking and Access,” Section 10-112 
“Miscellaneous Parking Standards,” creating  provisions for considering reduction of parking requirements for 
affordable housing located near a major transit stop as required by the Live Local Act, Ch. 2023-17, Laws of 
Florida; providing for repealer provision, severability clause, codification, and providing for an effective date. 

 
The request requires three public hearings, including review and recommendation by the Planning and Zoning 
Board, and 1st and 2nd Reading before the City Commission. 
 

2. BACKGROUND INFORMATION 

As legislated by Senate Bill No. 102, Staff has prepared a Zoning Code text amendment for the City Commission to 
consider parking reduction requirements for affordable housing located near major transit stops.  
 
On March 28, 2023, Florida Governor Ron DeSantis signed Senate Bill No. 102 under Chapter 2023-17, Law of Florida. 
The Bill, otherwise known as the Live Local Act, became effective on July 1, 2023. The Live Local Act states a 
municipality cannot require a proposed mixed-use development with mixed-use zoning to receive a zoning or land 
use change, special exception, conditional use approval, variance, or comprehensive plan amendment for building 
height, zoning, and density if the proposed mixed-use development delivers a minimum of 40% affordable housing. 
Under the Live Local Act provisions, proposed developments can have the highest allowable density allowed in the 
municipality and the highest allowable height for a commercial development within 1 mile of the proposed 
development.  
 
The Live Local Act also requires a municipality to consider reducing parking requirements for a proposed mixed-use 
development if the proposed development is located within one-half mile of an accessible, major transit stop. The 
proposed ordinance includes a definition for major transit stop as a “Metrorail station or the intersection of two or 
more major bus or trolley routes with frequencies of service intervals of 15 minutes or less during the morning and 
afternoon or peak commute periods.” 
 
The City of Coral Gables aims to comply with the State’s newly adopted regulations. Staff has drafted a zoning code 
text amendment to consider parking reductions for proposed affordable housing developments that meet the 40% 
affordable housing threshold within one-half mile of a major transit stop that has an accessible route for a ¼ mile 
walking distance.  
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3.     PROPOSED ZONING CODE TEXT AMENDMENT 
 
The proposed Zoning Code text amendments are provided below in strikethrough/underline format. 
 
ARTICLE 10. PARKING AND ACCESS 
 
Section 10-112. Miscellaneous parking standards. 
*** 
D.  The City Commission shall consider a parking reduction for affordable housing developments as defined in the 
Live Local Action, Ch. 2023-17, Laws of Florida under the following conditions: 

1. The development is located within a half-mile of a major transit stop.  
2. For purposes of this subsection D, a major transit stop shall be defined as a Miami-Dade County Metrorail 

Station or the intersection of two or more major bus or trolley routes with frequencies of service intervals of 
15 minutes or less during the morning and afternoon peak commute periods. 

3. The development is within one-quarter (1/4) mile walking distance and accessible to the transit stop. For the 
purpose of this subsection D, accessible means having access to a connected network of sidewalks, ramps, 
crossings and other pedestrian features. 

4. In considering whether a development should receive a parking reduction as authorized by this subsection 
D, the City Commission shall consider the impact of the parking reduction for the subject development and 
its compatibility with the surrounding area. 

5. Where the requirements of subsection D are met, the City Commission may reduce the parking requirements 
for a qualifying development as follows: 

a. a 5% reduction for developments with a building site area of 20,000 square feet or greater. 
b. a 10% reduction for developments with a building site area between 10,000 square feet and less than 

20,000 square feet. 
c. a 15% reduction for developments with a building site area under 10,000 square feet. 
d. the City Commission may, in its discretion, grant greater parking reductions for developments with a 

building site of less than 6,000 square feet. 

 
4.     REVIEW TIMELINE / PUBLIC NOTICE 
 
City Review Timeline 
 
The submitted applications have undergone the following City reviews: 

REVIEW COMMITTEES AND BOARDS DATE 

Planning and Zoning Board 01.10.24 
City Commission – 1st Reading 01.09.24 
City Commission – 2nd Reading 01.23.24 

 
The following has been completed to solicit input and provide notice of the Application: 
 

PUBLIC NOTICE DATE 
Legal advertisement 12.28.23 
Posted agenda and Staff report on City web page/City Hall 01.05.24 
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5.    FINDINGS OF FACT 

   
In accordance with Section 14-212.5 of the Zoning Code, the Planning and Zoning Board shall not recommend 
adoption of, and the City Commission shall not adopt, text amendments to the Zoning Code unless the text 
amendment:  

Standard Staff Evaluation 

a. Promotes the public health, safety, and 
welfare.  

The intent of the proposed amendment is to comply with the 
Live Local Action Bill, Florida’s Senate Bill No. 102, Ch. 2023-17, 
Laws of Florida. This amendment provides zoning requirements 
for parking reductions for affordable housing developments. 
Reducing the number of parking and vehicular trips promotes 
public health, safety, and welfare measures. This legislation 
promotes accessibility, walkability, and the use of public transit.  

b. Does not permit uses the Comprehensive 
Plan prohibits in the area affected by the 
text amendment.    

 The proposed amendment does not permit uses the 
Comprehensive Plan prohibits in the affected area.  

c. Does not allow densities or intensities in 
excess of the densities and intensities 
which are permitted by the future land use 
categories of the affected property.  

The proposed text amendment to allow the City Commission to 
reduce parking requirements for qualifying affordable housing 
developments does not affect the densities or intensities of any 
future land use category.  

d. Will not cause a decline in the level of 
service for public infrastructure which is 
the subject of a concurrency requirement 
to a level of service which is less than the 
minimum requirements of the 
Comprehensive Plan. 

The proposed text amendment will not cause a decline in the 
level of service for public infrastructure. Each proposed 
development will be reviewed by Staff to meet the concurrency 
requirements.  
 

e. Does not directly conflict with any objective 
or policy of the Comprehensive Plan. 

The proposed amendment does not directly conflict with any 
objective or policy of the Comprehensive Plan. The proposed 
amendment meets Policy MOB-1.1., Policy MOB-1.1.2., Policy 
MOB-1.1.4., Policy MOB-3.1.1., Policy MOB-3.1.2., Policy FLU-
1.11.1., Policy HOU-1.1.4., and Policy CIE-1.3.3. 

 
Consistency Evaluation of the Comprehensive Plan (CP) Goals, Objectives and Policies 
 
This section provides those CP Goals, Objectives and Policies applicable to the Application and the determination of 
consistency: 

REF. 
NO. COMPREHENSIVE PLAN GOAL, OBJECTIVE AND POLICY STAFF 

REVIEW 
1 Objective MOB-1.1. Provide solutions to mitigate and reduce the impacts of vehicular 

traffic on the environment, and residential streets in particular with emphasis on 
alternatives to the automobile including walking, bicycling, public transit and vehicle 
pooling. 

Complies 

2 Policy MOB-1.1.2. Encourage land use decisions that encourage infill, redevelopment 
and reuse of vacant or underutilized parcels that support walking, bicycling and public 
transit use. 

Complies 

3 Policy MOB-1.1.4. Support incentives that promote walking, bicycling and public transit 
and those that improve pedestrian and bicycle access to/and between local destinations 

Complies 
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REF. 
NO. COMPREHENSIVE PLAN GOAL, OBJECTIVE AND POLICY STAFF 

REVIEW 
such as public facilities, governmental facilities, schools, parks, open space, employment 
centers, downtown, commercial centers, high concentrations of residential, 
private/public schools, University of Miami and multimodal transit centers/stations. 

4 Policy MOB-3.1.1. The City shall research various parking strategies and policies for 
consideration and possible adoption that may include one or more of the following: 

• Additional opportunities for visible/clear signage identifying public parking 
facilities or opportunities to “intercept” vehicle parking patrons. 

• Wayfinding signage to direct “pedestrian parkers” to their destinations. 
• Quality pedestrian connections between the parking facility and the initial 

destination and secondary destination(s), and City trolley. 
• Creation of an online real-time access to parking location and occupancy 

information. 
• Performance based pricing within high demand areas. 
• Support a “park once” effort, whereas parking patrons become a “pedestrian” of 

“transit rider” between the City’s downtown, adjoining retail centers, business 
attractors, employment centers and the University of Miami. 

• Continue research on the use of shared parking for destinations for public 
facilities or the overall parking system. 

Complies 

5 Policy MOB-3.1.2. Management of existing public facilities or future public facilities shall 
be based on a Level of Service (LOS) that provide parking for short term users (i.e., 
visitors) within 500 feet of their initial destination and beyond 500 feet for long term 
users. 

Complies 

6 Policy FLU-1.11.1. Maintain and enforce effective development and maintenance 
regulations through site plan review, code enforcement, and design review boards and 
committees. 

Complies 

7 Policy HOUS-1.1.4. By 2011, the City shall amend its zoning code to provide for 
affordable/attainable housing programs to address the City’s fair share of regional 
affordable housing needs. This may include partnerships between the City and other local 
governments, affordable housing agencies, etc. The City shall examine a multi-pronged 
approach to address the City’s fair share of affordable housing which may include the 
following: 

• Set-aside or unit delivery requirements. 
• Inclusionary zoning incentives. 
• Linkage fees. 
• Creation of affordable housing trust fund. 
• Affordable housing credits. 
• Waiver of City building fees, impact fees, etc. 
• Initiation of an expedited building permit and/or development review system. 
• Utilization of federal, state, regional and county programs including but not 

limited to the following: Florida’s State Housing Initiatives Partnership (SHIP), 
federal Community Development Block Grants (CDBG), and federal affordable 
housing tax credits. 

As a part of the amendments, the City shall include principles and criteria for locating 
affordable/attainable housing that promotes access to a broad range of housing 

Complies 
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REF. 
NO. COMPREHENSIVE PLAN GOAL, OBJECTIVE AND POLICY STAFF 

REVIEW 
opportunities with a full complement of urban services through cooperation and 
coordination with the private sector, surrounding local governments and Miami-Dade 
County. Such principles shall include: 

• Accessible to public transit. 
• Close proximity or readily accessible to employment centers, medical services, 

retail centers, social services, and/or governmental services. 
• Accessible to public parks, recreation areas, and/or open space systems. 

The Workforce/Affordable Housing Study for the City of Coral Gables (revised 2006) 
attached as an Appendix shall be the background data and analysis for the completion of 
the above amendments. 

 
Staff’s Findings: Based upon the Findings of Facts provided herein, Staff finds the Application satisfies the provisions 
of the Zoning Code provides the authority to comply with the Live Local Act. This granted authority is consistent 
with the goals, objectives, and policies of the Coral Gables Comprehensive Plan.   
 
Per Policy MOB-1.1., Policy MOB-1.1.2., Policy MOB-1.1.4., Policy MOB-3.1.1., and Policy MOB-3.1.2., parking 
reductions for proposed developments with more than 40% affordable housing and accessible to major transit will 
help provide solutions to alleviate the impacts of vehicular traffic and promote walking, biking, and use of public 
transit between local destinations. Furthermore, parking reductions for proposed affordable housing near 
accessible, major transit stops meets Policy HOUS-1.1.4. The requirement of Live Local Act supports the City to meet 
this Policy of the Comprehensive Plan by providing a range of housing opportunities accessible to urban services, 
public transit, public amenities, and employment opportunities.  
 
Staff finds that all five of these criteria are satisfied.   
 
6. STAFF RECOMMENDATION 
 
The Planning and Zoning Division recommends approval.  
 
7. ATTACHMENTS 
 

A. Legal advertisement published. 
B. PowerPoint Presentation.  

Please visit the City’s webpage at www.coralgables.com to view all Application plans and materials, notices, 
applicable public comments, minutes, etc.  The complete Application and all background information also is on file 
and available for examination during business hours at the Planning and Zoning Division, 427 Biltmore Way, Suite 
201, Coral Gables, Florida 33134.   
 
  Respectfully submitted, 
 
 
 

Jennifer Garcia, AICP, CNU-A 
Planning Official 

  City of Coral Gables, Florida  



Instagram screengrab

A new study by a University of Miami PhD student
reports a silky shark was able to regenerate much of its
damaged dorsal fin.

before-and-after shots of
the same injured shark.
“In the summer of

2022, 10 silky sharks were
tagged with satellite tags
for a separate study. Short-
ly after, a silky shark was
spotted with its dorsal fin
cut up — in the exact
shape of where a satellite
tag would be,” Black
wrote in a Dec. 14
Instagram post.
“We never expected to

see the shark again. Fast
forward to summer 2023
and sure enough this silky
shark returned to Jupiter.
He was spotted by (two
photographers) who were
able to capture multiple
images for me of this
newly healed dorsal fin.”
Schellenberg and pho-

tographer John Moore
both contributed their
images to aid in the re-
search, she said.
The identity of the silky

shark was confirmed with
the help of a National
Oceanic and Atmospheric
Administration (NOAA)
dart tag that was present
before and after the fin
regenerated, she said.
Silky sharks — named

for their smooth-looking

skin — are native to the
Gulf of Mexico and Flor-
ida’s Atlantic coast and
can reach up to 10 feet in
length, the Florida Mu-
seum of Natural History
reports.
Their size makes silky

sharks a potential threat to
humans, but their “ocean-
ic habits make contact
with humans a relative
rarity,” the museum says.
They prefer “the edges of
continental shelves and
over deepwater reefs,” the
museum notes.

“This newfound insight
into tissue regeneration
and wound healing under-
scores the importance of
further research to under-
stand how they respond to
traumatic injury in the
face of mounting envi-
ronmental challenges,”
Black wrote.
“Additionally, this study

exemplifies the power of
collaboration between
researchers and the public,
including photographers
and divers, to expand the
scope of research studies
and bridge the gap be-
tween science and socie-
ty.”

Mark Price: 704-358-5149,
@markprice_obs
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He moved back to his
North Miami home in
1987 to take care of his
mother. A year later, in
1988, the law firm that he
worked at was sold off,
and he soon became his
mother’s full-time caregiv-
er. She passed away in
1999.

HOLDING ONTO THE
FAMILY HOME
It’s been nearly 25 years

since his mother passed
away, and Heller is hoping
to fix up his family home
while dealing with a long
list of health challenges.
He struggles with hearing
and vision deficits, as well
as congestive heart failure.
Getting around can also
be difficult; Heller wears
braces on both of his legs
and uses a walker.
He has help from his

friend Victoria Sanchez
who stays with him at
times. Sandi Dioli Kumm,
who works for the North
Miami Foundation for
Senior Citizens’ Services,
stops by often. She said
that Heller needs help
paying to repair his roof
and purchasing some
small appliances, like a
toaster oven.
“It’s the family home.

Everybody else has gone
through two and three
ownerships, but he’s held
onto it,” said Kumm, who
nominated Heller for
Wish Book, a Miami Her-
ald/elNuevo Herald pro-
gram that raises money

the living room.

“ILLUSIONS OF
GRANDEUR”
Heller prefers to talk

about better days, like
learning to water ski in
Biscayne Bay after he first
moved to Florida or taking
Spanish classes in Mexico
as a teenager. He gradu-
ated from the University
of Florida and went on to
law school at Samford
University in Alabama.
By his own admission,

Heller wasn’t the most
dedicated law student.
Instead, he spent his time
“fooling around” and
“living the high life.” He
eventually dropped out
and joined the Marine
Corps in 1968 — at the
height of the Vietnam War
— in hopes of seeing the
world.
“You’ve got to under-

stand, I had illusions of
grandeur,” Heller said.
“Besides, it was either join
up or get drafted.”
Heller never did go to

Vietnam. He said he broke
his elbow and a knee dur-
ing training and was even-
tually discharged. He
returned to Florida and
went to work at a Zayre
department store in Mia-
mi before eventually going
back to law school in Ala-
bama and graduating in
1975.
Heller moved around

over the ensuing decade.
He got married, had two
children and got divorced.

from the community to
help needy people identi-
fied by nonprofit agencies.
“We’re trying to work to
rectify some of these is-
sues that are just over-
whelming for a man in his
late 70s.”
“He wants to stay in his

home and we want to
make sure he can do so
safely,” she said.
Heller said that he’s

been encouraged by some
friends to sell the home,
but insisted that he wants
to stay put.
“I’m trying to hold onto

this house,” he said. “It’s
where I belong.”

Max Greenwood:
@KMaxGreenwood

. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .

How to help
To help this Wish Book
nominee and the more
than 100 other nominees
who are in need this year:

To donate, use the coupon
found in the newspaper or
pay securely online
through www.Miami
Herald.com/wishbook

For more information, call
305-376-2906 or email
Wishbook@Miami
Herald.com

The most requested items
are often laptops and
tablets for school,
furniture, and accessible
vans

Read all Wish Book stories
on www.MiamiHerald.com/
wishbook
. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .

PEDRO PORTAL pportal@miamiherald.com

Veteran Kenneth Heller, 78, stands in front of his house in North Miami.
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AWednesday shooting
involving 31 shots fired and
three men hit started as an
argument over ski masks
and a teenage boy, one of
the shot men told Miami
police.
That person’s account is

the only one in the arrest
report describing why Jesus
Falu, 32, was charged with
attempted murder, shoot-
ing a deadly missile and
criminal mischief causing
damage between $200 and
$1,000.
The account of Falu,

who was shot in the leg
and allegedly waived his
right to remain silent, is
redacted. The third man

involved in the shooting
near Northwest 12th Street
and First Avenue in Over-
town had been shot in the
chest and was intubated, a
tube in his trachea to make
sure he gets oxygen, at
Jackson Memorial Hospi-
tal’s Ryder Trauma Center.
The report says when

officers got to the area
around 12:25 a.m., they
found Falu under a black

Chevrolet Silverado pickup
truck with his tan 9mm Sig
Sauer handgun. The other
two men, neither of whom
is named, were nearby.
One had put his black 9
mm Glock on top of a
nearby car. Like Falu, he’d
suffered a leg wound.
That’s the man who

spoke to police at the hospi-
tal and gave an account the
report says is backed up by

videos from a nearby sur-
veillance camera and city
of Miami Real Time Crime
Center video.
He told police he and his

pal “like to wear ski masks
just for fashion.” They
entered Arena Supermar-
ket, 1201 NW First Pl.,
where Falu began criticiz-
ing them for wearing the
ski masks in front of his
17-year-old son. The argu-

ment increased in intensity
until Falu revealed his Sig
Sauer. The two ski mask
wearers left the store and
began walking west on 12th
Street, followed by Falu.
Falu, the report said,

pulled out a gun and point-
ed it at the head of the
unarmed ski mask wearer.
The armed ski mask wear-
er pulled out his gun and
the 9 mm bullets began
flying.

David J. Neal:
305-376-3559,
@DavidJNeal
Omar Rodríguez Ortiz:
305-376-2218,
@Omar_fromPR

An argument over ski masks ends with
3 men shot and an arrest, Miami cops say
BY OMAR RODRÍGUEZ ORTIZ
AND DAVID J. NEAL
orodriguezortiz@miamiherald.com
dneal@miamiherald.com

Attachment A



1

Live Local Act
SENATE BILL 102

PLANNING & ZONING BOARD

JANUARY 9, 2024

2

LIVE LOCAL ACT

• LIVE LOCAL ACT (SENATE BILL NO. 102, CHAPTER 2023-17, LAW OF

FLORIDA) SIGNED ON MARCH 28, 2023, AND EFFECTIVE ON JULY 1, 2023

• INTENDED TO ADDRESS THE STATE’S AFFORDABLE HOUSING CRISIS

• +/- $811M TOTAL FOR AFFORDABLE HOUSING:
• STATE APARTMENT INCENTIVE LOAN PROGRAM (SAIL) - $259M
• STATE HOUSING INITIATIVES PARTNERSHIP PROGRAM (SHIP) - $252M
• FLORIDA HOMETOWN HERO PROGRAM - $100M
• NEW INFLATION RESPONSE PROGRAM - $100M
• LIVE LOCAL TAX DONATION PROGRAM - $100M

1

2
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LIVE LOCAL ACT

City must authorize development if 40% affordable (120% AMI or below)

Development is only authorized in Mixed-Use districts

5

APPLICABLE TO MIXED-USE DISTRICTS

North Coral Gables South Coral Gables

4

5
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6

WHAT IS AFFORDABLE?

420.0004 Definitions:

“Affordable” means that monthly rents or monthly mortgage
payments including taxes, insurance, and utilities do not exceed 30
percent of that amount which represents the percentage of the 
median adjusted gross annual income for the households [in 
Miami Dade County]

Florida Statutes, Chapter 420, 
Section 0004 Definitions

9

WHAT IS AFFORDABLE?

www.floridahousing.org/owners-and-managers/compliance/rent-limits

6

9
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LIVE LOCAL ACT

Act automatically approves height to highest height within 1 mile

11

LIVE LOCAL ACT – 1-MILE RADII

North Coral Gables South Coral Gables

70’

10

11
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LIVE LOCAL ACT

Density is analyzed City-wide

13

LIVE LOCAL ACT - DENSITY

12

13
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LIVE LOCAL ACT

Administrative approval for density, height, and land use

Planning & 
Zoning Board

Properties 
> 20,000 sqft

Adoption
PZB 

Recommendation
to the 

City Commission

City 
Commission

LIVE LOCAL ACT APPROVAL PROCESS

Board of 
Architects

Development 
Review 

Committee

Board of 
Architects

BOA Preliminary 
Design Approval

Building Permit

BOA Preliminary 
Design Approval

Properties 
< 20,000 sqft

Development 
Review 

Committee

For consideration 
of other 

Zoning Code 
regulations

14
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LIVE LOCAL ACT - SUMMARY

Height
Highest currently 

allowed height within 
1-mile of proposed

Use
Mixed-use with 

multifamily rental in 
commercial, industrial, 

or mixed-use zones 
without a zoning or 

land use change

Density
Highest density 

allowed on any land in 
the City

Preemption of local zoning regulations regarding Use, Density, and Height 

17

LIVE LOCAL ACT

Parking reductions must be considered

… and the local government can define “major transit stop.”

16

17
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“Major Transit Stop” means the Metrorail station or the intersection of
two or more major bus or trolley routes with frequencies of service
intervals of 15 minutes or less during the morning and afternoon peak
commute periods

LIVE LOCAL ACT - PARKING

19

LIVE LOCAL ACT - PARKING

18

19
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20
North Coral Gables South Coral Gables

LIVE LOCAL ACT - PARKING

1. 1/2 mile of a major transit stop

2. Accessible route within one-quarter (1/4) mile walking distance

3. Commission considers the impact of the parking reduction and its

compatibility with the surrounding area.

4. May reduce the parking requirements:

a. 5% reduction for 20,000 square feet or greater

b. 10% reduction for between 10,000 square feet and 20,000 square feet

c. 15% reduction for under 10,000 square feet

d. City Commission may grant greater parking reductions for less than

6,000 square feet

LIVE LOCAL ACT - PARKING

20

25
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Live Local Act
SENATE BILL 102

PLANNING & ZONING BOARD

JANUARY 9, 2024

26




