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c Board of Adjustment Application

Phone# 305.460.5211Development Services DepartmentCity of Coral Gables

Preamble

Application review request

Property information

Pursuant to the City Charter, and subject to those provisions, a Board of Adjustment is created to provide relief
from hardships and errors in the application of the regulations.

The undersigned applicant(s)/agent(s)/property owner(s) request(s) a Board of Adjustment hearing for the
following application(s) (please check all that apply):

0 Appeal

Variance

E Other:

@

Property/project name:

Street address of the subject property:

Property Legal Description: Lot(s):

1501 Sunset
1501 and 1505 Sunset Drive

See enclosed survey

Section(s):

Block(s): See enclosed survey

Riviera Section Part 14

Plat Book(s)/Page(s): 28/32
NoHas there been a Board of Adjustment hearing on the property in the last year?

Is this request the result of a Notice of Violation? No

Is this request the result of a deviation from an approved set of plans? No

Has the property owner owned the property for at least one (1) year? Yes

Current land use classification(s):Commercial Low Rise Intensity

Current zoning classification(s):

Listing of all folio numbers for subject property:

MX1

03-4130-009-1540 and 03-4130-009-1550



Board of Adjustment Application

General information

305-579-0821 / 305-579-0827

Telephone#:

Applicant(s)/Agent(s) Name(s):JOrg€ Navarro, Esq. / Devon Vickers, Esq.
Fax#: vickersd gtlaw.com

MailmgAddres$.333 SE 2 Avenue, Suite 4100 33131
Email: @

(City) (State) (ZIP Code)

Property Owner(s) Name(s):

305-666-0562
Telephonehf: Fax#:

Mailing Address:

One Sunset, LLC (c/o Daniel de la Vega)

ddelavega

3250 Mary St. Suite 520 Miami, FI 33133
Email:

onesothebysreahy com

(City) (State) (ZIP Code)

N/AProperty Owner(s) Name(s):

Telephone#:

Mailing Address:

Fax#: Email: @

(City) (State) (ZIP Code)

Horned Rodriguez ArchitectsProject Architect(s) Name(s):

Telephone#: 305-529-9967 Fax#:
hr-architects-inc.com

@

Mailing Address:275 Minorca Avenue
EmailshaMgd

Coral Gables, FI 33134
(City) (State) (ZIP Code)

Provide the date(s) and type(s) of application(s) previously filed with the City of Coral Gables and type of
reviews, approvals, actions related to this request:

Board of Architects (BOA) Design and Mediterranean Level II Approval 2-1-2024

Design Review Committee (DRC) - 6-30-2023

Application received by: Date:
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Board of Adjustment Application

Application requirements and supporting information

/

The Development Services Department cannot accept applications that are not complete for any hearing before
the Board of Adjustment. Failure to provide the information necessary pursuant to the established time frames
included but not limited to application submittal, submission of revised documents, etc. for review by City Staff and
the designated reviewing entity may cause application to be deferred without further review until such time the
requested information is submitted.

Pre-application Meeting Requirements. A pre-application meeting is required to be held in advance of an
application submittal to determine the information necessary to be filed with the application(s). The City
reserves the right to request additional information as necessary.

Application submittal (order of documents). The order of the documents for the application submittal shall be
as follows (required documents will be determined at pre-application meeting):
E Table of Contents with page numbers identifying all below documents.
0 Completed Application.
0 Applicant's proposal.
0 Letter of intent.
E Standards for Variances #1 through #8.
D Owner's Affidavit.
0 Proof of ownership if ownership of the property has changed in the last year.
0 Full size set of plans (stamped by the Board of Architects).
[I Plans in 11" X 17" size format (13 sets).
E Color photographs (35mm or digital photographs), must be labeled (13 sets).
E One (1) compact disc (CD) containing required plans and color photographs.
E Signed and sealed survey (indicate any tree disposition necessary if affected by proposed work).
0 Aerial.
E Other (letter of support, rescheduling letter, etc.)

Application supporting materials. The following application supporting materials shall be provided separately
from the application submittal and are as follows:
D Application fees.
U One (1) original certified mailing list and signed affidavit including MDCPS.
D Two (2) sets of mailing labels.
0 City of Coral Gables Annual Registration Application and Issue Application Lobbyist forms.

Posting of the property. The City shall post the subject property with a City approved sign advising of the
Board of Adjustment meeting date. The public notice posting shall be in accordance with the Zoning Code.
The sign shall be installed ten (10) days prior to the meeting and shall not be removed until after the meeting,
at which time it is the applicant's responsibility to remove the sign.
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Board of Adjustment Application

Applicant/agent/property owner/architect affirmation and consent

(I) (We) affirm and certify to all of the following:
1. The application will not be heard unless the Applicant/Agent is present at the Board of Adjustment

hearing.
2. The subject property will be posted with a City approved public notice sign. The sign shall be installed a

minimum of ten (10) days prior to the meeting and shall not be removed until after the meeting, at which
time it is the applicant's responsibility to remove the sign.

3. No application shall be accepted during the following time periods after the denial of a substantially similar
application affecting the same property or any portion thereof:
a. Conditional uses and variances: six (6) months.
b. Comprehensive Plan Map Amendment, Comprehensive Plan Text Amendment, Zoning Code Map

Amendment, Zoning Code Text Amendment, amendments and applications for abandonment and
vacation of non-fee interests: twelve (12) months (Section 3-210. Resubmission of application affecting
same property).

4. That the only variance or items being requested are those that have been specified in the written
application for a variance, and any other code or plan issues will be corrected by modifying the plans to
comply with the respective codes and ordinances of the City of Coral Gables.

5. That the applicant will be responsible for complying with all of the conditions and restrictions imposed by
the Board of Adjustment in connection with the requested variance, and will take the necessary steps to
make the variance effective if approved by the Board of Adjustment.

6. That it is the responsibility of the applicant to submit a complete application with all of the documents
necessary for the Board of Adjustment to hear the applicant's request.

7. That the applicant is responsible for the submission and accuracy of a certified mailing list and three (3)
sets of mailing labels according to the latest ad valorem tax record of all property owners within one-
thousand (1,000) feet of the property for which a public hearing before the Board of Adjustment is being
requested.

8. Any variance granted by the Board of Adjustment or the City Commission shall be in effect for twelve (12)
months from the date of approval. If a permit is not issued within the twelve (12) months, and work
commenced, then the variance shall become null and void. One (1) twelve (12) month extension of a
variance may be granted by the Development Review Official.

9. That the application fee is not refundable or any portion thereof regardless of final resolution, deferment,
or non-presentation to the Board of Adjustment.

10. That all the information contained in this application and all documentation submitted herewith is true to
the best of (my) (our) knowledge and belief.

11. Understand that the application, all attachments and fees become a part of the official records of the City
of Coral Gables and are not returnable.

12. Failure to provide the information necessary pursuant to the established time frames included but not
limited to application submittal, submission of revised documents, etc. for review by City Staff and the
designated reviewing entity may cause application to be deferred without further review until such time
the requested information is submitted.

13. Applicant has read and understands all of the information in the City of Coral Gables Board of Adjustment
Information brochure.

14. All representatives of the application have registered with and completed lobbyist forms for the City of
Coral Gables City Clerk's office.
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Board of Adjustment Application

P operty Owner( )Signature:

(QM

Property Owner(s) Print Name:
Daniel de la Vega on behalf of One Sunset, LLC

Property Owner(s' Signature: Property Owner(s) Print Name:

Property Owner(s) Signature: Property Owner(s) Print Name:

AddflESS:3250 Mary St. Suite 520 Miami, FI 33133

Telephonef305-666-0562 Fax:

Email:ddelavega@onesothebysrealty.com

NOTARIZATION

day of9 'ay by Annul e. /4 WIN
STATE OF FLORIDA/COUNTY OF
The foregoing instrument was acknowledged before me this
(Signature of Notary Public - State of Florida)

.. / ,v t » ,

" -.s

*ra »

Jo

Notary Public Slate of Florida
Rey fief Lezcano
My Commission HH 103542
Expires 03/11/2025Q

.._. ..
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:a

_-

g5
t, Type Or Stamp Commissioned Name of Notary Public)

Personally Known OR Produced Identification; Type of Identification Produced

/

\
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Board of Adjustment Application

Architect(s)/Engineer(s) Signature: Architect(s)/Engineer(s) Print Name:
Hamed Rodriguez on behalf of Hamed Rodriguez
Architects

Address:275 Minorca Ave.
Coral Gables, FI. 33134

Telephone:305-529-9967 Fax:

Email:hamed@hr-architects-inc.com
.
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NOTARIZATION

"J9 day of by

STATE OF FLORIDA/COUNTY OF
The foregoing instrument was acknowledged before me this
(Signature of Notary Public - State of Florida)

/ilgrz
29314

Arne

cC 483'
\.

I

.6.-
SONYA KULCAR

MY COMMISSIDN * HH 264249

El(PlRES' September 12, 2026

I

i 4
\\up»:,,"'.sgo:

we, \

(Print, Type or Stamp Commissioned Name of Notary Public)
Personally Known OR Produced Identification; Type of Identification Produced

Attachments:
A. Board of Adjustment supporting information.
B. Board of Adjustment Calendar.
C. Board of Adjustment Application Fee Schedule.
D. Certified Mailing List Service Providers.

March 2021
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Jorge L. Navarro 
Tel 305.579.0821 
Fax 305.961.5310 

navarrojo@gtlaw.com 

June 27, 2024 
Ms. Arceli Redila,  
Zoning Administrator  
City of Coral Gables 
427 Biltmore Way, 2nd Floor 
Coral Gables, FL 33134 
 

Re:  Board of Adjustment Application / Request for Side and Rear Stepback 
Variances per Section 14-207.6 of the City of Coral Gables Zoning Code / 
Properties located at 1501 and 1505 Sunset Drive in Coral Gables, Florida 
(Folio Nos.: 03-4130-009-1540 & 03-4130-009-1550)  

 
Dear Ms. Redila: 
 
 On behalf of One Sunset LLC (the “Owner”), owner of the properties located at 1501 
and 1505 Sunset Drive in Coral Gables, Florida (collectively, the “Property”), please accept this 
letter of intent and enclosed application requesting approval of a non-use variance related to the 
interior side and rear stepbacks for the development of a new mixed use office building at the 
Property (the “Application”).  
 

I. THE PROPERTY 
  
 As per the survey prepared by Suarez Surveying & Mapping, Inc., and dated June 8, 
2023, the Property is approximately 15,500 +/- square feet and is comprised of Lots 21, 22, and a 
portion of Lot 23, Block 205 of the Second Revised Plat of Coral Gables Riviera Section Part 14, 
according to the Plat thereof as recorded in Plat Book 28, at Page 32, of the Public Records of 
Miami-Dade County, Florida (the “Plat”). As reflected in Image 1 below, the Property is a 
corner lot bounded by Sunset Drive to the South, Yumuri Street to the East and the 5-story 
Sunset Office Center project to the North and West (located at 1515 Sunset Drive). The Property 
is currently improved with two (2) structures that were originally constructed in 1946 as 
apartment buildings and subsequently repurposed for office uses.   
 

 
Image 1 
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The Property is currently designated as “Commercial Low-Rise Intensity” on the City’s 
Future Land Use Map and is zoned MX1, which permits a variety of commercial and retail uses. 
The existing MX1 zoning permits a building height of up to 77 feet with a maximum Floor Area 
Ratio (FAR) of 3.5 with Mediterranean Architectural bonuses. 
 

II. THE PROJECT & APPROVAL HISTORY 
 

As detailed in the enclosed plans prepared by Hamed Rodriguez Architect Inc. (the 
“Plans”), the Owner seeks to redevelop the Property with a thoughtfully designed mixed use 
building containing approximately 7,800 +/- square feet of ground floor commercial space, two 
floors of office space totaling approximately 19,490 +/- square feet, and three levels of parking 
(the “Project”). As discussed further below, due to the unique site conditions that exist, the 
Project is only able to provide approximately 50% of the FAR that would otherwise be permitted 
at the Property. The Project will replace the outdated apartment buildings at the Property with a 
high quality, Class A office building with ground floor commercial uses that will activate this 
corridor with a more inviting, pedestrian friendly environment.  

 
The Project, located along Sunset Drive, will be a welcomed addition to the 

neighborhood as it is compatible with the other developments and architectural context in the 
area. Specifically, the Project’s proposed stepbacks are consistent with the stepbacks that have 
been approved for much larger and taller buildings in the immediate area, including the existing 
building located at 1515 Sunset Drive which directly abuts the Property. Over the last 20 years, 
this area has been developed with various new office and residential buildings and many of those 
buildings have the same or less of a stepback than what this Project provides. As such, the 
Project as designed will fit seamlessly within the context of this commercial area and enhance 
this underutilized Property with a new mixed use project that is compatible with the abutting 
development and surrounding area.     

 
From an architectural context, the Project is designed with a Classical Mediterranean 

architectural style, which is harmonious with the abutting office building (located at 1515 Sunset 
Drive). In furtherance of this goal, the Coral Gables Board of Architects approved the design as 
well as the Mediterranean Level II bonuses for the Project (“BOA Approval”), a copy of which 
is attached hereto as Exhibit “A”.  As part of the design approval process, the BOA further 
reviewed and approved the Project with the proposed stepbacks (discussed in Section III) and 
found its design acceptable and appropriate for the area. This design ensures that the proposed 
development seamlessly integrates with the abutting office building and parking garage, and 
promotes the Mediterranean architectural aesthetic of the Project by creating a sense of 
symmetry and balance.    
 

III.  VARIANCE ANALYSIS 
 

Per Section 2-201(D)(4) of the Zoning Code, buildings with a height greater than 45 feet 
must provide an interior side stepback of 15 feet and a rear stepback of 10 feet.  As mentioned 
above, the Owner is requesting approval of the construction of the proposed building with a 10-
foot interior side stepback (“Interior Side Stepback Variance”) and a 0-foot rear stepback 
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(“Rear Stepback Variance”) (collectively, the “Variance”) due to the hardships associated with 
developing this unique Property and its relation to the abutting office building and parking 
garage that was recently constructed along its western and northern property lines. For these 
reasons and the reasons outlined 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. 
 

A. The Property is smaller than the majority of the other commercial sites in the area 
and is comprised of a substandard lot, thus creating hardships in meeting the 
required stepbacks. 

 
As previously mentioned, the Property is a 15,500 +/- square foot corner lot, which is less 
than half the size of the average commercial property in the area. As illustrated in the 
chart attached hereto as Exhibit “B”, the average lot size of the other MX zoned 
properties in the immediate area (East of 57th Avenue, South of Venera Avenue and East 
of Nervia Street) is approximately 32,645 square feet. By comparison, the average lot 
size in the immediate area is more than two times (2x) the size of the Property.  
 
Based on this information, it is evident that the Property is a substandard lot, in 
comparison to nearby lots within the surrounding area, which provides unique challenges 
from a design and architectural perspective that are not shared by many other parcels in 
the immediate vicinity. This unique condition is evidenced by the fact that the maximum 
FAR that can be constructed at the Property is only half of that which is otherwise 
permitted under the applicable MX-1 zoning district, when considering the parking 
requirements and applicable setbacks and proposed stepbacks.  
 
Additionally, it is important to note that the Property is comprised of a fractional portion 
of a platted lot, which results in a substandard lot size. Specifically, the western portion 
of the Property, for which the Interior Side Stepback Variance is requested, includes only 
the East 41 feet of Lot 23 which is 9 feet less than the other typical lots contained within 
the Plat for this area of the City. As such, the Property has a unique condition that is 
specific to this particular site and that is not typically found on other properties 
throughout this area.  If the Property had encompassed the additional 9 feet, the Project 
would have been able to meet the required interior side stepback along its western 
property line. 
 

B. The Property is also in a unique situation with respect to its surrounding as built 
conditions. 
 

Further accentuating the unique circumstances that exist with respect to this particular 
Property is the new office and parking garage buildings that were constructed on the 
properties immediately to the North and West of the Property, along which the stepback 
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relief is being requested. The immediately abutting office development, located at 1515 
Sunset Drive, consists of a 5-story office building situated to the West and a 4-story 
parking garage to the North (the “1515 Project”). The 5-story office component of the 
1515 Project was originally approved in 2010 with a ground level setback of 
approximately 9 feet along the Property’s western boundary. 
 
Due to the unique configuration of the lots and parcels comprising the 1515 Project, the 
lot line along the northern portion of the Property (the southern interior property line for 
the 1515 Project) was considered an interior side setback as opposed to a rear setback, 
which created a unique condition and allowed the abutting parking garage building to be 
constructed within 3 feet of the Property (where 10 feet would have otherwise been 
required). As a result, the 1515 Project’s existing parking garage, situated to the North of 
the Property, is currently built with a 3-foot setback and is therefore situated closer to the 
Property than what would otherwise be allowed.  
 
Additionally, the 1515 Project’s office building is constructed with an additional 9 foot 
setback along the western portion of the Property and with no upper level stepbacks.  The 
Project has been designed to provide a 10-foot stepback upper level stepback along this 
same Property line. When taking into consideration the existing 9 foot setback for the 
1515 Project’s office building and the Project’s proposed 10 foot interior side stepback, 
the Project would meet the intent of the Zoning Code by achieving a 19 foot separation 
between both buildings.  
 
 

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

 
The undersized nature of the Property and the unique as built conditions of the abutting 
building is an existing physical condition that is not the result of the actions of the current 
Owner. As per the Survey, the Property is a comprised of a portion of a platted lot 
(specifically Lot 23, less 9 feet thereof) and has existed in this condition since at least 
1977, per the Deed recorded in Official Records Book 9676, Page 797, attached hereto as 
Exhibit “C”. Additionally, the adjacent 1515 Project that was recently constructed with 
its unique setbacks and no upper level stepbacks, creates a unique condition that did not 
result from the Owner’s actions.  

 
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 will not confer any special privilege on the Applicant, 
which is not available to other buildings and properties in the same zoning district and/or 
in the immediate vicinity, as there are already buildings in the area that are currently 
constructed with minimal to no upper level stepbacks.  Instead, the Owner is requesting 
that the same privilege and rights that are currently enjoyed by the abutting project as 
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well as other neighboring projects in the area, as it relates to stepbacks, be applied to this 
Project.  
 
For example, the MX-1 zoned, 5-story medical office located at 6901 Yumuri Street, an 
interior lot with buildings on each side, does not appear to provide the full upper level 
stepback along either interior frontage. Additional projects in the immediate area that are 
similarly situated on corner lots, such as the 5-story Baptist Health office building (6801 
Red Road),  the 7-story Plaza San Remo mixed use building (6705 Red Road), as well as 
the 9-story Standard residential building (1515 San Remo Avenue), also appear to have 
reduced building stepbacks above a 45-feet elevation. Additionally, the abutting 1515 
Project situated to the North and West of the Property, is also designed with minimal 
setbacks and stepbacks. It is also important to note that all of the above-referenced 
properties are at least three times (3x) the size of the Property. As a result, these projects 
were developed on larger properties that had sufficient lot area available to provide the 
necessary stepbacks or to obtain relief via a Planned Area Development (PAD) 
designation, whereas the Property is not eligible for such relief due to the smaller lot size.   
 
Lastly, the Variance would not confer any special privileges in terms of developing more 
FAR than other buildings in the same zoning district as the Project as currently designed 
provides only 50% of the FAR that would typically be permitted for other similarly zoned 
projects.  

 
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 interpretation of the applicable regulations deprives the Owner of rights 
commonly enjoyed by other similarly zoned properties in the area and works an 
unnecessary and undue hardship on the Owner when compared to other mixed use and 
commercial developments in the immediate area. 
 
The Owner has requested and obtained Mediterranean Level II Bonus for the Project, as 
approved by BOA, which typically allows for an increased building height of 77 feet and 
an increased FAR of 3.5.  Although the Owner has obtained Mediterranean Level II 
Bonus approval, due to the unique site conditions discussed above, the Owner is unable 
to obtain any of the FAR bonuses provided for under the Zoning Code and granted for 
similar projects in the area. As designed, the Project is only able to develop 
approximately fifty percent (50%) of the FAR that would otherwise be permitted and that 
is allowed to be developed on other commercial sites.  As such, the Owner is essentially 
only seeking Mediterranean Level 2 Bonus to accommodate the parking requirements as 
the majority of the Project (Levels 2, 3 and 4) is dedicated to parking facilities with only 
2 floors (Levels 5 and 6) available for office uses. Unlike the other properties that may 
request stepback relief to maximize FAR or use TDRs, in this case the Owner is only able 
to develop a maximum of fifty percent (50%) of the allowable FAR, which reflects a 
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hardship of developing this Property with a literal interpretation of the applicable 
stepback regulations.  
 
The small amount of FAR that can be achieved in this particular case necessitates a 
variance to make the Project economically viable for construction and to allow the 
Property to be reasonably developed in accordance its underlying MX-1 zoning district 
designation. Additionally, unlike other MX zoned properties, the Owner in this particular 
case has no other alternatives, from a design and Zoning Code perspective, to alleviate 
the required parking needed for this Project as there are no remote parking options or 
City parking garages located in this portion of the City.  

 
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 is the minimum relief necessary to ensure the reasonable use of 
the Property for a viable commercial use and to provide reasonably sized floorplates to 
accommodate the Class A office space permitted under the MX-1 zoning district.  

 
First, the Owner is not requesting to entirely eliminate the required 15 foot interior side 
stepback along the western Property line.  Instead, the Project is designed with a 10-foot 
stepback above 45 feet,.  As mentioned above, the abutting 1515 Project is developed 
with a 9 foot setback along the entire interior frontage and no upper level stepbacks.  
When considering the existing as built 9 foot stepback condition at the 1515 Project 
coupled with the proposed 10 foot interior stepback for the Project, there would be a 19 
foot separation between these office buildings meeting the intent of the City’s stepback 
regulations. Additionally, the Project is designed with a 10 foot rear setback on the 
ground level abutting the 1515 Project’s 4-story parking garage to the North.  The 
abutting parking garage is constructed with no windows or habitable space, and therefore 
would not be impacted from the Rear Stepback Variance proposed for this facade on the 
5th and 6th story of the Project.  
  
As discussed above, the Owner is currently only constructing 2 levels of office space and 
only approximately fifty percent (50%) of the total FAR that could be developed at the 
Property under the applicable Mediterranean Architecture Bonus that were approved for 
the Project. The Project is 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 zoned purposes.  Any further reduction in FAR or 
floorplate size would result in a project that is not economically viable from a useability, 
functionality or construction perspective, essentially creating a hardship on the Owner.  
By requiring strict compliance with the applicable stepbacks, the Project’s office space 
would be reduced by approximately 3,300 +/- square feet and the resulting floorplates 
would be severely inefficient to program, design, and furnish for the proposed Class A 
office space. When considering the location of the building core functions and structural 
columns throughout, the increased stepbacks would make the majority of the office space 
currently proposed along the northern side of the Property unusable by constricting 
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walkways, reducing the ability to accommodate necessary office functions such as 
meeting rooms and employee lounges, and providing offices with substandard 
dimensions that are unsuitable for the Class A office market. As such, the requested relief 
is the minimum Variance required to allow for the reasonable use of the Property for its 
intended purposes.  
 

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.  

 
The approval of the Variance will not change the uses permitted under the Property’s 
existing MX1 zoning designation, nor will it make the Property’s use different from other 
properties located in the MX1 zoning district. Specifically, the MX1 zoning district 
allows mixed use developments with office, restaurant, retail and residential, among other 
uses – which is consistent with the office and commercial uses currently permitted and 
proposed for the Project as well as those existing on the immediately abutting property 
for the 1515 Project.  
 

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 Project is thoughtfully designed to ensure that it will complement the heightened 
design aesthetics of the area and further the City’s goal of providing Mediterranean 
architectural excellence. Additionally, the Variance will allow the Project to be designed 
with architectural symmetry along the Property’s primary street frontage (Sunset Drive) 
and to mirror the existing stepback that was approved for the immediately adjacent office 
building to the West.  This thoughtful design approach is consistent with the purpose of 
the City’s Architectural Standards that are intended to enhance the surrounding 
environment with a design that provides “high aesthetic quality and variety and which, at 
the same time, are considerate of each other.” Not only does the Project’s design provide 
balance and harmony within its own structure, but also takes into consideration the 
abutting office and parking garage buildings (1515 Project) constructed to the West and 
North of the Property.   

 
Furthermore, the minimal Variance requested for the Project is not injurious to the area as 
the architect has designed the Project  in context with the abutting 1515 Project buildings. 
As detailed above, the abutting 1515 Project consists of a 5-story parking garage to the 
North that is constructed with a 3-foot setback and has no habitable space or windows.   
As a result, the Project is intentionally designed with its parking garage and back of 
house operations facing the 1515 Project’s parking garage frontage.  Therefore, the 
abutting parking garage would not be impacted by the proposed Rear Stepback Variance, 
as the Project is designed in a way that is compatible with the abutting parking garage 
structure to the North, thereby meeting the intent and purpose of the City’s stepback 
regulations. 
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Lastly, the 1515 Project, which directly abuts the portion of the Property where the Side 
Interior Stepback Variance is requested, is currently constructed with a 5-story office 
building to the West of the Property, and was approved with a 9 foot setback and no 
upper level stepbacks. The 9 foot setback for the 1515 Project provides for an additional 
physical separation between the existing 1515 Project office building and the Property.  
These existing site conditions to the West of the Property are compatible with the 
Project’s proposed 10 foot stepback and further mitigates and ensures that the spacing 
that would normally be required between both buildings is maintained.   

 
 

8. That the granting of the variance is appropriate for the continued preservation of 
an historic landmark or historic landmark district. 

 
Not applicable; the Property is neither identified as a historic landmark nor is it within a 
historic district. 

 
IV. CONCLUSION 

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

neighborhood and abutting office building and achieves the intent of the MX1 stepback 
regulations, as applicable.  Additionally, based on the substandard size of the Property and the 
abutting as built conditions, the minimal relief requested will also allow for the reasonable 
development of the Property for its intended zoned purposes and complies with the criteria 
established in Section 14-207.6 of the Coral Gables Zoning Code.  As such, we look forward to 
your favorable consideration of the Application. Should you have any questions or require any 
additional information, please do not hesitate to contact me at 305-579-0821.  
 

Sincerely, 

 
Jorge L. Navarro, Esq. 

 
 
HJN;dv 
  
Enclosures  
 
ACTIVE 696505189v7 



 
 
 

EXHIBIT “A” 





 
 
 
 

EXHIBIT “B” 



1
2 3

4

5

6

7

8 9
10

11

12

13

Lot # Address Lot Size (SF)

1 6801 Red Road 55,000

2 1575 San Ignacio Ave 20,000

3 1539 San Ignacio Ave 15,000

4 1540 San Remo Ave 20,000

5 1535 San Ignacio Ave 10,000

6 1500 San Remo Ave 78,826

7 6915 Red Road 30,000

8 1569 Sunset Drive 5,000

9 1563/65/67 Sunset Drive 5,000

10 1549 Sunset Drive 30,985

11 1545 Sunset Drive 7,812

12 1520 San Ignacio Ave 15,364

13 1515 Sunset Drive 45,840

14 1535 Sunset Drive 3,000

15 1533/41 Sunset Drive 44,300

16 1515 Sam Remo Ave 72,506

17 1537 San Remo Ave 5,200

18 6705 Red Road 99,159

19 1493 Sunset Drive 12,500

20 N/A 6,250

21 6901 Yumuri Street 21,875

22 6851 Yumuri Street 16,875

23 6800 Nervia Street 46,500

24 6920 Nervia Street 9,000

25 1401 Sunset Drive 13,500

Lot Size Metric (SF)

Average 32,645

Median 16,120

Mode N/A

Max. 99,159

Min. 3,000

14

15

16

17

18

19

20

21

22

23

25

24



 
 
 
 

EXHIBIT “C” 







NUMBER COMMON NAME DIAMETER (FT) HEIGHT (FT) SPREAD (FT) REMARKS

1 BOTTLE BRUSH 1.8 35 20  ‐

2 SABAL 1 20 15  ‐

3 WILD TAMARIND 2 30 30  ‐

4 BOTTLE BRUSH 2 30 30  ‐

5 ROBELLINI 0.4 8 5  ‐

6 ROBELLINI  ‐  ‐  ‐ CLUSTER

7 ROBELLINI  ‐  ‐  ‐ CLUSTER

8 PINK TABEBUIA 1.5 30 25  ‐

9 ROBELLINI  ‐  ‐  ‐ CLUSTER

10 PINK TABEBUIA 0.8 25 15  ‐

11 ROBELLINI  ‐  ‐  ‐ CLUSTER

12 ROBELLINI  ‐  ‐  ‐ CLUSTER

13 PINK TABEBUIA 0.8 30 15  ‐

TREE TABLE

ONLY TREES WITH A TRUNK DIAMETER OF 3" (0.25') AT THE BREAST HEIGHT OR GREATER WERE LOCATED

M.Suarez
seal
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LOCATION   A0.1

PROPERTY INFORMATION:

Property Address: 1501 SUNSET DRIVE
Folio Numbers: 03-4130-009-1540 and 03-4130-009-1550
Legal Description: CORAL GABLES RIVIERA SEC 14 -2ND REV PL
                                PB 28-32
                                LOT 21 & E16FT LOT 22 BLK 205
                                LOT SIZE 80.000 X 100
                                OR 18477-3874 0199 4
Lot Size: 15,500 SF
Current use of property: COMMERCIAL OFFICES
Land Use and Zoning Designations: 1813 OFFICE BUILDING - MULTISTORY : OFFICE BUILDING

  



AERIAL VIEWS   A0.2



EXISTING BUILDINGS   A0.3

BUILDING TO THE WEST OF PROPERTY EXISTING BUILDINGS ON PROPERTY BUILDING TO THE EAST PROPERTY 

EXISTING BUILDING ON PROPERTY + 
BUILDING TO THE NORTH OF PROPERTY 

BUILDING TO THE NORTH OF PROPERTY BUILDING TO THE NORTH OF PROPERTY 



FACADES FACING PROPERTY  A0.4

NEIGHBOR TO WEST OF PROPERTY

  

NEIGHBOR TO NORTH OF PROPERTY

  

SUNSET DRIVE
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ZONING DATA   A0.5

Use categories MX1

A Lot occupation 

1 Building Site Area Minimum (SF)     2,500 10,000

2 Building Site Width Minimum (Feet)    25 100

3 Ground Coverage Minimum NA NA

4 Open Space Minimum  10% 10%

B Density

1 Density (DU/Acre) 125 125

2 Unit Size Minimum (SF)   500 500

3 Floor Area Ratio   (FAR) 3.0 3.0

4 FAR Med. Bonus I  3.2 3.2

5 FAR Med. Bonus II 3.5 3.5

C Setbacks minimums (feet)  

1 Principal Front 0 0

2 Side Interior 0 0

3 Side Street 0 0

4 Rear 10 10

5 Rear at Alley  0 0

6 Waterway 35 35

D Stepbacks minimum (feet)   

1 Stepback Front NA 10

2 Stepback Side NA 15

3 Stepback Side Street  NA 10

4 Stepback Rear NA 10

5 Stepback Rear at Alley   NA 3

15,500 SF

155’

NA

12.2 %

1’-2”

2”

1’-2”

10’-0”

NA

NA

10’-0”

*10’-0”

10’-0”

NA

0’

Proposed

2.0

E Building Height Maximums (Stories/ Feet)

1 Principal Building 45 45

2 Mediterranean Bonus I NA 5 Stories 
/ 63.5

3 Mediterranean Bonus II 6 Stories
/ 77’

 NA

NA

NA

6 Stories
/ 77’

* PROPOSED SIDE STEPBACK IS SUBJECT TO BOA APPROVAL



FAR DATA    A0.6

RETAIL 1 SPACE PER 300 SF 2ND FLOOR 22 SPACES
INCLUDING 16 EV CAPABLE

OFFICE 1 SPACE PER 300 SF 3RD FLOOR 22 SPACES
INCLUDING 4 EV CHARGING STATIONS

INCLUDING 11 EV READY

4TH FLOOR 28 SPACES
5 TANDUM
9 CAR LIFTS
81 PARKING PROVIDED

MORNING OFFICE 100%=65
RETAIL 50%= 13

4 PROVIDED
11 PROVIDED
16 PROVIDED

91 PARKING REQUIRED

PARKING DATA
PARKING DATA REQUIRED PER USE

7,823 SF= 26 PARKING REQUIRED

19,490 SF= 65 PARKING REQUIRED

PARKING PROVIDED PER LEVEL

MIN. 15% EV READY FOR FUTURE CHARGING STATION

MIN. 20% EV CAPABLE - ALL CONDUITS AND SUBPANEL READY

BICYCLE PARKING: 1 BICYCLE SPACE PER 20,000 SF OF NON-RESIDENTAL USE BUILDING AREA

27,313 SF =1.4 REQUIRED / 3 PROVIDED

(INCLUDED 5 TANDUM+9 CAR LIFTS+ 3 ADA)

*REDUCED PARKING MATRIX (MOST CONSERVATION) WEEKDAY MORNING*

78 SPACES REQUIRED

ELECTRIC VEHICLE REQUIREMENTS:

MIN. 5% EV VEHICLE PARKING W/ CHARGING STATION
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Levels
Retail/Commercial 7,823 SF
Receiving Area 505 SF
Restroom 62 SF
Office Space 9,745 SF

Office Space 9,745 SF

PROPOSED FAR: 27,880 SF OR 2.0
54,250 SF OR 3.5MAX. FAR ALLOWED MED. BONUS 2:
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OPEN SPACE DIAGRAM    A0.7

REQUIRED OPEN SPACE  : 10% OR 1,550 SF

TOTAL PROVIDED OPEN SPACE : 2,243.6 SF
OPEN TO SKY: 1,897.5 SF
WITHIN PROPERTY: 346.6 SF

OPEN SPACE OPEN TO SKY

LEGEND:

OPEN SPACE WITHIN PROPERTY

LOT COVERAGE



SITE PLAN  A1.0

SUNSET DRIVE
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EXISTING TRAFFIC
LIGHT

EXISTING BUS STOP

EXISTING STREET
LIGHT
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8X12 MARBLE PAVERS

 BICYCLE PARKING

FIRE & PLUM. EQUIP.
LOCATION

BUS STOP
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CONNECTION

CLEAR VIEW
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DATA
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SECOND FLOOR PLAN  A1.1

GARAGE
LOBBY
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3RD FLOOR PLAN  A1.2

GARAGE
LOBBY

TRANSITION
RAMP 5%
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18%
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4TH FLOOR PLAN  A1.3
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5TH + 6TH FLOOR PLAN  A1.4
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ROOF PLAN  A1.5

ELEV.
LOBBY

STAIR 1

STAIR 2
193 SF

A
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TRELLIS
ROOF DECK OPEN
TO SKY 2,240 SF

PAVERS

PLANTER

ROOF WATERPROOFING
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MAX. OCCUPANCY
7 sf / person or 320
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DOOR

ROOF WATERPROOFING
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DOOR
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LOWER
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FRONT ELEVATION  A2.0
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SIDE ELEVATIONS  A2.1
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REAR ELEVATION A2.2
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SECTION A3.0
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MATERIALS  A4.0

MATERIALS

1. SMOOTH STUCCO FINISH

2. NATURAL STONE

3. BLACK METAL FRAME

4. METAL BRASS FINISH

BALCONY INSPIRATION

DECORATIVE SCREEN

ALUMINUM  SIGHT
PROOF LOUVERS (TYP.)

MASONRY SUBSTRATE
(TYP.)
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SCREEN AS SHOWN

IN ELEVATIONS
(BRONZE FINISH)

INT. EXT.

BALCONY RCP

COFFERED UNDERSIDE OF
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5"
5"

5"



RENDER  R1.0



RENDER  R1.1



RENDER  R1.2



RENDER  R1.3



RENDER  R1.4



RENDER  R1.5



MED. BONUS LEVEL 1
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Type Requirements

1 Architectural 
elements on 
building facades.

Similar exterior architectural relief elements shall be provided on all sides of all 
buildings.  No blank walls shall be permitted unless required pursuant to 
applicable City, State and Federal requirements (i.e., Fire and Life Safety 
Code, etc). 
Parking garages shall include exterior architectural treatments compatible 
with buildings or structures that occupy the same property and/or street. 

Architectural relief elements are provided on all sides of the building. The 
building has no blank Facades and parking garage has architectural 
elements that are compatible with the rest of the building.

2 Architectural relief 
elements at street 
level.

On any building facades fronting streets, where an adjoining pedestrian 
sidewalk is located, one (1) or more of the following design features shall be 
included at the street level: 
a. Display windows or retail display area;
b. Landscaping; and/or
c. Architectural relief elements or ornamentation.

Retail displays, landscape and architectural relief elements are proposed on 
facades facing the street

3 Architectural 
elements located 
on the top of 
buildings.

Exclusion from height. The following shall be excluded from computation of 
building height in C, A and M-Use Districts: 
a. Air-conditioning equipment room.  
b. Elevator shafts. 
c. Elevator mechanical equipment rooms. 
d. Parapets.
Roof structures used only for ornamental and/or aesthetic purposes not 
exceeding a combined area of twenty-five (25%) percent of the floor area 
immediately below. Such exclusion shall be subject to the provisions that no 
such structure shall exceed a height of more than twenty-five (25) feet above 
the roof, except for commercial buildings in the Central Business District (CBD) 
where no such structure shall exceed one-third (1/3) of the allowable total 
building height. 

Elevator Shaft and parapets excluded from computation of building height.
Ornamental Building elements included 

4 Bicycle Storage To encourage the use of bicycles, bicycle storage facilities (racks) shall be 
provided. A minimum of five (5) bicycle storage spaces shall be provided for 
each two hundred and fifty (250) parking spaces or fraction thereof.

Bicycle racks shall be provided . 

5 Building facades Facades in excess of one hundred and fifty (150) feet in length shall 
incorporate vertical breaks, stepbacks or variations in bulk/massing at a 
minimum of one hundred (100) foot intervals.

Vertical breaks are provided on all facades, using a series of windows, large 
columns and vertical projections.

REQUIREMENT SATISFIED

Mediterranean Bonuses- Level 1

REQUIREMENT SATISFIED

REQUIREMENT SATISFIED

REQUIREMENT SATISFIED

REQUIREMENT SATISFIED
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3 3
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6 Building Lot 
Coverage

No minimum or maximum building lot coverage is required.

Noted

7 Drive through 
facilities

Drive through facilities including but not limited to banking facilities, 
restaurants, pharmacies, dry cleaners, etc. are prohibited access to/from 
Ponce de Leon Boulevard from S.W. 8th Street to Bird Road, Miracle Mile from 
Douglas Avenue to LeJeune Road, and Alhambra Circle from Douglas 
Avenue to LeJeune Road.

No drive through facilities are proposed.

8 Landscape open 
space area.

Each property shall provide the following minimum landscape open area 
(percentage based upon total lot area): 
a. Five (5%) percent for nonresidential properties;
b. Ten (10%) percent for mixed use properties; and
c. Twenty-five (25%) percent for residential properties. 
The total area shall be based upon the total lot area. This landscape area can 
be provided at street level, within the public right-of-way, elevated areas, 
planter boxes, planters, etc.

Required: 5% for nonresidential                                                   
Open area proposed: 15.4% or 2,391 SF 

9 Lighting, street. Street lighting shall be provided and located on all streets/rights-of-way. The 
type of fixture shall be the approved City of Coral Gables light fixture and 
location/spacing, etc. shall be the subject to review and approval by the 
Department of Public Works.

Street lighting shall be provided and located on all streets as required by the 
City of Coral Gables and shall be approved by the Department of Public 
Works.

10 Parking garages. Ground floor parking as a part of a multi-use building shall not front on a 
primary street. ADA parking is permitted on the ground floor. Ground floor 
parking is permitted on secondary/side streets and shall be fully enclosed 
within the structure and/or shall be surrounded by retail uses and/or 
residential units. Ground floor parking is permitted on alley frontages.
Parking facilities shall strive to accommodate pedestrian access to all 
adjacent street(s) and alleys.

No parking is proposed on ground floor. All parking proposed is on the 2nd to 
4th levels and is hidden by architectural features on all facades. 

11 Porte-cocheres. Porte-cocheres are prohibited access to/from Ponce de Leon Boulevard from 
S.W. 8th Street to Bird Road, Miracle Mile from Douglas Avenue to LeJeune 
Road, and Alhambra Circle from Douglas Avenue to LeJeune Road.

There are no porte-cocheres.

REQUIREMENT SATISFIED

REQUIREMENT SATISFIED

REQUIREMENT SATISFIED

REQUIREMENT SATISFIED

REQUIREMENT SATISFIED

REQUIREMENT SATISFIED
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12 Sidewalks/ 
pedestrian access

All buildings, except accessory buildings, shall have their main pedestrian 
entrances oriented towards adjoining streets. Pedestrian pathways and/or 
sidewalks shall be provided from all pedestrian access points and shall 
connect to one another to form a continuous pedestrian network from 
buildings, parking facilities, parking garages entrances, etc. Wherever 
possible pathways shall be separated from vehicular traffic.

The main pedestrian entrances are at each side of the from facade. One at 
the corner of Sunset Drive and Yumuri street and the other on Sunset drive.

13 Soil, Structural. Structural soil shall be utilized within all rights-of-way for all street level planting 
areas with root barriers approved by the Public Service Department.

Structural soil shall be utilized as required.

14 Windows on 
Mediterranean 
buildings.

Mediterranean buildings shall provide a minimum window casing depth of 
four (4) inches as measured from the face of the building.

Window casing on all facades shall have a minimum depth of 4 inches 
measured from the face on the building.

REQUIREMENT SATISFIED

REQUIREMENT SATISFIED

REQUIREMENT SATISFIED
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Type Requirements

1 Arcades, and/or 
loggias.

Arcades loggias or covered areas constructed adjacent, parallel, and/ or 
perpendicular to building to provide cover and protection from the elements 
for pedestrians passageway, sidewalks, etc. thereby promoting pedestrian 
passage/use. Limitations of encroachments on corners of building may be 
required to control view corridors and ground stories building bulk and 
massing. Awning and other similar items do not satisfy these provisions.

2 Building rooflines. Incorporation of horizontal and vertical changes in the building roofline.

3 Building stepbacks. Stepbacks on the building façades of the building base, middle and/or top 
façade to further reduce the potential impacts of the building bulk and mass.

The design of the building includes multiple stepbacks on all facades to 
reduce impacts of the building bulk.

4 Building towers. The use of towers or similar masses to reduce the mass and bulk of buildings.

The building design makes use of two rooftop elements which give a tower
appearance.

5 Driveways. Consolidation of vehicular entrances for drive-through facilities, garage 
entrances, service bays and loading/unloading facilities into (1) one curb cut 
per street to reduce the amount of vehicular penetration into pedestrian 
sidewalks and adjoining right-of-way.

6 Lighting of 
landscaping.

Uplighting of landscaping with and/or adjacent to pedestrian areas (i.e., 
sidewalks, plazas, open spaces, etc.)

Uplighting adjacent or within pedestrian passages shall be provided.

7 Materials on 
exterior building 
facades.

The use of natural materials shall be incorporated into the base of the 
building on exterior surfaces of the building. This includes but not limited to 
the following: marble, granite, keystone, etc.

Stone cladding is to be used on the base of facade columns. 

8 Overhead doors. If overhead doors are utilized, the doors are not directed towards residentially 
zoned properties.

Mediterranean Bonuses- Level 2

NOT SATISFIED

REQUIREMENT SATISFIED REQUIREMENT SATISFIED

REQUIREMENT SATISFIED

REQUIREMENT SATISFIED

REQUIREMENT SATISFIED

REQUIREMENT SATISFIED

The design incorporates horizontal and vertical changes in the building 
roofline. 

Lorem ipsum

REQUIREMENT SATISFIED One curb cut for driveway entrance on Yumuri street .

REQUIREMENT SATISFIED No overhead doors are proposed. 
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9 Paver treatments. Inclusion of paver treatments in all of the following locations:
a. Driveway entrances minimum of ten (10%) percent of the total paving 
surface.
b. Sidewalks. Minimum of twenty-five (25%) percent of total ground level 
paving surface. 
The type of paver shall be subject to Public Works Department review and 
approval. Poured concrete color shall be Coral Gables Beige.                                    

10 Pedestrian 
amenities.

Pedestrian amenities on both private property and/or public open spaces 
including a minimum of four (4) of the following:
a. Benches.
b. Expanded sidewalk widths beyond the property line. 
c. Freestanding information kiosk (no advertising shall be permitted).
d. Planter boxes. 
e. Refuse containers. 
f. Public art. 
g. Water features, fountains and other similar water features.  Ground and/or 
wall mounted. 
Above amenities shall be consistent in design and form with the city of Coral 
Gables Master Streetscape Plan. 

Proposed pedestrian amenities include: Benches, planters, refuse containers 
and expanded sidewalk widths with paver treatments. 

11 Pedestrian pass-
throughs/paseos 
on properties 
contiguous to 
alleys and/or 
streets.

Pedestrian pass-throughs provided for each two hundred and fifty (250) linear 
feet or fraction thereof of the building frontage provided on properties 
contiguous to alleys and/or streets or other publicly owned properties. 
Building less than two hundred and fifty (250) feet in size shall provide a 
minimum of one (1) pass through. The pass-throughs shall be subject to the 
following:  
a. Minimum of ten (10) feet in width. 
b. Include pedestrian amenities as defined herein.
In lieu of providing one (1) pass-through of ten (10) feet in width every two 
hundred and fifty (250) feet of building frontage, two (2) pass-throughs can 
be combined to provide one (1) twenty (20) foot wide pass-through.

12 Underground 
parking

The use of underground (below grade level) parking, equal in floor area of a 
minimum of seventy-five (75%) percent of the total surface lot area. 
Underground parking shall be located entirely below the established grade 
as measured from the top of the supporting structure and includes all areas 
utilized for the storage of vehicles and associated a circulation features.

NOT SATISFIED

REQUIREMENT SATISFIED

REQUIREMENT SATISFIED

NOT SATISFIED

Paver treatments shall comply with requirements.  

No pedestrian pass-throughs proposed 

No underground parking proposed
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