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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:       Historic Designation Procedures Zoning Code Text Amendment  

Public Hearing: Planning and Zoning Board 

Date & Time: May 11, 2022; 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 has initiated a request for a Zoning Code Text Amendment as follows:  
 

An Ordinance of the City Commission of Coral Gables, Florida amending the City of Coral Gables 
Zoning Code, Article 8 “Historic Preservation” and Article 14 “Process” to address inconsistencies in 
the Zoning Code and revise the Historic Designation process; providing for severability clause, 
codification, and providing for an effective date. 

 
2. APPLICATION SUMMARY 

Staff drafted Zoning Code text amendments to address inconsistencies in the Zoning Code and revise the 
designation process.  
 
The following amendments are proposed:  
 

• Update flow chart in Sec 8-102 to clarify the process for applicants where a designation application is not 
recommended for approval by Staff. The applicant may proceed with the preparation and submittal of a 
designation application for review by the Historic Preservation Board 

• Require the Historic Preservation Officer to complete a Determination of Eligibility review with 45 days of 
submittal of the request 

• Require the Determination of Eligibility to include the criteria considered in the review 
• Require a Public Hearing to take place within 90 days of a Determination of Eligibility being issued 
• Clarify who may submit a proposal for historic designation  
• Provide minimum submittal requirements for historic designation applications  
• Provide submittal time requirement for applicant when Staff has determined a property does not meet the 

minimum eligibility criteria  
• Require a copy of the historic landmark designation report be provided to the property owner no less than 14 

days prior to the Historic Preservation Board meeting at which the designation shall be heard 
• Correct the time period for which Determination of Historic Significance Letters are valid  

 
3. REVIEW TIMELINE / PUBLIC NOTICE 

City Review Timeline 
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The submitted applications have undergone the following City reviews: 
 

REVIEW COMMITTEES AND BOARDS DATE 

Planning and Zoning Board 05.11.22 
City Commission – 1st Reading  TBD 
City Commission – 2nd Reading    TBD 

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

PUBLIC NOTICE DATE 
Legal advertisement  04.29.22 
Posted agenda and Staff report on City web page/City Hall 05.06.22 

4. FINDINGS OF FACT 

The requests are Text Amendments to Article 8 “Historic Preservation” and Article 14 “Process.” The 
proposed changes are provided in Attachment A in strikethrough / underline format.   
 
Zoning Code Section 14-212.5 provides review standards for Zoning Code text amendments:  
 

Standard Staff Evaluation 

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

The intent of the proposed text amendment is to address 
inconsistencies in the Zoning Code and revise the designation 
process.  

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

The proposed amendment does not impact the uses related to 
historic preservation.  

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 does not affect the densities nor 
intensities of the land uses of historically designated properties.  

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 to address inconsistencies and 
revise the historic designation process for will not affect the level of 
service for public infrastructure.  

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

The proposed amendment to address historic designation 
inconsistences does not directly conflict with the objectives and 
policies of the Comprehensive Plan.  

 
Staff comments:   
 
The proposed text amendments to Article 8 “Historic Preservation” and Article 14 “Process” of the Zoning 
Code addresses the inconsistencies and revises the historic designation process. This proposed revisions 
to the historic designation process for the enhancement of the historic and cultural resources, which 





Applicant Provides 
Notice of Public 

Hearing 

Applicant Prepares 
a Designation 

Report for Public 
Hearing 

Attachment A



 

Section 8-107. Demolition  

(G) All demolition permits for non-designated buildings and/or structures must be approved by the 
Historic Preservation Officer or designee. The approval is valid for eighteen (18) months from issuance 
and shall thereafter expire and the approval is deemed void unless the demolition permit has been issued 
by the Development Services Department. The Historic Preservation Officer may require review by the 
Historic Preservation Board if the building and/or structure to be demolished is eligible for designation as 
a local historic landmark or as a contributing building, structure or property within an existing local historic 
landmark district. This determination of eligibility is completed by the Historic Preservation Officer within 
45 days of submittal and is preliminary in nature.The determination of eligibility will include criteria that 
was considered in the preliminary determination but is not included as an exhaustive list. The final report 
may include additional criteria or exclude others after further research is completed.  The final public 
hearing before the Historic Preservation Board on Local Historic Designation shall be held as soon as 
practically possible and no later than  ninety (90) days from the Historic Preservation Officer 
determination of “eligibility.” Consideration by the Board may be deferred by mutual agreement by the 
property owner and the Historic Preservation Officer. The Historic Preservation Officer may require the 
filing of a written application on the forms prepared by the Department and may request additional 
background information to assist the Board in its consideration of eligibility. Independent analysis by a 
consultant selected by the City may be required to assist in the review of the application. All fees 
associated with the analysis shall be the responsibility of the applicant. The types of reviews that could be 
conducted may include the following: property appraisals; archeological assessments; and historic 
assessments. 

 

Section 8-104 Designation Procedures  

A. Proposals for designation of potential local historic landmarks and local historic landmark 
districts: 

1. Proposals for designation of potential local historic landmarks and local historic landmark 
districts may be submitted to the Historical Resources Department for recommendation 
to the Historic Preservation Board by the Board of Architects or any citizen or City 
property owner who provides information, which illustrates that the property meets the 
criteria for listing as set forth in Section 8-103. The information submitted must include 
sufficient preliminary information to enable the staff’s review for an initial determination 
that the property meets the minimum eligibility criteria. Proposals for the designation of 
potential historic landmarks shall include the property address, legal description , tax folio 
number, location map, date of construction, architectural style, architect (if known), color 
photographs of the property, and a written statement.  Proposals for the designation of 
potential local historic landmark districts and multiple property nominations shall include 
this information for each property within the proposed district and a description of the 
proposed district boundaries with boundary map. The written statement shall be based 
on the information provided, and any other relevant supplemental information, 
explaining the historic, cultural, aesthetic, or architectural significance of the proposed 
landmark , district, or multiple property nomination. In addition to furnishing all necessary 



information, the applicant may be required to pay applicable fees, if any. If the 
department’s initial determination is that the property does not meet the minimum 
eligibility criteria for listing, the applicant may present the proposal for designation to the 
Historic Preservation Board. The applicant must submit a report within 30 days of the 
eligibility determination which describes in sufficient detail the criteria the potential 
historic landmark satisfies for designation. The applicant will then present at the next 
regularly scheduled Historic Preservation Board meeting where notice can be provided.; 

2.  
3. The Board may, on their own or upon the recommendation from staff or any citizen 

pursuant to Subsection (a) 1. of this section, direct staff to begin the designation process 
by preparing a designation report pursuant to Subsection (b) below of this section and 
any other standards the Board may deem necessary, submitting this report to the 
procedures described herein, and arranging for a public hearing before the Historic 
Preservation Board on this matter; or 

4. Whenever a determination is made by either the Director of the Historical Resources 
Department or the Historic Preservation Board that an application for historic designation 
shall proceed to public hearing as provided in this Article, no development permits shall 
be issued until the public hearing is held and a determination made on the subject 
designation in accordance with the provisions of Section 8-104.C. In the case where an 
owner seeks a demolition permit, the public hearing shall be held in accordance with 8-
107(G). 
 

….. 

B.  …. 
 6. The  historic landmark designation report will be provided to property owners or 
applicants no less than 14 days prior to the Historic Preservation Board meeting at which the 
designation shall be heard.  

 

 

 

Section 14-107.5. Historical Resources Department and Historic Preservation Officer.  

(B) (15) Issue letters determining the historical significance of a property. Such determinations do not 
constitute development orders and are valid for a period of eighteen (18) months. 



Attachment B






