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How We Got Here 
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• My wife and have lived in Coral Gables for

several years—even before we married.

• In November 2022, we found the opportunity

to make Coral Gables our permanent home.

• We purchased 517 Aragon Avenue with the

dream of designing and building a new home.

• As an architect myself, I was surprised when the

administration started the designation process.



Presentation Overview
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1. Legal Criteria

2.Architectural Review

3.Closing Remarks

4.Reserved Time After Public Comment



The City’s Legal 
Requirements  
(Code Section 8-103)
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“must have significant character, 
interest or value…”

“if they possess 
integrity”



“Significance” and “Integrity” are 
Threshold Legal Requirements

5



“Significance” But to Who?
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To the “heritage 
of the City”



7

HPB and Staff Found 517 “Significant” to 
Coral Gables as an Example of “Minimal 
Traditional” Architecture



“Minimal Traditional” Design 
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• A response to the Great Depression and new FHA loan

requirements

• Cost effective approach to popular, better-defined architectural

styles.

• No hard-and-fast set of guidelines.

• Staff’s report acknowledges that the “Minimal Traditional
style was flexible.” See Staff Report pg 6.



“Minimal Traditional” Design
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• County’s Historic Preservation Design Guidelines provide a similar

description.

Excerpts from County Guidelines Page 96. Guidelines adopted by County Commission Resolution R-115-22 (Adopted 02-01-22)



Has the building at 517 Aragon Retained 
Its “Integrity”?
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• Significance alone isn’t enough. The Code also requires

“Integrity.”

• City has only ever designated three “Minimal Traditional”

buildings.

• At HPB, we did a deep dive into all three others and saw they

retained integrity.

• If time allows, we are prepared and happy to do so today.



How does 517 Aragon’s “Integrity” compare to 
other buildings the City has designated? 
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1. Other Sites Had Almost No Changes. Each report had one

paragraph reporting “no structural changes,” “minimal

alterations”, “routine maintenance.”

2. For 517 Aragon Staff Report Describes Additions / Alterations
Over FOUR pages. See Staff Report, Pages 13, 14, 15, and 16.

3. Big Changes Over Four Decades. Architect will review these

changes.



Just One Illustration Here 
737 Minorca v. 517 Aragon

737 Minorca’s Renovations
517 Aragon’s 1961 Renovation 

Alone
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Architectural Review and Inspection 
Found:
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• Lost Integrity. Renovations have been so significant, the

building can no longer be said to exemplify “Minimal

Traditional.”

• Modernizing Not Possible While Designated. Doing so

would take it further away from “Minimal Traditional”

• Not Significant. Minimal Traditional was not in George

Merrick’s vocabulary.
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ARCHITECTURAL ANALYSIS

Conducted by Joe Cardona, AIA, NCARB 
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Minimal Traditional
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Building Massing Study
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Building Plan Study
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Building Then and Now: South Elevation
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Building Then and Now: North Elevation
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Building Then and Now: West Elevation
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Building Then and Now: East Elevation
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Alterations Analysis: Garage Addition
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Alterations Analysis: Garage Addition
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Alterations Analysis: Enclosed Front Porch
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Alterations Analysis: Enclosed Front Porch
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Alterations Analysis: Enclosed Back Porch
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Alterations Analysis: Openings, 

Embellishment  on All Sides
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Existing Structural Conditions
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Existing Structural Conditions: Flooring, Foundations



Existing Structural Conditions: Foundations
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Building Reversibility or Restoration

• In reviewing for reversibility or restoration per
Department of the Interior Standards, we found it to be
financial infeasible. Doing so would cost hundreds of
thousands of dollars and work to actually remove value
from the property as it would be eliminating interior
space and removing a 2-car garage.

• We also looked into updating the home with modern
finishes, redoing the electrical, AC, and plumbing, and
adding the appropriate amount of bedrooms via a rear
extension and that was estimated to be around
$1,000,000 and not be able to hold the value in
appraisal, as it would still be an older, smaller home.
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Closing Words From The Home Owners
Shaan and Pooja Patel
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1. Designation Was Not Legally Warranted – The Property

is not Significant and it’s lost Integrity

2. Rehabilitation, Restoration, or Addition Is Not Viable,
While Maintaining Building’s Integrity.

3. Significant Loss to the City – Opportunity for New

Families, New Investment, Life



Thank You!

We are available for your questions and we 
reserve time to rebut comments by staff 
and the public. 



Following Slides for Reference, if Needed,  
During  Discussion with the Board
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Alterations Analysis: Interior Garage 
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Alterations Analysis: Openings on All Sides
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“Minimal Traditional” Design – Coral Gables 
Precedents
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“Minimal Traditional” Design – County 
Examples



737 Minorca Avenue - LHD 2021-12

46



737 Minorca Avenue – Excerpts from Staff 
Report for LHD 2021-12 (Page 15)
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737 Minorca Avenue – Excerpts from Staff 
Report for LHD 2021-12 (Page 15)
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737 Minorca Avenue – Excerpts from Staff 
Report for LHD 2021-12 (Page 15)
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1700 Cortez Street – LHD 2007-14
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1700 Cortez Street – LHD 2007-14
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501 Aragon Avenue – LHD 2016-018 
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501 Aragon Avenue – Excerpt from Staff 
Report for LHD 2016-18 (Page 12)



How does the Subject Property Compare?

737 Minorca’s Renovations
517 Aragon’s 1961 Renovation 

Alone
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As Our Architect Takes, Let’s Review Code 
Once More So It’s Fresh On Your Minds
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1. Possess INTEGRITY– It hasn’t lost its original style.

[This building has had 3 redesigns in 3 eras--the 30s, 60s, & 90s. Where is the integrity?]

2. Be SIGNIFICANT – It significantly add to all the other great

3. EXEMPLIFY a style – It is a prime example of a trend
[After multiple renovations, does this building exemplify a style that prioritized simplicity?]

4. PORTRAY an era of history – It brings us back to that particular era

[Does this building fit in the Great Depression? The 60s? The 90s?]

5. EMBODY distinguishing characteristics – Capture what makes a style special
[Does a building with multiple “upgrades” embody a “minimal” style?]



The City Code’s Minimum Legal Requirements 
(Section 8-103)
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Districts, sites, buildings, structures and objects of national, state and local importance are of

historic significance if they possess integrity of location, design, setting, materials, workmanship, or

association.

In order to qualify for designation as a local historic landmark or local historic landmark district,

individual properties must have significant character, interest or value as part of the historical,
cultural, archaeological, aesthetic, or architectural heritage of the City, state or nation.

For a multiple property nomination, eligibility will be based on the establishment of historic

contexts, of themes which describe the historical relationship of the properties.

The eligibility of any potential local historic landmark or local historic landmark district shall be
based on meeting one (1) or more of the following criteria: …



Legal Criteria: Historic Preservation Staff 
Recommends Designation for Three Reasons
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1. Exemplifies the historical, cultural, political, economic, or social trends of
the community (Code Section 8-103(A)(4))

2. Portrays the environment in an era of history characterized by one (1) or
more distinctive architectural styles (Code Section 8-103(B)(1))

3. Embodies those distinguishing characteristic of an architectural style, or
period, or method of construction (Code Section 8-103(B)(2))

See Staff Report pp. 2, 19


