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500 South Dixie Hwy, Suite 307, Coral Gables, FL  33146 ⚫Tel (305) 740-5798 ⚫ Email locus@locusarchitecture.net 
 

 
 
 

 
January 22,2026  
 
 
Ms. Jennifer Garcia 
Chairperson 
Development Review Committee 
City of Coral Gables 
427 Biltmore Way, 2nd Floor 
Coral Gables, FL 33134 
 
Re:   Cover Letter/Statement of Use – Development Review Committee 
 Valencia Townhouses 

406-414 Valencia Avenue 
Coral Gables, FL 33134 

 
 
Dear Ms. Garcia, 
 
On behalf of MR Deal V, LLC (the “Applicant”), the owner of the property located at 406-414 
Valencia Avenue (the “property”) we respectfully submit this Statement of Use requesting an 
approval for the demolition of the existing 2-story apartment buildings and proposed 5 new 3-
story townhouses. 
 
The property is identified by Miami-Dade Tax Folio Numbers: 03-4117-008-2540 and 03-4117-
008-4560. The overall property size is 13,700 SF (currently comprised of two lots: 406 Valencia 
Avenue = 8,250 SF and 414 Valencia Avenue = 5,500 SF). The site is zoned Multi-Family 3 (MF3) 
and in the Future Land Use zoning as Multi Family Low Density.  No variances are being 
requested. 
 
The proposed project will consist of 5 3-story townhouse units, with 4 parking spaces per unit 
accessed from the rear alleyway, with a total of approximately 22,400 SF of enclosed area. The 
Project will demolish the existing apartment buildings consisting of 12 units, reducing the density 
by 7 units. The new density, number of parking spaces, building height and setbacks comply with 
the requirements of the City’s Zoning Code, no variances are required. The project will be 
submitted for BOA Conceptual Review, followed by BOA Preliminary Review to obtain final design 
and MED Bonus approvals. 
 
The applicant respectfully requests approval of this submittal. We are confident this project will in 
a very positive way add to the architectural streetscape enhancement of Valencia Avenue and 
the City in general. We look forward to continuing to work with you as this project moves to the 
next stages of development. 
 
Sincerely, 
 
 
 
Nelson de León, A.I.A. 
President 
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LOT - 25
BLOCK - 15

CORAL GABLES BILTMORE SECTION
  ( P.B.20, PG.28 )

FOLIO No.: 03-4117-008-2600
PROPERTY ADDRESS: 401 ALMERIA AVE

OWNER: MOHAMMAD LAHIJANI &W
ELSA

LOT - 27
BLOCK - 15

LOT - 28 & E20' LOT - 29
BLOCK - 15

CORAL GABLES BILTMORE SECTION
  ( P.B.20, PG.28 )

FOLIO No.: 03-4117-008-2630
PROPERTY ADDRESS: 415 ALMERIA AVE

OWNER: JOSE TERCILLA &W CARMEN A
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GENERAL NOTES
A. THE TERM "WORK" AS USED IN THESE NOTES SHALL INCLUDE ALL PROVISIONS AS DRAWN OR SPECIFIED IN
THESE DOCUMENTS AS WELL AS ALL OTHER PROVISIONS SPECIFICALLY INCLUDED BY THE OWNER IN THE FORM
OF DRAWINGS, SPECIFICATIONS, AND WRITTEN INSTRUCTIONS AND APPROVED BY THE ARCHITECT OF RECORD.

B. THE TERM "CONTRACTOR" AS USED IN THESE NOTES SHALL REFER TO THE GENERAL CONTRACTOR OR TO THE
SUBCONTRACTORS.  THE OWNER MAY ELECT TO CONTRACT DIRECTLY WITH A SUBCONTRACTOR FOR ANY PART
OF THE WORK.

C. THESE DRAWINGS PROVIDE FOR THE LABOR, MATERIAL, EQUIPMENT AND SUPERVISION BY THE CONTRACTOR
FOR A COMPLETE LOCK AND KEY JOB WITH THE ITEMS SPECIFICALLY NOTED FURNISHED BY THE CONTRACTOR
OR AS AN ALLOWANCE.  THE WORK SHALL BE EXECUTED IN A THOROUGH, SUBSTANTIAL AND NEAT MANNER. THE
CONTRACTOR SHALL BE RESPONSIBLE FOR ALL PERMITS.

D. IF THE CONTRACT DRAWINGS ARE FOUND TO BE UNCLEAR, AMBIGUOUS OR CONTRADICTORY, THE
CONTRACTOR MUST REQUEST CLARIFICATION FROM THE ARCHITECT OF RECORD IN WRITING BEFORE
PROCEEDING WITH THAT PART OF THE WORK.

E. ALL WORK SHALL BE IN CONFORMANCE WITH THE REQUIREMENTS OF THE FLORIDA RESIDENTIAL BUILDING
CODE 8TH ED (2023) AND ALL AUTHORITIES HAVING JURISDICTION.

F. AIA DOCUMENT A-105 (2020) GENERAL CONDITIONS OF THE CONTRACT IS HEREBY MADE A PART OF THESE
DRAWINGS AND SPECIFICATIONS.

G. THE CONTRACTOR SHALL DETERMINE THE SEQUENCE OF CONSTRUCTION ITEMS, AS WELL AS THOSE
PROVIDED FOR BY SEPARATE PERMIT. THE CONTRACTOR SHALL ARRANGE FOR INSPECTION AND TESTS AS
SPECIFIED OR REQUIRED BY THE BUILDING DEPARTMENT AND SHALL PAY ALL FEES AND COSTS FOR SAME. THE
CONTRACTOR SHALL SECURE ALL BUILDING PERMITS AND UPON COMPLETION OF THE PROJECT (PRIOR TO FINAL
PAYMENT) DELIVER TO THE OWNER A CERTIFICATE OF OCCUPANCY OR USE FROM THE BUILDING AND ZONING
DEPARTMENT.

H. THE BID PRICES SHALL INCLUDE EVERYTHING NECESSARY OR PROPER FOR PERFORMING AND COMPLETING
THE WORK REQUIRED AS INDICATED BY THE PLANS AND SPECIFICATIONS, TO PROVIDE FINISHED WORK.
ANYTHING OMITTED THEREFROM WHICH IS CLEARLY NECESSARY FOR THE COMPLETION OF THE WORK OR ITS
APPURTENANCE SHALL BE CONSIDERED A PORTION OF THE WORK ALTHOUGH NOT DIRECTLY SPECIFIED OR
SHOWN ON THE DRAWINGS.

I. INSURANCE:  WORKMEN'S COMPENSATION, AS REQUIRED BY LAW, AND PUBLIC LIABILITY SHALL BE CARRIED BY
THE CONTRACTOR.

J. AFTER THE AWARD OF THE CONTRACT AND PRIOR TO START OF ANY WORK A PRE-WORK CONFERENCE WILL
BE HELD BETWEEN THE CONTRACTOR, ARCHITECT, OWNER AND REPRESENTATIVES OF THE CONTRACTOR. THE
TIME AND PLACE OF THIS CONFERENCE WILL BE SET BY THE OWNER. THE CONTRACTOR SHALL PREPARE A BRIEF
WORK DESCRIPTION OF PROCEDURE TO BE USED IN THE PERFORMANCE OF THE WORK AND PROVIDE A
SCHEDULE (BAR CHART) FOR THE PROJECT.

K. BEFORE CONSTRUCTION BEGINS, THE CONTRACTOR  SHALL BE FAMILIAR WITH THE NATURE AND LOCATION OF
THE WORK, THE GENERAL AND LOCAL CONDITIONS INCLUDING THOSE BEARING ON TRANSPORTATION,
HANDLING AND STORAGE OF DEBRIS, ACCESS TO THE SITE, AND THE EQUIPMENT AND FACILITIES NEEDED TO
PERFORM THE WORK.

L. SCOPE OF WORK: THE CONTRACTOR SHALL INCLUDE AND PROVIDE ALL LABOR, MATERIALS, EQUIPMENT,
TRANSPORTATION AND PAY ALL EXPENSES INCURRED IN THE PROPER COMPLETION OF WORK UNLESS
SPECIFICALLY NOTED TO BE THE WORK OF OTHERS.  CONTRACTOR SHALL PERFORM ALL WORK NECESSARY FOR
PRODUCING A COMPLETE, HABITABLE PROJECT, INCLUDING BUT NOT LIMITED TO ARCHITECTURAL, ELECTRICAL,
PLUMBING AND HVAC.

M. THE CONTRACTOR SHALL PROVIDE AND MAINTAIN SAFE ACCESS TO THE PREMISES AT ALL TIMES.

N. ALL MATERIALS AND FINISHES SHALL BE AS SPECIFIED AND/OR AS SELECTED BY THE ARCHITECT, INTERIOR
DESIGNER OR OWNER.

O. THE CONTRACTOR SHALL ALLOW THE A/E TEAM A RESPONSE TIME OF 7 WORKING DAYS FOR RFI'S AND 10
WORKING DAYS FOR SHOP-DRAWING REVIEWS.

P. GUARANTEE:  THE CONTRACTOR SHALL UNCONDITIONALLY GUARANTEE ALL MATERIALS, AND WORKMANSHIP
FURNISHED OR INSTALLED BY HIM OR HIS SUBCONTRACTORS FOR A PERIOD OF ONE (1) YEAR FROM DATE OF
ACCEPTANCE AND SHALL REPLACE ANY DEFECTIVE WORK WITHIN THAT PERIOD WITHOUT EXPENSE TO THE
OWNER AND PAY FOR ALL DAMAGES TO OTHER PARTS OF THE BUILDING RESULTING FROM DEFECTIVE WORK OR
REPAIRS.  THE CONTRACTOR SHALL REPLACE DEFECTIVE WORK WITHIN TEN (10) DAYS AFTER IT IS BROUGHT TO HIS
ATTENTION.

Q. AT COMPLETION, THE CONTRACTOR SHALL REMOVE FROM THE PREMISES ALL RUBBISH, IMPLEMENTS,
EQUIPMENT, AND SURPLUS MATERIALS, LEAVING THE PROJECT "BROOM CLEAN".

R. THE CONTRACTOR IS TO PROVIDE TO THE OWNER A LIST OF ALL SUBCONTRACTORS USED, COMPLETE WITH
ADDRESSES, PHONE NUMBERS AND COPIES OF ALL WARRANTIES.

S. THESE DOCUMENTS DO NOT INCLUDE THE NECESSARY COMPONENTS FOR CONSTRUCTION SAFETY.  SAFETY,
CARE OF ADJACENT PROPERTIES DURING CONSTRUCTION, COMPLIANCE WITH STATE AND FEDERAL
REGULATIONS REGARDING SAFETY AND COMPLIANCE WITH REQUIREMENTS SPECIFIED IN THE
OWNER/CONTRACTOR CONTRACT IS, AND SHALL BE, THE CONTRACTOR'S RESPONSIBILITY.

T. DO NOT SCALE DRAWINGS.  USE WRITTEN DIMENSIONS FOR ALL MEASUREMENTS.  ALL DIMENSIONS ARE TO
FACE OF STUD UNLESS OTHERWISE NOTED.

U. PROTECTION: THE CONTRACTOR SHALL BE RESPONSIBLE FOR HIS WORK AND THAT OF HIS SUBCONTRACTORS
FOR LOSSES AND DAMAGES TO EQUIPMENT, TOOLS AND MATERIALS USED IN CONJUNCTION WITH THE WORK
AND FOR ACTS OF HIS EMPLOYEES.

V. THE CONTRACTOR SHALL NOTIFY THE ARCHITECT IN WRITING AT LEAST ONE WEEK PRIOR TO FINAL INSPECTION.
THE CONTRACTOR IS TO PROVIDE THE OWNER WITH PARTIAL RELEASE OF LIEN FOR EACH PAYMENT, AND A FINAL
RELEASE OF LIEN AT COMPLETION.

W. FINAL DISBURSEMENT TO THE CONTRACTOR SHALL NOT BE MADE UNTIL THE OWNER'S PUNCH-LIST HAS BEEN
SATISFIED.

NOTES

CODE:
FBC RESIDENTIAL 2023 8TH EDITION

SCALE: 

LOCATION SKETCH
NTS

NORTH

OPEN SPACE REQUIRED

HEIGHT ALLOWED

SIDE: EAST

SIDE: WEST

MIN. FLOOR ELEVATION

FRONT (NORTH): VALENCIA

REAR (SOUTH): ALLEY

FLOOD ZONE:

LEGAL DESCRIPTION

ZONING INFORMATION:

SCOPE OF WORK
THE WORK ENTAILS 5 NEW 3-STORY TOWNHOUSES, SITE IMPROVEMENTS INCLUDE UTILITY UPGRADES, SITE WALLS, PAVING AND
LANDSCAPE.

LOT SIZE

ZONED:

REQUIRED/ALLOWED

X & AH (FEMA BASE FLOOD ELEV 10.00' NGVD)

THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE COUNTY OF MIAMI-DADE, STATE OF FLORIDA, AND IS DESCRIBED
AS FOLLOWS:
LOTS 17 AND 18, IN BLOCK 15, OF CORAL GABLES BILTMORE SECTION, ACCORDING TO THE PLAT THEREOF, AS RECORDED
IN PLAT BOOK 20, PAGE 28, OF THE PUBLIC RECORDS OF MIAMI-DADE COUNTY, FLORIDA, AND
LOTS 19, 20 AND 21, IN BLOCK 15, OF CORAL GABLES BILTMORE SECTION, ACCORDING TO THE PLAT THEREOF, AS
RECORDED IN PLAT BOOK 20, PAGE 28, OF THE PUBLIC RECORDS OF MIAMI-DADE COUNTY, FLORIDA.
AND

CODE: FBC 2023, RESIDENTIAL 8TH EDITION

PROPOSED

REQUIRED/ALLOWED PROPOSED

SETBACK REQUIREMENTS

AREA CALCULATIONS: TOTALS : SEE SHEET A-01.1

13,750 SF = (406 Valencia Ave: 8,250 SF + 414 Valencia Ave: 5,500 SF)

MULTI-FAMILY 3 (MF3)

LOT COVERAGE 11,000 SF

10'-0"

0'-0"

5'-0"

45'-0"  (3-STORY)

3,437.5 SF

MAX. 80% LOT

0'-0"

MIN. 25% LOT

2 PARKING PER UNIT

FOLIO: 03-4117-008-2560 / 03-4117-008-2540

PARKING REQUIRED

10'-0"

10'-3 1/2"

0'-1"

1.SIDEWALK AT NEW APPROACH TO BE 6" THICK CONCRETE W/ WIRE REINFORCED MESH, COLOR CORAL GABLES BEIGE AS PER
CITY SPECS.

2. PAVER DETAIL, SEE A/A-01.0.

3. ALL RAINWATER MUST BE RETAINED ON PROPERTY.

4. LANDSCAPING WILL COMPLY WITH THE CITY OF CORAL GABLES LANDSCAPE REQUIREMENT ORD. 98-13 CHAPTER 18A.
LANDSCAPING NOT ALLOWED TO GROW WITHIN TRIANGLE OF VISIBILITY BETWEEN A HEIGHT OF 30" AND 8'.

5. FILL SHALL NOT BE BROUGHT UNTO SITE.

6. SOIL TERMITE CONTROL: THE ENTIRE SOIL AREA TO BE COVERED BY FOOTINGS, SLABS, PORCHES, ETC...SHALL BE TREATED WITH
FUMISEAL OR EQUAL FOR TERMITES IN ACCORDANCE WITH SPECIFICATIONS.  PROVIDE OWNER WITH A PRINTED GUARANTEE
AGAINST SUBTERRANEAN TERMITES FOR 5 YEARS, AND OTHER TERMITES FOR 2 YEARS, FROM DATE OF COMPLETION.

7. THE TRIANGLE OF VISIBILITY SHALL BE KEPT CLEAR OF VISUAL OBSTRUCTIONS BETWEEN A HEIGHT OF TWO AND A  HALF (2 1/2) FEET
AND EIGHT (8) FEET ABOVE THE ESTABLISHED GRADE

PUBLIC WORK NOTES:

ZONING NOTES:

WASA NOTES:
TOTAL AREA UNDER A/C:
UNIT A: XX SF
UNIT B: XX SF
UNIT C: XX SF

SITE

DENSITY 5 UNITS20 DU/ACRE (6.3 ALLOWED)

NOTE
PROPERTY IS COMPOSED OF 2
SEPARATE SITES AND REQUIRES
UNIFICATION TO 1 SITE

4 PARKING PER UNIT

SITE PLAN AND 
ZONING INFORMATION

-

A-01.0
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PROJ. NO.

PROJECT

CONSULTANT(S)

REVIEWED

DRAWN
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KEYNOTES

406-414 Valencia Avenue,
Coral Gables, FL 33134

NDL

379.0
Nelson Ge Leon
AR 13937

500 South Dixie Highway, Suite 307
Coral Gables, FL 33146
Tel   (305) 740-0120
Email: nel@locusarchitecture.net
License No. AR 13937

OWNER REVIEW 01-09-26

DRC SUBMITTAL 02-27-26

406-414 VALENCIA
TOWN HOMES

5 New 3-Story Townhouses

CONCEPTUAL REVIEW 01-15-26

PERMIT SUBMITTAL XX-XX-26

BOA SUBMITTAL 03-XX-26

5'-00" MIN. (FIRST 25')

5'-0" MIN. (FIRST 25')

10,996 SF
79.9 % OF LOT

HEIGHT REAR SITE SPECIFIC 35'-0"  (3-STORY)
35' MAX AT 50' SETBACK FROM REAR PL

0'-1"

26'-3 1/2"

26'-3 1/2"



BUILDING:
10,996 SF

LOT SIZE:
13,750 SF

LOT COVERAGE
80%: 11,000 SF

OPEN SPACE:
339.4 SF

OPEN SPACE PROVIDED:
4,660.6 SF

LOT SIZE:
13,750 SF

OPEN SPACE:
1,452.7 SF

OPEN AIR @ 2ND
TERRACE SPACE:
1,144.3 SF

OPEN SPACE REQUIRED:
3,437.5 SF (25%)

OPEN AIR @ 3RD
TERRACE SPACE:
1,724.2 SF
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NO. REVISION/SUBMISSION DATE

PROJ. NO.

PROJECT

CONSULTANT(S)

REVIEWED

DRAWN

DRAWING

KEYNOTES
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LLFense No. AR 13937

OWNER REVIEW 01-09-26

DRC SUBMITTAL 02-27-26

406-414 VALENCIA
TOWN HOMES

5 New 3-Story Townhouses

CONCEPTUAL REVIEW 01-15-26

PERMIT SUBMITTAL ;;-;;-26

BOA SUBMITTAL 03-;;-26

AREA DIAGRAMS, 
CALCULATIONS & ZONING MAPS

A-01.1
SCALE: 

LOT COVERAGE: 80%
1/16�   1
-0�

SCALE: 

OPEN SPACE
1/16�   1
-0�

AREA CALCULATIONS: UNITS

AC

TOTALSFIRST FLOOR SECOND FLOOR THIRD FLOOR

GARAGE

BALCONY

TOTAL

OPEN TERRACE

1,172.5 SF

942 SF

2,157.1 SF

1,578.4 SF

38.5 SF

230.7 SF

2,195.6 SF

1,578.4 SF

1958.4 SF

4,329.1 SF

942 SF

70.5 SF

230.7 SF

6,311.1 SF

1      CORAL GABLES FUTURE LAND USE MAP

2      CORAL GABLES ZONING MAP

3     AERIAL VIEW

MODEL: A1 & A2

COVERED ENTRY 42.8 SF 42.8 SF

COVERED TERRACE 348 SF 348 SF

32 SF

AC

TOTALSFIRST FLOOR SECOND FLOOR THIRD FLOOR

GARAGE

BALCONY

TOTAL

OPEN TERRACE

1,252.6 SF

929.6 SF

2,227.6 SF

1,656.5 SF

55.5 SF

227.6 SF

2,779.5 SF

1,656.5 SF

2,016.0 SF

4,565.1SF

929.6 SF

71.5 SF

571.1 SF

6,526.2 SF

MODEL: B

COVERED ENTRY 45.4 SF 45.4 SF

COVERED TERRACE 343.5 SF 343.5 SF

16 SF

OPEN SPACE

OPEN SPACE LANDSCAPE AT REAR (ISLANDS)

TOTAL

OPEN TERRACE @ 2ND FLOOR

25% OPEN SPACE AREA CALCULATIONS

339.4 SF

1,144.3 SF

1,452.7 SF

4,660.6 SF

REQUIRED: 25% OF LOT 3,437.5 SF
LOT SIZE: 13,750  SF (0.31 OF AN ACRE)

OPEN SPACE SF BREAKDOWN

PROVIDED: 4,660.6 SF

OPEN SPACE FOR LANDSCAPE AT FRONT (20% OF 25%
REQUIRED OPEN SPACE) 687.5 SF

343.5 SF

OPEN TERRACE @ 3RD FLOOR 1,724.2 SF

BUILDING AREA CALCULATIONS: GROSS SF

AC

TOTALSFIRST FLOOR SECOND FLOOR THIRD FLOOR

GARAGE

BALCONY

TOTAL: AC + COVERED

OPEN TERRACE

6,102.8 SF

4,672.8 SF

10,997.4 SF

8,126.3 SF

(243.5 SF)

(1,144.2 SF)

9,852.8 SF

8,126.3 SF 22,355.4 SF

4,672.8 SF

(355 SF)

(2,147.7 SF)

28,976.5 SF (AC + COVERED AREAS)

COVERED ENTRY 221.8 SF 221.8 SF

COVERED TERRACE 1,726.5 SF

(112 SF)

(1,030.5 SF)

1,726.5 SF

2,502.7 SF (OPEN-AIR USEABLE SF)

TOTAL: USEABLE SF 31,479.2 SF (AC + COVERED + OPEN-AIR)

8,126.3 SF
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MEDITERRANEAN DESIGN
STANDARDS: TABLE 1 & 2

A-01.2

PROPOSED

NOT APPLICABLE

THE BUILDING IS ARTICULATED AT THE BASE� MIDDLE AND TOP WITH CAST DETAILS.

THE BASE O) THE  BUILDING IS DESIGNED AT A PEDESTRIAN SCALE� AND )URTHER ARTICULATED WITH
RECESSED ENTRY PORTICOS� ENTRY DOORS AND LARGE WINDOWS. THE MIDDLE IS DESIGNED WITH A
REPETITIVE 2-LEVEL ARCHED RECESSED DOOR/WINDOW OPENINGS WITH BALCONIES AND STONE
ELEMENTS.
THE TOP PARAPET IS ARTICULATED WITH PROJECTING CORNICES. THE BUILDING STEPS DOWN AND BACK
)ROM THE MAIN CENTRAL VOLUME TO THE LOWER WING ELEMENTS.

A DECORATED PARAPET STEPS DOWN )ROM THE MAIN CENTRAL VOLUME TO THE LOWER WINGS.

A PITCHED ROO) IS USED AT THE REAR ALLEY SIDE TO STEP DOWN THE BUILDINGS VOLUME TO BE MORE
COMPATIBLE WITH THE ADJOINING S)R DISTRICT.

WATER RUNO)) WILL BE INTERNAL.

THE CORNICES WILL PROTRUDE BEYOND THE )ACE O) THE PRIMARY WALL.

NOT APPLICABLE� HOWEVER LANDSCAPE PROVIDED IS PER RE4UIRED (25� OPEN SPACE)� SEE SITE IN)O
AND PRELIMINARY LANDSCAPE PLAN.

ENTRY WALKWAYS AND REAR GARAGE APPROACHES WILL BE PAVERS ON )ILL.

PEDESTRIAN AMENITIES WILL INCLUDE�
1. BENCHES
2. E;PANDED PAVING WIDTHS AT EACH UNIT ENTRY WALKWAY
3. PLANTER BO;ES
4. RE)USE CONTAINERS

ALL UTILITIES WILL BE LOCATED UNDERGROUND.

THE 3-STORY TOWNHOUSES WILL HAVE CAST STONE BANDING� SURROUNDS AND ORNAMENTAL PARAPETS
WITH PROTRUDING CORNICES.

ALL TOWNHOUSE UNITS WILL HAVE THE PRIMARY ENTRY DOOR )ACING THE )RONT AND BE ACCESSED
)ROM VALENCIA AVENUE.

UNIT GARAGES ARE LOCATED AT REAR� ALL VEHICLE ACCESS WILL BE )ROM THE ALLEY SIDE.

ALL VEHICULAR ACCESS AND STORAGE WILL OCCUR AT THE REAR ALLEYSIDE.

NOT APPLICABLE� THE TOWNHOUSES WILL BE PRIVATE PROPERTY.

NOT APPLICABLE

PROPOSED

NOT APPLICABLE.

THE ARCHITECT CON)IRMS HAVING REVIEWED THE CORAL GABLES BEST PRACTICES MANUAL.

THE DESIGN COMPLIES WITH THE BEST PRACTICES MANUAL AND WAS RECENTLY REVIEWED BY THE BOA AS
A CONCEPTUAL REVIEW.

THE 3-STORY TOWNHOUSE DESIGN WAS ANALY=ED IN RELATION TO ITS NEIGHBORS (A 3-STORY APARTMENT
BUILDING ON THE EAST� A 2-STORY GARDEN APARTMENT ON THE WEST AND A 7-STORY HOTEL DIRECTLY
ACROSS VALENCIA AVENUE.

ROO)TOP ARCHITECTURAL ELEMENTS HAVE BEEN INCORPORATED INCLUDING PROJECTING CORNICES.

THE TOWNHOUSE ARCHETYPE IS A NATURAL )IT WITHIN URBAN CONTE;TS AS ITS STREET )ACING ENTRY�
BALCONIES AND WINDOWS DIRECTLY ENGAGE THE STREETSCAPE.

SUSTAINABILITY COMPLIANCE WILL BE INCORPORATED BY THE DEVELOPMENT TEAM.

NO VARIANCES RE4UESTED.
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  ( P.B.20, PG.28 )

FOLIO No.: 03-4117-008-2630
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OWNER: JOSE TERCILLA &W CARMEN A
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SCALE: 

LOCATION SKETCH
NTS

NORTH

LEGAL DESCRIPTION

SCOPE OF WORK
EXISTING BUILDING TO BE DEMOLISHED AS INDICATED.

THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE COUNTY OF MIAMI-DADE, STATE OF FLORIDA, AND IS DESCRIBED
AS FOLLOWS:
LOTS 19, 20 AND 21, IN BLOCK 15, OF CORAL GABLES BILTMORE SECTION, ACCORDING TO THE PLAT THEREOF, AS
RECORDED IN PLAT BOOK 20, PAGE 28, OF THE PUBLIC RECORDS OF MIAMI-DADE COUNTY, FLORIDA.
AND
LOTS 17 AND 18, IN BLOCK 15, OF CORAL GABLES BILTMORE SECTION, ACCORDING TO THE PLAT THEREOF, AS RECORDED
IN PLAT BOOK 20, PAGE 28, OF THE PUBLIC RECORDS OF MIAMI-DADE COUNTY, FLORIDA.

SITE

EXISTING & DEMOLITION
SITE PLAN

1/8" = 1'-0"
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January 22,2026  
 
Ms. Jennifer Garcia 
Chairperson 
Planning and Zoning Board 
City of Coral Gables 
427 Biltmore Way, 2nd Floor 
Coral Gables, FL 33134 
 
 
Re:   Art in Public Places – Planning and Zoning Board 
 Valencia Townhouses 

406-414 Valencia Avenue 
Coral Gables, FL 33134 

 
 
Dear Ms. Garcia 
 
As required by Coral Gables Zoning Code Section 9-103.A, and on behalf of MR Deal V, LLC (the 
applicant), please be advised that as part of the proposed site redevelopment the applicant 
would prefer to contribute One percent (1.0%) of the Aggregate Project Value to the Art 
Acquisition Fund established by the City. 
 
 
 
 
Sincerely, 
 
 
 
 
Nelson de León, A.I.A. 
President 





Historical Resources and Cultural Arts 
2327 Salzedo Street 

Coral Gables, FL 33134 
Phone: 305-460-5093 

Email: Hist@coralgables.com 

Historical Significance Determination Letter for 406 Valencia Avenue 

July 11, 2025 

Censig Gables Holdings LLC 
5901 SW 74 St 306 
Coral Gables, FL 33143 

Re: 406 Valencia Avenue, legally described Lots 19 to 21 Inc, Block 15, Coral Gables Biltmore 
Section, according to the Plat thereof, as recorded in Plat Book 20, at Page 28, of the Public 
Records of Miami-Dade County, Florida. 

Dear Property Owners,  

Section 8-107(G) of the Coral Gables Zoning Code states that “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 preliminary in nature and the 
final public hearing before the Historic Preservation Board on Local Historic Designation shall be 
within 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 but are not limited to the following: property appraisals; 
archeological assessments; and historic assessments.”   

Therefore, please be advised that after careful research and study of our records and the 
information you presented the following information has been determined: 



406 Valencia Avenue, legally described Lots 19 to 21 Inc, Block 15, Coral Gables Biltmore 
Section, according to the Plat thereof, as recorded in Plat Book 20, at Page 28, of the Public 
Records of Miami-Dade County, Florida, does not meet the minimum eligibility criteria for 
designation as a local historic landmark.  Therefore, the Historical Resources staff will not 
require review by the Historic Preservation Board if an application is made for a demolition 
permit. 

Please note that, pursuant to Section 14-107.5(b)(15) of the Coral Gables Zoning Code, this 
determination does not constitute a development order and is valid for a period of eighteen (18) 
months. In the case where the Historic Preservation Officer or designee determines that the 
property does not meet the minimum eligibility criteria for designation, a permit for the demolition 
of the property must be issued within the eighteen-month period.  

Upon expiration of the eighteen-month period, you will be required to file a new application. Any 
change from the foregoing may be made upon a demonstration of a change in the material facts 
upon which this determination was made.   

If you have any further questions concerning this matter, please do not hesitate to contact this 
office.  

Sincerely, 

 

Kara N. Kautz 
Acting Historic Preservation Officer 

Copied 
• Alex Gonzalez, 8724 Sunset Drive #459, Miami, FL 33173 
• Edgardo J. Bentancourt Santiago, 2490 Coral Way, Suite 301, Miami, FL 33145 
• Michael Maxwell, Chair, Historic Preservation Board  
• Cristina M. Suárez, City Attorney 
• Stephanie Throckmorton, Deputy City Attorney 
• Gustavo Ceballos, Assistant City Attorney 
• Douglas Ramirez, Development Services Assistant Director  
• Jennifer Garcia, City Planner 
• Analyn Hernandez, P/T, Plans Coordinator Assistant  
• Historical Significance Request Property File 



Historical Resources and Cultural Arts 
2327 Salzedo Street 

Coral Gables, FL 33134 
Phone: 305-460-5093 

Email: Hist@coralgables.com 

Historical Significance Determination Letter for 414 Valencia Avenue 

July 11, 2025 

Censig Gables Holdings LLC 
5901 SW 74 St 306 
Coral Gables, FL 33143 

Re: 414 Valencia Avenue, legally described Lots 17 & 18, Block 15, Coral Gables Biltmore 
Section, according to the Plat thereof, as recorded in Plat Book 20, at Page 28, of the Public 
Records of Miami-Dade County, Florida. 

Dear Property Owners,  

Section 8-107(G) of the Coral Gables Zoning Code states that “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 preliminary in nature and the 
final public hearing before the Historic Preservation Board on Local Historic Designation shall be 
within 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 but are not limited to the following: property appraisals; 
archeological assessments; and historic assessments.”   

Therefore, please be advised that after careful research and study of our records and the 
information you presented the following information has been determined: 



414 Valencia Avenue, legally described Lots 17 & 18, Block 15, Coral Gables Biltmore 
Section, according to the Plat thereof, as recorded in Plat Book 20, at Page 28, of the Public 
Records of Miami-Dade County, Florida, does not meet the minimum eligibility criteria for 
designation as a local historic landmark.  Therefore, the Historical Resources staff will not 
require review by the Historic Preservation Board if an application is made for a demolition 
permit. 

Please note that, pursuant to Section 14-107.5(b)(15) of the Coral Gables Zoning Code, this 
determination does not constitute a development order and is valid for a period of eighteen (18) 
months. In the case where the Historic Preservation Officer or designee determines that the 
property does not meet the minimum eligibility criteria for designation, a permit for the demolition 
of the property must be issued within the eighteen-month period.  

Upon expiration of the eighteen-month period, you will be required to file a new application. Any 
change from the foregoing may be made upon a demonstration of a change in the material facts 
upon which this determination was made.   

If you have any further questions concerning this matter, please do not hesitate to contact this 
office.  

Sincerely, 

 

Kara N. Kautz 
Acting Historic Preservation Officer 

Copied 
• Alex Gonzalez, 8724 Sunset Drive #459, Miami, FL 33173 
• Edgardo J. Bentancourt Santiago, 2490 Coral Way, Suite 301, Miami, FL 33145 
• Michael Maxwell, Chair, Historic Preservation Board  
• Cristina M. Suárez, City Attorney 
• Stephanie Throckmorton, Deputy City Attorney 
• Gustavo Ceballos, Assistant City Attorney 
• Douglas Ramirez, Development Services Assistant Director  
• Jennifer Garcia, City Planner 
• Analyn Hernandez, P/T, Plans Coordinator Assistant  
• Historical Significance Request Property File 



 
Contact Information 

 
Owner & Owner’s Representatives 

 
Owner: Jose Boschetti  
MR Deal V, LLC 
5701 Sunset Drive, STE 128 
South Miami, Florida 33143  
(305) 496-9735  
 
Applicant: Jose Boschetti 
MR Deal V, LLC 
5701 Sunset Drive, STE 128 
South Miami, Florida 33143  
(305) 496-9735  
 
Architect: Nelson de León, AIA 
Locus Architecture INC. 
500 South Dixie Highway, STE 307 
Coral Gables, FL 33146 
(305) 740-0120  
 
Landscape Architect: Devin Cejas  
Walk – Landscape Architecture + Urban Planning 
6915 SW 57th Ave, STE 203 
Coral Gables, Florida 33143  
(786) 536-2088 
 
Civil Engineer: Robert Murt 
Carlab Inc. 
8730 SW 25 ST  
Miami, FL 33165 
(786) 237-4983 
 
Surveyor: Julio E. Perez 
John Ibarra & Assoc., Inc. 
777 NW 72nd Ave, STE 3025 
Miami, Florida 33126 
(305) 262-0400 

https://www.google.com/maps/place/8730+SW+25th+St,+Miami,+FL+33165,+USA/@25.7462181,-80.3387576,17z/data=!3m1!4b1!4m5!3m4!1s0x88d9b8ec5ff28d71:0x55b2b842baea223f!8m2!3d25.7462181!4d-80.3365636


PROJECT LOBBYIST: Nelson de Leon
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