
 
 

The Gables Club 
Board of Adjustment 

 
 
 
Table of Contents: 
         Page(s) 
 

1. Application       1 – 7 
 

2. Applicant’s Proposal      1 
 

3. Letter of Intent      1 
 

4. Standards for Variances     1 – 2 
 

5. Survey        1 - 2 
 

6. Plans        1 – 18 
 

7. Lobbyist Application      1 - 2 
 

8. Property Owners List, Labels & radius map   1 - 88    

















Applicant’s Proposal 
 
 

Applicant is proposing a +/- 25’ high structure to house a new cooling system for the 2 high rise 

residential towers at the Gables Club. 

 

 

 

Variances Requested 
 

 

Applicant is requesting a variance from Section 2-201.D.5a. of the Zoning Code to allow an 

auxiliary structure to be located closer to the front street (at 43’6”) than the principal building’s 

structure vs. “In no case shall an accessory building or structures be located closer to the front or 

side street than the main or principal building.”  

 

Applicant is requesting a variance from Section 2-104.D.11d of the Zoning Code to allow the 

façade of the proposed cooling tower enclosure to have louvers facing the street vs. “Exhaust air 

fans and louvers shall not be allowed at the front of the property at the front street, and may be 

allowed only to face side streets and shall be above the first floor.” 



Letter of Intent 
 
 

The Gables Condominium and Club Tower I was built in 1996 and Tower II was completed in 

2003 with an underground well water cooling system for the 2 high rise residential towers. The 

towers house 198 residential units - 99 per building. Due to rising ground water temperatures, the 

cooling system has become increasingly ineffective and now presents a critical infrastructure issue. 

The Association has expended numerous hours researching alternative cooling systems and 

conferring with many experts in the field. The Board of Directors have concluded that the cooling 

tower is the only viable long-term solution. The Association hired architect Burton Hersh to design 

a structure  (to house the cooling system) that is compatible with the architecture of the residential 

towers and the surrounding neighborhood. The Board of Architects approved the design on April 

30, 2026. 



Standards for Variance 
 

 
1. Special conditions and circumstances exist which are peculiar to the land, structure of 

building involved. 

The Gables Club Tower I was built in 1996 with numerous variances. At the time the 

Zoning Code did not have a site plan review process. The project was designed and built 

with an underground well water cooling system. Due to increased water temperatures, the 

cooling system is failing. 

 

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

The warming of the ground water causing the cooling system to fail is not the result of any 

action by the Gables Club. 

 

3. The granting of these variances will not confer on the Gables Club any special privilege 

that is denied by these regulations to other lands, buildings, or structures and the same 

zoning district. Other lands and buildings have changed or added cooling towers – the 

Biltmore Hotel and the University of Miami. 

 

4. The literal interpretation of the provisions of these regulations would deprive the Gables 

Club of rights commonly enjoyed by other properties in the same zoning district and endure 

unnecessary and undue hardship in the Gables Club.  

 
The Gables Club is fully developed and built and has been occupied for almost 30 years. 

The front setback of the residential towers is +/- 113 feet, considerably farther than the 



typical M3 setback at 0 feet at ground level and a 10’ setback above 45’. The proposed 

structure that will house the new cooling system will be 43’6” from the front property line 

in the NW corner of the property. It will be adjacent to a neighboring surface parking lot. 

The side setback to the parking lot is 10’. Existing fire flow equipment and underground 

plumbing prevent the proposed structure from being moved further back from the front 

property line to align it with the residential towers. The front of the proposed structure will 

have additional landscaping on the street side. 

 

5. These variances are the minimum variances that will make possible the reasonable use of 

the structure. The site has been built out for over 30 years. There is no other location on 

the property that as removed from neighboring duplexes, condominiums and apartment 

units. The proposed location is 43’6” from the sidewalk (farther than the usual setback of 

0 feet). Located next to a surface parking lot and heavily landscaped between the structure 

and the street. 

 

6. The granting of these variances does not change the uses of the property. The use of the 

buildings continue to be multifamily and the proposed structure is an accessory building to 

accommodate a new cooling system for the entire project. 

 

7. The granting of these variances is in harmony with the general intent and purpose of these 

regulations and the variances will not be injurious to the area involved or otherwise 

determinantal to the public welfare. The cooling system be be housed in the proposed 

structure is state of the art engineering and designed for facility of access and repair. 
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TREE # Common Name Botanical Name
DBH

(INCHES HEIGHT (FEET)
DIAMETER CANOPY

(FEET)
1 Pink Tababuia Tababuia heterophylla 10 25 18
2 Screwpine Pandanus utilis 8 27 17
3 Calophyllum Calophyllum antillarum15 36 40
4 Calophyllum Calophyllum antillarum18 30 35
5  Sabal Palm Sabal palmetto 12 10CT  16OA 11
6 Pink Tababuia Tababuia heterophylla 18 27 30
7 Pink Tababuia  Tababuia heterophylla16 25 25
8 Calophyllum Calophyllum antillarum16 36 50
9 Washingtonia spp. Washingtonia spp. 12 55CT  63OA 10
10 Yellow Tabebuia Tabebuia caraiba 12 30 30
11 Queen Palm Syagrus romanzoffiana 9 23CT  30OA 20
12 Queen Palm Syagrus romanzoffiana 7 25CT  33OA 18
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Landscape Concept Planting ImagesL-2

Burton Hersh
Digitally signed by Burton Hersh
DN: CN=Burton Hersh, 
dnQualifier=A01410C0000018D31B7C3BD0000F432,
O=Burton Hersh Architects PA, C=US
Date: 2026.05.28 14:32:57-04'00'







Clubhouse from Entry Roundabout

BOA RE-REVIEW SET                        04.09.26



Digitally signed by Jose Morales
Date: 2026.03.30 19:09:16-04'00'
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View from Service Entry Driveway

View from Street Aerial View from 7th Floor Unit
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