
City of Coral Gables 
 Planning Department Staff Report 
 
To:   Honorable Local Planning Agency (LPA / Planning and Zoning Board Members 
 
From:  Planning Department 
 
Date:  May 14, 2008 
 
Subject:  Application No. 02-07-480-P. Change of Land Use, Rezoning, Planned 

Area Development (PAD) Review, Site Plan Review and Conditional Use 
Special Location Review pursuant to Ordinance No. 1525, as amended.  
Local Planning Agency (LPA) / Planning and Zoning Board review of one 
development proposal which includes five (5) separate applications for the 
proposed project referred to as “Gables Waterway”, as follows:  
1. Change of Land Use from “Commercial Use, Low-Rise Intensity” to 

“Residential Use (Multi-Family) Low Density” on Lots 1-4, Block 6, Singer 
Subdivision, “Residential Use (Multi-Family) Duplex Density” to “Residential 
Use (Multi-Family) Low Density” on Lot 5, Block 5 and Lot 5 and 5-A, Block 
6, Singer Subdivision, and “Commercial, Low-Rise Intensity” for Parcel “A’ 
(no land use currently assigned). 

2. Change of Zoning from “CL”, Commercial Limited (“CA”, Commercial) to 
“MF2”, Multi Family 2 District (“A-13”, Apartment) on Lots 1-4, Block 6, 
Singer Subdivision, “MF1”, Multi Family 1 Duplex District (“D-10”, Duplex) to 
“MF2”, Multi Family 2 District (“A-13”, Apartment) on Lot 5, Block 5 and Lot 
5 and 5-A, Block 6, Singer Subdivision and “CL”, Commercial Limited (“CA”, 
Commercial) for Parcel “A’ (no zoning currently assigned). 

3. PAD review pursuant to Zoning Code Article 9, “Planned Area 
Development”, Section 9-1 thru 9-10 (entire property excluding a portion of 
Lot 8 and a portion of the area designated as University Waterway, Block 
208, Second revised Plat of Coral Gables Riviera Section Part 14). 

4. Site plan review for entire proposed project (entire property legally 
described below, including PAD parcel and commercial parcel located on 
southwest corner of South Alhambra Drive / U.S.1 intersection). 

5. Conditional Use Special Location Review to allow Mediterranean 
architectural bonuses adjacent to “SFR”, Single Family Residential (“R”, 
Residential) and “MF1”, Multi Family 1 Duplex District (“D”, Duplex) zoned 
property. 

Submitted by Amace Properties, Inc., owner, for the property located on all of 
Tract “K”, Addition to Riviera Waterways Section, Lots 1-4, Block 5 and Lots 1-
4, Block 6, Riviera Waterways Section, Lot 5, Block 5 and Lot 5 and 5-A, Block 
6, Singer Subdivision, a portion of Lot 8 and a portion of the area designated as 
University Waterway, Block 208, Second revised Plat of Coral Gables Riviera 
Section Part 14, and Parcel “A” lying between Lot 1, Block 5, Riviera 
Waterways Section and Tract “K”, Addition to Riviera Waterways Section (6100 
Caballero Boulevard), Coral Gables, Florida. 
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Recommendation 
 
The Planning Department based upon the complete findings of fact contained within this report 
recommends denial of the following five (5) applications referred to as “Gables Waterway”, for 
the property located on all of Tract “K”, Addition to Riviera Waterways Section, Lots 1-4, Block 5 
and Lots 1-4, Block 6, Riviera Waterways Section, Lot 5, Block 5 and Lot 5 and 5-A, Block 6, 
Singer Subdivision, a portion of Lot 8 and a portion of the area designated as University 
Waterway, Block 208, Second revised Plat of Coral Gables Riviera Section Part 14, and Parcel 
“A” lying between Lot 1, Block 5, Riviera Waterways Section and Tract “K”, Addition to Riviera 
Waterways Section (6100 Caballero Boulevard), Coral Gables, Florida, as follows:  
 

1. Change of Land Use from “Commercial Use, Low-Rise Intensity” to “Residential Use 
(Multi-Family) Low Density” on Lots 1-4, Block 6, Singer Subdivision, “Residential Use 
(Multi-Family) Duplex Density” to “Residential Use (Multi-Family) Low Density” on Lot 5, 
Block 5 and Lot 5 and 5-A, Block 6, Singer Subdivision and “Commercial, Low-Rise 
Intensity” for Parcel “A’ (no land use currently assigned).  

 2. Change of Zoning from “CL” (“CA”, Commercial), Commercial Limited to “MF2”, Multi 
Family 2 District (“A-13”, Apartment) on Lots 1-4, Block 6, Singer Subdivision, “MF1”, 
Multi Family 1 Duplex District (“D-10”, Duplex) to “MF2”, Multi Family 2 District (“A-13”, 
Apartment) on Lot 5, Block 5 and Lot 5 and 5-A, Block 6, Singer Subdivision and “CL”, 
Commercial Limited (“CA”, Commercial) for Parcel “A’ (no zoning currently assigned).  

 3. PAD review pursuant to Zoning Code Article 9, “Planned Area Development”, Section 9-
1 thru 9-10 (entire property excluding a portion of Lot 8 and a portion of the area 
designated as University Waterway, Block 208, Second revised Plat of Coral Gables 
Riviera Section Part 14). 

 4. Site plan review for entire proposed project (entire property legally described below, 
including PAD parcel and commercial parcel located on southwest corner of South 
Alhambra Drive / U.S.1 intersection). 

5. Conditional Use Special Location Review to allow Mediterranean architectural bonuses 
adjacent to “SFR”, Single Family Residential (“R”, Residential) and “MF1”, Multi Family 1 
Duplex District (“D”, Duplex) zoned property. 

 
Basis of Denial 
 
Staff’s analysis identifies inconsistencies, incompatibilities and insufficiencies which prompt 
Staff to not support the applications. Staff’s recommendation for denial of the five (5) 
applications is based upon established professional planning practices and principles, and the 
applications’ inability to satisfy the Goals, Objectives and Policies in the City’s Comprehensive 
Land Use Plan (CLUP), the purpose and intent of the Zoning Code, and the Zoning Code. A 
summary of each, the regulatory authority and responsibilities, and comprehensive review is 
contained and presented in detail in the following sections of this report, as further articulated in 
the below findings of fact.  
 
Please refer to pages 12 to 31 for the comprehensive findings of fact:   
 
Inconsistent CLUP Goals, Objectives and Policies, the purpose and intent of the Zoning Code 
and Zoning Code. Staff’s evaluation of the applications to determine consistency and 
inconsistency with the CLUP Goals, Objectives and Policies provided with this report identified 
CLUP objectives and policies, the purpose and intent of the Zoning Code, and the Zoning Code 
that this proposal is in conflict with. Those determined to be inconsistent include transitional use, 
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transitional massing, project size and density, parking, traffic, project phasing, marine facility 
operations, and attainable housing. The following itemizes and summarizes the inconsistencies 
and incompatibility issues identified by the evaluation of the CLUP Goals, Objectives and 
Policies:    

 
1. Incompatible transitional uses. The project does not provide an adequate transition of 

uses.  A primary and fundamental planning principle is to transition between uses so that 
the intensity of uses is gradually and effectively reduced as development approaches 
less intense uses, such as single-family neighborhoods.  The project does not allow for 
an effective transition between uses along Caballero Boulevard, and is not consistent 
with professional planning practices of requiring a transitional land use between the 
existing single-family residential use and proposed multi-family residential use. The 
existing land use pattern (current land use and zoning designations) fulfills that objective 
and provides the transitional duplex use between the existing single-family residential 
use and multi-family residential use (see pages 14-17).  

  
2. Incompatible transitional massing. The project does not provide an adequate transition 

of massing.  A primary and fundamental planning principle is to provide transition of 
building bulk and massing of a proposed structure with reference to height, setbacks and 
open space so that the massing is gradually and effectively reduced as development 
approaches less intense uses, such as single-family neighborhoods. The proposed 
project does not provide adequate transition in height and scale from U.S.1 back to the 
existing single-family and duplex uses. The five (5) story height of the residential building 
across from Jaycee Park, and the proposed reduction of both the required front and rear 
setback of the project’s multi-family residential structures would impact adjoining 
properties and single-family residences located across the University Waterway Canal 
(see pages 14-17).  

 
3. Excessive project size and density. The project’s size and density are inconsistent with 

the scale and character of the surrounding neighborhood.  The applicant’s mitigation 
measures proposed with this project do not support the award of requested site 
development bonuses as provided for by the Code’s PAD and Mediterranean 
architectural design provisions. The proposed project with the award of development 
bonuses -- including both front and rear setback relief, building height and additional 
residential units -- results in increased project size, the loss of open space and existing 
mature tree canopy, and insufficient transition and buffering between the existing and 
proposed uses, which are not consistent with the scale and character of the surrounding 
neighborhood.  The project would also likely encourage further redevelopment of a 
larger, denser, and more intense character, resulting in a significant alteration of the 
existing scale and character of the neighborhood. The Preliminary Zoning Analysis 
prepared by the Building and Zoning Department indicates the 20% on-site landscape 
open space required for a PAD has not been met and the applicant requires credit for 
off-site landscaping (see pages 17-20).  

 
 4. Off-site parking encroachment. Parking generated by the project will encroach into the 

surrounding neighborhood if left unmanaged.  No overflow parking management plan, 
including short term meters, residential parking permits, directional signage and 
enforcement measures is provided to ensure that parking for this project does not spill 
over into the surrounding residential neighborhood. It has not been resolved whether 
there is an internal vehicular connection between the underground parking areas that 
would allow and encourage on-site vehicular circulation (see pages 20-23).   
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5.  Traffic. Traffic generated by the project will negatively impact the surrounding 

neighborhood if not fully mitigated.  It is the conclusion of the City’s traffic consultant that 
additional traffic improvements are necessary to mitigate the impact of the project. 
Based upon the CLUP objective requiring the protection of residential neighborhoods 
and controlling through traffic, it is Staff’s opinion that this application does not provide 
sufficient mitigation of traffic to ensure surrounding properties and residential 
neighborhoods are not negatively impacted (see pages 23-25).  

 
6. Project phasing and interim parking facilities. The project is proposed to be developed in 

various phases, which if left unplanned and/or unchecked, could result in significant 
interim and long term impacts to the surrounding neighborhood. There are no 
assurances provided that the project fulfills the PAD objectives and purpose stated in 
Zoning Code Section 9-1 if the project is not built-out and all proposed phases 
constructed. The project is proposed to be constructed in five (5) separate phases, with 
the commercial component constructed first (Phases 1, 2 and 3) and the residential 
component constructed second (Phases 4 and 5). The applicant has not provided 
specific timeframes for the phasing of the project as required per Zoning Code Section 
9-1. A projected timeline is necessary for each phase of the project and for the build-out 
of the entire project. Phase 1 of the project calls for the construction of an interim surface 
parking lot on South Alhambra Drive adjacent to the existing duplex residence and 
across the canal from existing single-family residences. That interim surface parking lot 
would remain until construction of the final phase of the project (Phase 5). No proposed 
use of the parking lot (hours of operation, restricted access, users, construction material 
storage, etc.) or plan has been submitted providing details indicating vehicular 
entrances, paving surface/curbing, landscaping, lighting, security, and pedestrian 
circulation (see pages 25-28).  

 
7. Marine facilities operation plan. The project will likely result in the increased use of an 

existing marina situated along an ecologically sensitive canal habitat, which, if left 
unmanaged, could negatively impact the canal and surrounding single-family residential 
neighborhood. No operational plan was provided for the renovation and use of the 
existing twenty-five (25) boat berths that are proposed to be assigned to owners of 
residential units within the project. The marina is located at the end of a canal utilized 
primarily by the existing single-family residential neighborhood through which the canal 
courses, and serves as an environmentally sensitive manatee habitat. The application 
does not sufficiently identify and address the servicing of vessels at the marina, including 
fueling, fire suppression, public safety, hours of operation for fueling and provisioning, 
whether these services will be provided from landside or from vessels, designated 
parking and service spaces with access to marina, and a hazardous materials mitigation 
plan if fueling or vessel maintenance is proposed to be allowed at the marina (see pages 
28-30).    

 
8. Attainable housing is not addressed. The project does not provide any attainable 

housing.  The provision of attainable housing within the City is a State and regional 
mandate, and as such is being pursued in accordance with the goals and objectives of 
the City of Coral Gables Workforce / Affordable Housing Study (April 2006), which 
includes the promotion of inclusionary zoning or other methodologies to secure housing. 
Planning Staff has the ability, in advance of a formal citywide program, to require major 
residential developments receiving increases in density, changes in zoning, changes in 
CLUP, PAD, MXD and/or conditional use reviews or “discretionary reviews,” to dedicate 
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a portion of their units to attainable housing.  The applicant has not addressed or 
included attainable housing units within the proposed development (see page 31).  

 
The applications are attached to this report.  
 
Request 
 
The property is under single ownership and includes two parcels of land separated by a public 
right-of-way (South Alhambra Circle). Both parcels of land are proposed to be developed as a 
single, unified project. The largest parcel, which represents the majority of the property, is a 
proposed PAD project consisting of multi-family residential and commercial office uses. The 
second “out parcel” is significantly smaller and is proposed to be developed “as-of-right” as 
commercial office use only. The two parcels are proposed to share required parking (with the 
PAD parcel providing required remote parking for the commercial office building parcel), and are 
proposed to be physically connected by a pedestrian walkway over South Alhambra Drive. 
Zoning Code provisions require that all land contained in any proposed PAD project be “a 
contiguous and unified” parcel. Therefore, while the entire project is subject to site plan review, 
the “out parcel” on which the commercial office building is proposed must be reviewed in terms 
of Zoning Code compliance separately from the proposed PAD parcel.    
 
The entire project was submitted to and received Board of Architects preliminary approval prior 
to the adoption of the new Zoning Code on 01.09.07. According to Section 1-108, “Transitional 
Rules” of the new Zoning Code, the Zoning Code regulations (referenced as the Archived 
Zoning Code) in effect when the Gables Waterway application was filed shall govern the review 
of the proposed amendments. Therefore, the Preliminary Zoning Analysis prepared by the 
Building and Zoning Department for the proposed changes to the approved site plan utilized the 
provisions of the previous “Archived” Zoning Code which were in effect when the application 
was filed.  
 
Planning and Zoning Board / City Commission Review Responsibilities 
 
The proposed change of zoning designation and PAD site plan requires review and 
recommendation by the Planning and Zoning Board and consideration and adoption in 
ordinance form by the City Commission (two public hearings). The proposed conditional use 
special location review requires Planning and Zoning Board recommendation and adoption in 
resolution form by the Commission (one public hearing). Zoning Code Section 25-5(f) states that 
“the Planning and Zoning Board in considering an application for a change of zoning may 
recommend to the City Commission that any ordinance passed and adopted in connection with 
the rezoning shall provide that the proposed building shall be in accordance with the plans 
submitted with the rezoning application or subsequently revised during the hearings” (see page 
12). The regulatory authority and responsibilities for review and recommendation of proposed 
PAD site plans are contained in Zoning Code Section 9-5 (c) (see page 12), and Zoning Code 
Section 28-6(a) provides the regulatory authority and responsibilities for review and 
recommendation for Conditional Use Special Location Review for the award of Mediterranean 
architectural bonuses (see pages 13-14).   
 
Changes in land use require review and recommendation by the Local Planning Agency 
(Planning and Zoning Board) and consideration and adoption in ordinance form by the City 
Commission (two public hearings). This proposal is considered a “small scale” amendment 
according to the thresholds established by the Department of Community Affairs (DCA).  
Therefore, no state required impact analysis is necessary and DCA review between the 
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Commission’s 1st and 2nd readings is not required.  The City Commission, however, can choose 
to transmit the amendment to DCA with a request that it be considered as a standard (i.e., large 
scale) amendment, which would then allow for review by various state and regional agencies 
between 1st and 2nd readings.  Zoning Code Section 25-5(a) requires that before adoption of any 
amendment to the Comprehensive Plan, the Planning and Zoning Board shall provide a 
recommendation after holding a public hearing at which the proposed amendment is presented. 
Staff’s comprehensive evaluation of the CLUP Goals, Objectives and Policies is provided on 
pages 14-31. 
  
Proposed Project - Facts and Background 
 
Application  Request 
Change of land use  Yes - see attached applications 
Comprehensive Plan text amendment No 
Change of zoning   Yes - see attached applications 
Zoning Code text amendment No 
Site plan review   Yes – entire project consisting of proposed PAD 

and commercial office building 
Mixed use site plan review No 
Planned Area Development Yes 
Subdivision Review or Tentative Plat No 
Conditional uses (special location review for 
Mediterranean bonuses) 

Yes- subject property adjoins “SFR” and MF1” 
zoned properties. 

 
City Reviews 
 
 
City Reviews/Timeline 

Date Scheduled/ 
Reviewed/Approved* 

Development Review Committee 11.28.05 and 12.09.05   
Board of Architects (preliminary approval) 12.21.06 and 12.20.07 
Board of Architects (granting Mediterranean bonuses) 01.17.08 
Board of Adjustment N/A 
Historic Preservation Board N/A 
Local Planning Agency 05.14.08 
Planning and Zoning Board 05.14.08 
Street and Alley Vacation Committee N/A 
Public rights-of-way encroachment  N/A 
City Commission, 1st reading  TBD 
City Commission, 2nd reading  TBD 

*All scheduled dates and times are subject to change without notice. 
 
Existing Property Designations 
 
Applicable Designations 
CLUP Map Designation “Commercial Use, Low-Rise 

Intensity”, “Residential Use (Multi-
Family) Low Density” and 
“Residential Use (Multi-Family) 
Duplex Density” 

Zoning Map Designation “CL”, Commercial Limited (“CA”, 
Commercial), “MF2”, Multi Family 2 
District (“A-13”, Apartment) and 
“MF2”, Multi Family 1 Duplex 
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District (“D-10”, Duplex) 
Within Central Business District No 
Mixed Use District (“C”, Commercial only) No 
Mediterranean Architectural District (citywide) Yes 
Within Coral Gables Redevelopment Infill District (GRID) (Traffic 
Concurrency Exemption Zone) 

Yes  

 
Surrounding Uses 
 
Location Existing Land Uses CLUP Designations Zoning Designations 
North Metro-Rail ROW and 

University of Miami 
“University Use”  “UMCAD”, University of 

Miami Campus Area 
Development 

South  2 story residence and 2 
story duplex 

“Residential Use (Single-
Family) Low Density” and 
“Residential Use (Multi-Family) 
Duplex Density” 

“SFR”, Single Family 
Residential and “MF1”, 
Multi Family 1 Duplex 
District 

East 1-2 story single-family 
residences, 2-3 story 
Holiday Inn hotel and 
Jaycee Park 

 “Residential Use (Single-
Family) Low Density”, 
“Commercial Use Low-Rise 
Intensity” and “Parks and 
Recreational Use”   

“SFR”, Single Family 
Residential , “C”, 
Commercial and “S”, 
Special Use 

West 4 story apartment 
buildings 

“Residential Use (Multi-Family) 
Low Density” 

“MF2”, Multi Family 2 
District 

 
Site plan analysis: 
 
Type Date Completed 
Concurrency Impact Statement (CIS) 05.07.08 
Preliminary Zoning Analysis 03.25.08 
Traffic Study review (traffic consultant’s final review and 
recommendation memo)  

03.20.08 

 
The information provided in the following tables is taken from the Preliminary Zoning Analysis 
prepared by the Building and Zoning Department. Two separate analysis were prepared by the 
Building and Zoning Department, one for the proposed PAD parcel and one for the Commercial 
Building parcel. The Preliminary Zoning Analysis for the PAD parcel is provided as Attachment 
A, and the Commercial Building parcel is provided as Attachment B: 
 
Site plan information (source: Preliminary Zoning Analysis prepared by the Building and Zoning 
Department dated 04.11.08 and 04.18.08): 
 
Type Permitted Proposed 
Total site area --- 208,381 sq. ft. (4.78 acres)
PAD site area --- 200,341 sq. ft. (4.60 acres)
Commercial Building site area 8,040 sq. ft. (0.18 acres)
PAD Floor area ratio (FAR)  2.5 FAR 1.3 FAR
PAD building sq. ft. 500,852 sq. ft. 251,303 sq. ft.
Commercial Building FAR 3.5 FAR* 3.5 FAR
Commercial Building sq. ft. 28,140 sq. ft. 28,140 sq. ft.
Total building sq. ft. 528,992 sq. ft.    279,443 sq. ft.  
PAD Building heights  Varies between 6 floors/ 72’-0” 

and 3.5 stories/ 45’-0” 
Varies between 5 floors/ 65-11” 

and 2 stories/ 34’-0” 
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Type Permitted Proposed 

(72’-3” to top of roof towers and 
91’-7” to top of clock tower) 

Commercial Building height 5 floors/ 72’ -0” 5 floors/ 72’-0”  
(90’-0” to top of rotunda)

Multi-family residential 184,718 sq. ft.
Office   ---  89,513 sq. ft.
Restaurant   --- 0 sq. ft.  
Retail   ---    0 sq. ft.
Other (amenities) 5,212 sq. ft.

* 3.0 FAR for commercial projects with additional 0.5 FAR architectural bonus for qualifying projects.  
 
Setbacks: 
 
Type Required Proposed 
Setbacks: 
- Front  Varies between 17-25 ft. 0-10 ft.*
- Side (interior) Varies between 10-20 ft. 10-20 ft.
- Rear (waterway) 35 ft. 0-6 ft.*

* Setback relief can be awarded for approved PAD projects, and projects qualifying for Mediterranean style bonuses.  
 
Parking: 
 
Uses  Required Proposed 
Residential  205 spaces 205 spaces
Restaurant N/A N/A
Retail N/A N/A
Total Office  298 spaces  

(includes 218 PAD and 80 
Commercial Building spaces) 

298 spaces 
(includes 218 PAD and 80 
Commercial Bld’g spaces)

Total on site parking  503 spaces 518 spaces
Additional on-site parking (or deficit) --- 15 spaces
Total on-street parking  51 existing spaces 57 spaces
Additional on-street parking (or deficit) ---  6 spaces

* Required parking reductions (variance) can be awarded for approved PAD projects. 
 
Landscaping: 
 
Location Required Provided 
Landscape open space (on-site) PAD 
parcel 

40,070 sq. ft. 39,398 sq. ft. 

Landscape open space (on-site) 
Commercial Building parcel 

402 sq. ft. 0 sq, ft.

Total landscape open space (on-site) 40,472 sq. ft. 39,398 sq. ft.
Additional on-site landscape open space 
(or deficit) 

--- (-1,074 sq. ft.)

Additional landscape open space 
provided off-site 

---  1,074 sq. ft.
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Architectural bonuses: 
 
PAD parcel 
 
Bonus Permitted as-of-right Allowed with bonuses Proposed 
FAR  2.5 FAR 3.0 FAR 1.3 FAR
Residential units 81 units 99 units 95 units
Height (floors/sq. ft.) 
- CLUP Low-rise 
- Adjacent to R and D 

4 floors/ 45’-0”
3 floors/ 45’-0”

6 floors/ 72’-0”
3.5 floors/ 45’-0” 

5 floors/ 65’-11”
3 floors/ 45’-0”

Setbacks: 
- Front (A use) 
- Front (C use) 
- Front (U.S.1) 
- Side street 
- Side interior 
- Rear 
- Rear waterway  

 
20’-0” & 25’-0”

17’-0”
20’-0”

N/A
20’-0”

N/A
35’-0”

0’
0’
0’

N/A
0’

N/A
0’

10’-0”
0’

4’-8”
N/A

20’-0”
N/A

0’ (C use) & 6’-0” (A use)
Source: Preliminary Zoning Analysis prepared by the Building and Zoning Department dated 04.11.08 and 04.18.08 

 
Commercial Building parcel 
 
Bonus Permitted as-of-right Allowed with bonuses Proposed 
FAR  3.0 FAR 3.5 FAR 3.5 FAR
Residential units N/A N/A N/A
Height (floors/sq. ft.) 3 floors/ 72’-0” 5 floors/ 72’-0” 5 floors/ 72’-0”
Setbacks: 
- Front (U.S.1) 
- Front (S. Alhambra) 
- Side street 
- Side interior 
- Rear 
- Rear waterway  

 
15’-0”
15’-0”

N/A
10’-0”

N/A
N/A

0’
0’

N/A
0’

N/A
N/A

0’
0’

N/A
12’-0”

N/A
N/A

Source: Preliminary Zoning Analysis prepared by the Building and Zoning Department dated 04.11.08 and 04.18.08 

 
Discussion 
 
Property’s Development History and Existing Uses 
 
The entire property is 208,381 sq. ft in size, which is approximately 4.78 acres and consists of 
two separate parcels. The PAD parcel is 200,341 sq. ft. (approximately 4.60 acres), and the 
Commercial Building parcel is 8,040 square feet (approximately 0.2 acres) in size. The existing 
uses on the property include a variety of separate structures and uses, including 1-3 story 
commercial buildings, 2 story apartment buildings and surface parking lots. All existing 
structures on the property are proposed to be ultimately demolished to allow the construction of 
the proposed project. Tract A of the subject property, which faces onto U.S.1, is a small linear 
parcel that ties together the two portions of the subject property located on either side of the 
canal.  This property currently has no land use and zoning designation. Tract A is currently used 
as a driveway between South Alhambra circle and Caballero Boulevard with a covered 
pedestrian walkway adjacent to the canal.   
 
There have been a number of past Ordinances and Resolutions adopted by the City concerning 
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various platted lots within the subject property, which have been summarized by the applicant 
and are on file and available for review with the Planning Department. Maps showing and 
comparing both the existing and proposed land use and zoning designations currently being 
requested by the applicant are provided in the attached application package.  
 

Comparison of Allowed/Existing and Proposed Development 
 
The following analysis provides a comparison of the amount of development permitted to be 
constructed on the property as a Planned Area Development (PAD) with the proposed land use 
and zoning changes verse the property’s existing land use and zoning designations. The 
information provided in the following table is taken from the Preliminary Zoning Analysis 
prepared by the Building and Zoning Department (see Attachments A and B): 
 
Category Currently allowed as-

of-right 
Proposed PAD and 
commercial building 

Change 

Multi-family residential 
units 

 22 units  95 multi-family units  
(99 units permitted w/ 

architectural  bonuses) 

+ 73 multi-family units

Commercial development  188,590 sq. ft. 89,513 sq. ft. -99,077 sq. ft.
Total development      
(sq. ft/FAR) 

279,186 sq. ft./ 1.3 FAR 279,443 sq. ft./1.3 FAR  
(up to 528,992 sq. ft. 

permitted w/ 
architectural bonuses) 

  + 257 sq. ft. 
(proposal permits up 

to +249,806 sq. ft.)

Source: Preliminary Zoning Analysis prepared by the Building and Zoning Department dated 04.11.08 and 04.18.08 

Staff comments: Both the permitted and proposed development on the property increases as a 
result of the change in land use and zoning. The PAD provisions allow for the reduction in both 
front and rear setbacks. The resulting proposed project’s size, massing and loss of open space 
is not consistent in character with the adjoining residential, single-family neighborhood and does 
not provide adequate transition between the existing and proposed uses. 

 
Required Code Variations and Setback Relief 
 
The Planning and Zoning Board can recommend variations from the requirements of the Zoning 
Code with the PAD recommendation. Deviations from the requirements of the Code are 
permitted with the intent of providing “quality development on tracts and /or parcels of land 
through the use of flexible guidelines which allow the integration of a variety of land uses and 
densities in one development” (Zoning Code Section 9-1).  The Preliminary Zoning Analysis 
indicates that the proposed project requires the following variations and/or relief from Zoning 
Code requirements for landscaping and setbacks: 
 
Category Required Provided Variance 
On-site landscaping 40,070 sq, ft. 

(20% of site)
39,398 sq. ft.  -672 sq. ft. 

 
Setbacks*: 
   Front 
   Rear (waterway) 

 
17-25 ft.

35 ft.  
0-10 ft.

0-6 ft.
varies
varies

* Setback relief can be awarded for approved PAD projects, and projects qualifying for Mediterranean style bonuses.  
 
Staff comments: The applicant is requesting a reduction in both front and rear setbacks and 
credit for off-site landscaping to meet on-site requirements, resulting in additional project 
massing and loss of open space. The mitigation measures proposed by the applicant in 
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exchange for the requested relief from the Code’s requirements are insufficient.            
  
Traffic Study 
 
The Public Works Department and outside traffic consultant have reviewed the traffic study 
submitted with the application prepared by Traf Tech Engineering, Inc., dated January 2008 and 
subsequent revisions. It is the conclusion of the City’s traffic consultant that the project would 
result in adverse impacts to the surrounding neighborhood, and that additional traffic 
improvements are required to mitigate the impacts of the project, if the project is approved.  
 
City Department and DRC Review 
 
This proposal was reviewed by City Staff at a Development Review Committee (DRC) meeting 
on 11.28.05 (Level 1) and 12.09.05 (Level 2).  The application was also distributed to the Public 
Works, Public Service, Police and Fire Departments on 06.29.07 for detailed review and 
comments. The following comments were received from those Departments that have not been 
satisfactorily resolved: 
 
1. Public Works Department : 

 a.  Canal ROW. A building is proposed across the canal ROW along US1.  There are several 
large pipes that connect the canal on either side of US1 that run through this section of the 
canal ROW.  Those pipes are not shown in the proposal and an underground connection 
between the two underground parking garages on each side of the project as indicated.  
There is also insufficient information to evaluate the impact of the proposed building on the 
pipes.  

2. Public Service Department: 
 a.  Right of way landscape design. In general, the right of way landscape design is not 

sufficiently developed for detailed review.  The configuration of the tree planting areas and 
drainage, structural soil and root barriers need to be addressed. 

 b.  U.S.1 landscaping. No indication of approval by FDOT of the landscaping proposed on U.S.1 
right of way is provided. The proposed sidewalk along U.S.1 was not required in previous 
comments, and pushes the proposed landscaping towards the curb line. The City prefers 
elimination of sidewalk so that plant material (primarily the palms) can be moved away from 
travel lanes. The developer needs to provide a plan which has, at least in concept, been 
approved by FDOT. 

 
Staff comments: Proposed landscaping and streetscape improvements within the public ROW 
are subject to review and approval by the Directors of Public Works and Public Service 
Departments. Review and approval of proposed landscaping along U.S.1 is required by FDOT.     
 
Concurrency Management 
 
This project has been reviewed for compliance with the Building and Zoning Department’s 
Concurrency Management Program.  The Concurrency Impact Statement (CIS) issued by the 
Building and Zoning Department for the applicant’s project indicates that there is adequate 
infrastructure available to support the project.  A copy of the CIS is on file with the Planning 
Department and available upon request.   
 
Public Schools 
 
The School Board of Miami-Dade County has reviewed the proposed application, and found that 
the project’s impacts to nearby public schools would be adequately mitigated by the required 
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impact fees, and therefore would not necessitate further mitigation. A copy of the School 
Board’s 01.30.07 letter is on file with the Planning Department and available upon request. 
 
 
Findings of Facts 
 
This section evaluates the application for consistency with the Zoning Code and Comprehensive 
Land Use Plan (CLUP).  This evaluation provides findings of fact and suggests potential 
remedies for compliance, as applicable. 
 
Compliance with the Zoning Code 
 
Zoning Code Section 25-5(f) states that “the Planning and Zoning Board in considering an 
application for a change of zoning may recommend to the City Commission that any ordinance 
passed and adopted in connection with the rezoning shall provide that the proposed building 
shall be in accordance with the plans submitted with the rezoning application or subsequently 
revised during the hearings, provided, however, that the plans submitted for the building permit 
shall comply with the Zoning Code, South Florida Building Code and all other applicable codes 
and regulations and the issuance or granting of a permit for the construction of a building on the 
property shall not be construed as permitting construction in violation of such regulations.” 
 
Staff comments: The Planning Department is recommending denial of this application. The 
proposed plans submitted by the applicant, along with any potential mitigation and/or conditions 
of approval, would regulate the development of the subject property if this application is 
ultimately approved. 
 
Zoning Code Article 9 governing PADs (see Attachment C) requires that conclusions and 
findings of fact be provided for any proposed PAD which shall set forth particularly in what 
respects the proposal would or would not be in the public interest, to include the following: 
 
Section 9-5(c)   

“1. In what respects the proposed plan is or is not consistent with the stated purpose and intent of 
the Planned Area Development regulations. 

2. The extent to which the proposed plan departs from the zoning and subdivision regulations 
otherwise applicable to the subject property, including but not limited to density, size, area, bulk 
and use, and the reasons why such departures are or are not deemed to be in the public interest. 

3. The extent to which the proposed plan meets the requirements and standards of the Planned 
Area Development regulations. 

4. The physical design of the proposed Planned Area Development and the manner in which said 
design does or does not make adequate provision for public services, provide adequate control 
over vehicular traffic, provide for and protect designated common open areas, and further the 
amenities of light and air, recreation and visual enjoyment. 

5. The compatibility of the proposed Planned Area Development with the adjacent properties and 
neighborhood. 

6. The desirability of the proposed Planned Area Development to physical development of the entire 
community. 

7. The conformity of the proposed Planned Area Development with the goals and objectives and 
Future Land Use Maps of the City of Coral Gables Comprehensive Land Use Plan.” 

 
Staff comments: The conclusions and findings of fact presented in this Staff report for 
addressing the criteria identified in Section 9-5(c) indicate that this proposal is not in the public 
interest as defined by Section 9-5(c). As documented in this report, the proposed project’s 
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density, size, area and massing is not compatible with the physical development of the adjacent 
residential neighborhood, and there remain outstanding inconsistencies and insufficiencies that 
need to be resolved before the desirability of this project to the development of the entire 
community can be assured. Staff’s evaluation of the applications to determine consistency and 
inconsistency with the CLUP Goals, Objectives and Policies provided with this report identified 
CLUP objectives and policies that this proposal is in conflict with. Those objectives and policies 
determined to be inconsistent include transitional use, transitional massing, project size and 
density, parking, traffic and traffic calming improvements, project phasing, marine operations, 
and attainable housing. Therefore, this proposal does not satisfy the stated purpose and intent 
of the PAD regulations as specified in Zoning Code Section 9-1, as follows: 
 
“(a) Encourage enhancement and preservation of lands which are unique or of outstanding scenic, 

environmental, cultural and historical significance. 
(b) Provide an alternative for more efficient use and, resulting in smaller networks of utilities, safer 

networks of streets, promoting greater opportunities for public and private open space, and resulting 
in lower construction and maintenance costs. 

(c) Encourage harmonious and coordinated development of the site, considering the natural features, 
community facilities, pedestrian and vehicular circulation in conformance with the thoroughfare plan, 
and land use relationship with surrounding properties and the general neighborhood. 

(d) Require the application of professional planning and design techniques to achieve overall 
coordinated development eliminating the negative impacts of unplanned and piecemeal 
developments likely to result from rigid adherence to the standards found elsewhere in this Code.” 

 
Zoning Code Section 28-6(a) provides the criterion that must be satisfied for approval of 
Conditional Use Special Location Review requests for the award of Mediterranean architectural 
bonuses, as follows: 
 

“(a) Special location site plan review.  Properties assigned A ,C, and M Use districts which are 
contiguous to R and D Use districts or contiguous to public rights-of-way or waterways, which are 
contiguous to an R and D Use district, shall comply with the following provisions to secure 
bonuses:  

   
3. Review criterion.  Applications considered pursuant to these regulations must demonstrate 

that they have satisfied all of the below listed criterion. The Planning Department shall 
evaluate the application with reference to each of the below criteria and provide a 
recommendation to the Planning and Zoning Board and City Commission.  The Planning 
Department, Planning and Zoning Board and City Commission shall make specific findings of 
fact that all of the below listed criterion are satisfied.  The criterion is as follows: 
a. The extent to which the proposed plan departs from the zoning and subdivision 

regulations otherwise applicable to the subject property, including but not limited to 
density, size, area, bulk and use, and the reasons why such departures are or are not 
deemed to be in the public interest. 

b. The physical design of the site plan and the manner in which said design does or does 
not make adequate provision for public services, parking, provide adequate control over 
vehicular traffic, provide for and protect designated public open space areas, and further 
the amenities of light and air, recreation and visual enjoyment. 

c. The compatibility of the proposed building with reference to building height, bulk, and 
mass with the contiguous and adjacent properties.  

d. The conformity of the proposed site plan with the Goals, Objectives and Policies of the 
Comprehensive Land Use Plan (CLUP). 

e. That the site plan and associated improvements provides public realm improvements, 
public open space, and pedestrian amenities for the public benefit. 
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f. Those actions, designs, construction or other solutions of the site plan if not literally in 
accord with these special regulations, satisfy public purposes and provide a public benefit 
to at least an equivalent degree.”  

 
Staff comments: All criterion identified in Section 28-6(a) for the proposed project are not 
satisfied in the opinion of Staff. As documented in this report, the proposed project’s density, 
size, area and massing is not compatible with the physical development of the adjacent 
residential neighborhood, and there remain outstanding inconsistencies and insufficiencies that 
need to be resolved before the desirability of this project to the development of the entire 
community can be assured. Staff’s evaluation of the applications to determine consistency and 
inconsistency with the CLUP Goals, Objectives and Policies provided with this report identified 
CLUP objectives and policies that this proposal is in conflict with. Those objectives and policies 
determined to be inconsistent include transitional use, transitional massing, project size and 
density, parking, traffic and traffic calming improvements, project phasing, marine operations, 
and attainable housing. 
 
Compliance with CLUP Goals, Objectives and Policies 
 
Review of the CLUP finds the following CLUP Goals, Objectives and Policies are applicable and 
the following tabled information provides findings of fact to determine consistency or 
inconsistency thereof. 
 
Inconsistent CLUP Goals & Objectives and Policies: 
 
The applicant has submitted a tabled summary of CLUP Goals, Objectives and Policies that 
based upon their findings indicates the project satisfies and is consistent with the CLUP.  The 
Planning Department is not in agreement with all the conclusions provided in the applicant’s 
analysis, and provides the following tabled summary of inconsistent CLUP Goals, Objectives 
and Policies and the Department’s suggested potential remedies.  
 
1. Transitional Uses and Massing. 
 
Inconsistent CLUP Goals, Objectives and Policies are as follows: 
 
Ref. 
No. 

CLUP Goal,  
Objective or Policy  

 
Basis for inconsistency 

Suggested Potential 
Remedies 

1a. POLICY 1-1.3.1:  AVOID 
ENCROACHMENT INTO 
NEIGHBORHOODS BY 
INCOMPATIBLE USES.  
Residential 
neighborhoods should be 
protected from intrusion 
by incompatible uses that 
would disrupt or degrade 
the heath, safety, 
tranquility, aesthetics and 
welfare of the 
neighborhood by noise, 
light, glare, odor, 
vibration, dust, hazardous 
materials or traffic. 

The project results in the encroachment of 
incompatible uses into the surrounding single-
family neighborhood that disrupt and degrade the 
health, safety, tranquility, aesthetics, and welfare 
of the neighborhood. 
- The project does not allow for an effective 
transition between uses along Caballero 
Boulevard, and is not consistent with 
professional planning practices of requiring a 
transitional land use between the existing 
single-family residential use and proposed multi-
family residential use.  
- The proposed project does not provide 
adequate transition in height and scale from 
U.S. 1 back to the existing single-family and 
duplex uses. The five (5) story height of the 
residential building across from the Jaycee 
Park, and the proposed reduction of both the 
required front and rear setback of the project’s 

- Provide for appropriate 
transitional land use between 
existing single family 
residential use and proposed 
multi-family residential use by 
retaining duplex use. 
- Provide additional transition 
for portions of project adjacent 
or across the canal from 
existing residential properties 
(reduction in height and 
massing), including 34’ 
maximum height within 100’ of 
adjoining residential 
properties, 35’ minimum rear 
setback for all multi-family 
residential buildings, and 50’ 
minimum side setback and 
additional landscape buffer 
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Ref. 
No. 

CLUP Goal,  
Objective or Policy  

 
Basis for inconsistency 

Suggested Potential 
Remedies 

multi-family residential structures, would impact 
adjoining properties and single-family 
residences located across the University 
Waterway Canal. 
- The award of site development bonuses 
required for this project, including both front and 
rear setback relief, building height and 
additional residential units, results in increased 
project size, the loss of open space and 
insufficient transition and buffering between the 
existing and proposed uses which are not 
consistent with the scale and character of the 
surrounding neighborhood.  
- The project would also likely encourage further 
redevelopment of a larger, denser, and more 
intense character, resulting in a significant 
alteration of the existing scale and character of 
the neighborhood. 

between project and adjacent 
properties. 
- Remove proposed overhead 
pedestrian bridge and provide 
improved at-grade pedestrian 
crosswalk. 
- Reduce height of multi-story 
residential building facing JC 
Park to 3 stories / 45’-0”. 
- Reduce height of proposed 
clock tower to maximum height 
of 72’-0”. 

1b. POLICY 1-1.3.2:  
APPLICATION OF 
BUFFERING 
TECHNIQUES.  Uses 
designated in the plan 
which cause significant 
noise, light, glare, odor, 
vibration, dust, hazardous 
conditions or industrial 
traffic, shall provide 
buffering when located 
adjacent to or across the 
street from incompatible 
uses such as residential 
uses. 

The project does not adequately buffer the 
surrounding neighborhood from the impacts of its  
incompatible uses and massing.   
- The award of site development bonuses 
required for this project, including both front and 
rear setback relief, building height and 
additional residential units, results in increased 
project size, the loss of open space and 
insufficient transition and buffering between the 
existing and proposed uses which are not 
consistent with the scale and character of the 
surrounding neighborhood.  
- There are no assurances provided that the 
project fulfills the stated PAD objectives if the 
project is not built-out and all proposed phases 
constructed.  
- A projected timeline is necessary for each 
phase of the project and for the build-out of the 
entire project.  
- No proposed use or plan for the Phase 1 
interim parking lot has been submitted.  
- A phasing plan for proffered streetscape and 
public realm improvements and the proposed 
marina facility has not been provided. 

- Identify proposed permitted 
and prohibited commercial 
uses within project to include 
all permitted “CA”, Commercial 
uses listed in Zoning Code, 
and including a management 
plan for commercial business 
operations, service, deliveries 
and security . 
- Provide detailed site plan for 
temporary surface parking lot 
constructed during Phase 1 of 
project. 
- Submit a phasing plan for 
proffered streetscape and 
public realm improvements 
and the proposed marina 
facility. 
- Provide infrastructure 
improvement plan, 
construction parking and traffic 
management plan for each 
phase of project. 

1c. POLICY 1-1.3.3:  
LIMITATIONS OF 
POTENTIALLY 
DISRUPTIVE USES.  
Normally disruptive uses 
may be permitted on sites 
within related districts 
only where proper design 
solutions are 
demonstrated and 
committed to in advance 
which will be used to 
integrate the uses so as 
to buffer any potentially 
incompatible elements. 

The project results in the encroachment of 
incompatible and disruptive uses into the 
surrounding single-family neighborhood that are 
not adequately buffered. 
- The award of site development bonuses 
required for this project, including both front and 
rear setback relief, building height and 
additional residential units, results in increased 
project size, the loss of open space and 
insufficient transition and buffering between the 
existing and proposed uses which are not 
consistent with the scale and character of the 
surrounding neighborhood.  
- There are no assurances provided that the 
project fulfills the stated PAD objectives if the 
project is not built-out and all proposed phases 
constructed.  
- It has not been resolved whether there is an 

- Identify proposed permitted 
and prohibited commercial 
uses within project to include 
all permitted “CA”, Commercial 
uses listed in Zoning Code, 
and including a management 
plan for commercial business 
operations, service, deliveries 
and security . 
- Provide detailed plans and 
sections for proposed 
underground vehicle 
connection between 
underground parking areas, 
including number, width and 
direction of vehicle lanes, 
height (clearance) of vehicle 
lanes and location of existing 
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Ref. 
No. 

CLUP Goal,  
Objective or Policy  

 
Basis for inconsistency 

Suggested Potential 
Remedies 

internal vehicular connection between the 
underground parking areas that would allow and 
encourage on-site vehicular circulation - No 
overflow parking management plan is provided 
to ensure that parking for this project does not 
spill over into the surrounding residential 
neighborhood.  

- The project would also likely encourage further 
redevelopment of a larger, denser, and more 
intense character, resulting in a significant 
alteration of the existing scale and character of 
the neighborhood. 

canal culverts.   
- Provide an overflow parking 
management plan to include 
short term metered parking, 
residential parking permits, 
directional signage and 
enforcement measures. 

1d. OBJECTIVE 1-1.11:  
RESIDENTIAL 
DEVELOPMENT 
PATTERN.  Maintain a 
pattern of overall low 
density residential use 
with limited medium, and 
high density residential 
uses in selected areas to 
preserve the low intensity 
character of the 
residential 
neighborhoods. 

The project’s excessive density and massing is 
incompatible with the low intensity character of 
the surrounding neighborhood. 
- The project does not allow for an effective 
transition between uses along Caballero 
Boulevard, and is  not consistent with 
professional planning practices of requiring a 
transitional land use between the existing 
single-family residential use and proposed multi-
family residential use.  
- The proposed project does not provide 
adequate transition in height and scale from 
U.S. 1 back to the existing single-family and 
duplex uses. The five (5) story height of the 
residential building across from the Jaycee 
Park, and the proposed reduction of both the 
required front and rear setback of the project’s 
multi-family residential structures, would impact 
adjoining properties and single-family 
residences located across the University 
Waterway Canal. 
- There are no assurances provided that the 
project fulfills the stated PAD objectives if the 
project is not built-out and all proposed phases 
constructed.  
- No overflow parking management plan is 
provided to ensure that parking for this project 
does not spill over into the surrounding 
residential neighborhood. 
- The project would also likely encourage further 
redevelopment of a larger, denser, and more 
intense character, resulting in a significant 
alteration of the existing scale and character of 
the neighborhood.  

- Provide for appropriate 
transitional land use between 
existing single family 
residential use and proposed 
multi-family residential use by 
retaining duplex use. 
- Provide additional transition 
for portions of project adjacent 
or across the canal from 
existing residential properties 
(reduction in height and 
massing), including 34’ 
maximum height within 100’ of 
adjoining residential 
properties, 35’ minimum rear 
setback for all multi-family 
residential buildings, and 50’ 
minimum side setback and 
additional landscape buffer 
between project and adjacent 
properties. 
- Provide an overflow parking 
management plan to include 
short term metered parking, 
residential parking permits, 
directional signage and 
enforcement measures. 

1e. POLICY 3-1.2.6: 
COMPATIBILITY OF 
NEW DEVELOPMENT.  
New development shall 
be compatible with 
adjacent established 
residential areas. 

The project’s density, massing, and uses are 
incompatible with the scale and character of the 
surrounding single-family neighborhood. 
- The project does not allow for an effective 
transition between uses along Caballero 
Boulevard, and is not consistent with 
professional planning practices of requiring a 
transitional land use between the existing 
single-family residential use and proposed multi-
family residential use.  
- The proposed project does not provide 
adequate transition in height and scale from 
U.S. 1 back to the existing single-family and 
duplex uses. The five (5) story height of the 

- Provide for appropriate 
transitional land use between 
existing single family 
residential use and proposed 
multi-family residential use by 
retaining duplex use. 
- Identify proposed permitted 
and prohibited commercial 
uses within project to include 
all permitted “CA”, Commercial 
uses listed in Zoning Code, 
and including a management 
plan for commercial business 
operations, service, deliveries 



Amace Properties - “Gables Waterway”  
May 14, 2008 
Page 17 of 32 
 
Ref. 
No. 

CLUP Goal,  
Objective or Policy  

 
Basis for inconsistency 

Suggested Potential 
Remedies 

residential building across from the Jaycee 
Park, and the proposed reduction of both the 
required front and rear setback of the project’s 
multi-family residential structures, would impact 
adjoining properties and single-family 
residences located across the University 
Waterway Canal. 
- There are no assurances provided that the 
project fulfills the stated PAD objectives if the 
project is not built-out and all proposed phases 
constructed.  
- A projected timeline is necessary for each 
phase of the project and for the build-out of the 
entire project.  
- A phasing plan for proffered streetscape and 
public realm improvements and the proposed 
marina facility has not been provided. 
- No proposed use or plan for the Phase 1 
interim parking lot has been submitted. 
- The project would also likely encourage further 
redevelopment of a larger, denser, and more 
intense character, resulting in a significant 
alteration of the existing scale and character of 
the neighborhood.  

and security . 
- Submit a project timeline for 
each phase of project and 
build-out of entire project. 
- Submit a phasing plan for 
proffered streetscape and 
public realm improvements 
and the proposed marina 
facility. 
- Provide detailed site plan for 
temporary surface parking lot 
constructed during Phase 1 of 
project. 

1f. OBJECTIVE 6-1.5: LAND 
USE PLANNING AND 
REGULATION. Preserve 
areas of significant 
environmental and public 
value through appropriate 
land use designations 
and regulation. 

The project does not adequately address or 
mitigate its increased use of an existing marina 
situated along an ecologically sensitive canal 
habitat, which, if left unmanaged, could 
negatively impact the canal and surrounding 
neighborhood. 
- No operational plan was provided for the 
renovation and use of the existing twenty-five 
(25) boat berths that are proposed to be 
assigned to owners of residential units within 
the project.  
- The application does not sufficiently address 
the servicing of vessels at the marina to ensure 
there is minimal impact on the surrounding 
residential neighborhood and existing manatee 
habitat along the waterway.  

- Provide a marina operation 
plan including maximum size 
of boats; fueling and boat 
maintenance procedures; 
hours of operation for fueling, 
servicing and provisioning; 
services to be provided from 
either landside or waterside; 
designation of on-site parking 
and service spaces with 
access to marina; hazardous 
materials mitigation plan; and, 
manatee protection plan. 
- Submit marina operation plan 
to appropriate county, state 
and federal agencies for 
review and approval. 

 
2. Excessive Project Size and Density. 
 
Inconsistent CLUP Goals, Objectives and Policies are as follows: 
 
Ref. 
No. 

CLUP Goal, Objective 
or Policy 

 
Basis for inconsistency 

Suggested Potential 
Remedies 

2a. POLICY 1-1.3.1:  AVOID 
ENCROACHMENT INTO 
NEIGHBORHOODS BY 
INCOMPATIBLE USES.  
Residential 
neighborhoods should be 
protected from intrusion 
by incompatible uses that 
would disrupt or degrade 
the heath, safety, 

The project results in the encroachment of 
incompatible uses into the surrounding single-
family neighborhood that disrupt and degrade the 
health, safety, tranquility, aesthetics, and welfare 
of the neighborhood. 
- The project does not allow for an effective 
transition between uses along Caballero 
Boulevard, and is not consistent with 
professional planning practices of requiring a 
transitional land use between the existing 

- Provide for appropriate 
transitional land use between 
existing single family 
residential use and proposed 
multi-family residential use by 
retaining duplex use. 
- Provide additional transition 
for portions of project adjacent 
or across the canal from 
existing residential properties 



Amace Properties - “Gables Waterway”  
May 14, 2008 
Page 18 of 32 
 
Ref. 
No. 

CLUP Goal, Objective 
or Policy 

 
Basis for inconsistency 

Suggested Potential 
Remedies 

tranquility, aesthetics and 
welfare of the 
neighborhood by noise, 
light, glare, odor, 
vibration, dust, hazardous 
materials or traffic. 

single-family residential use and proposed multi-
family residential use.  
- The proposed project does not provide 
adequate transition in height and scale from 
U.S. 1 back to the existing single-family and 
duplex uses. The five (5) story height of the 
residential building across from the Jaycee 
Park, and the proposed reduction of both the 
required front and rear setback of the project’s 
multi-family residential structures, would impact 
adjoining properties and single-family 
residences located across the University 
Waterway Canal. 
- The applicant’s mitigation measures proposed 
with this project do not support the award of 
requested site development bonuses as 
provided for by the Code’s PAD and 
Mediterranean architectural design provisions.  
- The proposed project with the award of 
development bonuses -- including both front 
and rear setback relief, building height and 
additional residential units -- results in increased 
project size, the loss of open space and 
insufficient transition and buffering between the 
existing and proposed uses which are not 
consistent with the scale and character of the 
surrounding neighborhood. 
- There are no assurances provided that the 
project fulfills the stated PAD objectives if the 
project is not built-out and all proposed phases 
constructed. 
- The project would also likely encourage further 
redevelopment of a larger, denser, and more 
intense character, resulting in a significant 
alteration of the existing scale and character of 
the neighborhood.  

(reduction in height and 
massing), including 34’ 
maximum height within 100’ of 
adjoining residential 
properties, 35’ minimum rear 
setback for all multi-family 
residential buildings, and 50’ 
minimum side setback and 
additional landscape buffer 
between project and adjacent 
properties. 
- Reduce height of multi-story 
residential building facing JC 
Park to 3 stories / 45’-0”.  
- Reduce height of proposed 
clock tower to maximum height 
of 72’-0”. 

2b. POLICY 1-1.3.3:  
LIMITATIONS OF 
POTENTIALLY 
DISRUPTIVE USES.  
Normally disruptive uses 
may be permitted on sites 
within related districts 
only where proper design 
solutions are 
demonstrated and 
committed to in advance 
which will be used to 
integrate the uses so as 
to buffer any potentially 
incompatible elements. 

The project results in the encroachment of 
incompatible and disruptive uses into the 
surrounding single-family neighborhood that are 
not adequately buffered. 
- A projected timeline is necessary for each 
phase of the project and for the build-out of the 
entire project.  
- No proposed use or plan for the Phase 1 
interim parking lot has been submitted.  
- A phasing plan for proffered streetscape and 
public realm improvements and the proposed 
marina facility has not been provided. 
- No overflow parking management plan is 
provided to ensure that parking for this project 
does not spill over into the surrounding 
residential neighborhood. 

- Submit a project timeline for 
each phase of project and 
build-out of entire project. 
- Provide detailed site plan for 
temporary surface parking lot 
constructed during Phase 1 of 
project. 
- Provide parking management 
program and proposed 
assignment of all temporary 
on-site parking for each of the 
project’s development phases. 

2c. OBJECTIVE 2-1.4: 
COORDINATE LAND 
USE AND TRAFFIC 
CIRCULATION. 
Coordinate traffic 
circulation system with 
future land uses and 
capital improvements 

The project does not adequately coordinate land 
use and traffic circulation. 
- A projected timeline is necessary for each 
phase of the project and for the build-out of the 
entire project.  
- A phasing plan for proffered streetscape and 
public realm improvements and the proposed 
marina facility has not been provided. 

- Provide infrastructure 
improvement plan, 
construction parking and traffic 
management plan for each 
phase of project. 
- Provide detailed plans and 
sections for proposed 
underground vehicle 
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Ref. 
No. 

CLUP Goal, Objective 
or Policy 

 
Basis for inconsistency 

Suggested Potential 
Remedies 

element as adopted on 
the Future Land Use Map 
series and Plan, 
recognizing fiscal and 
physical constraints. 

- No overflow parking management plan is 
provided to ensure that parking for this project 
does not spill over into the surrounding 
residential neighborhood. 
- It has not been resolved whether there is an 
internal vehicular connection between the 
underground parking areas that would allow and 
encourage on-site vehicular circulation.  

connection between 
underground parking areas, 
including number, width and 
direction of vehicle lanes, 
height (clearance) of vehicle 
lanes and location of existing 
canal culverts.  

2d. OBJECTIVE 2-1.7: 
PROTECT 
COMMUNITY/NEIGHBO
RHOOD INTEGRITY. 
The traffic circulation 
system will protect 
community and 
neighborhood integrity. 

The project’s size and density result in negative 
impacts to the integrity of the surrounding 
community and neighborhood. 
- The application does not provide sufficient 
traffic mitigation to ensure surrounding 
neighborhoods are not negatively impacted. 
- No overflow parking management plan is 
provided to ensure that parking for this project 
does not spill over into the surrounding 
residential neighborhood. No plans have been 
provided for the proposed vehicle connection 
between the underground parking areas that 
would allow and encourage on-site vehicular 
circulation.   
- It has not been resolved whether there is an 
internal vehicular connection between the 
underground parking areas that would allow and 
encourage on-site vehicular circulation.  

- Provide additional traffic 
improvements as identified by 
City’s traffic consultant.  
- Provide an overflow parking 
management plan to include 
short term metered parking, 
residential parking permits, 
directional signage and 
enforcement measures. 
- Provide detailed plans and 
sections for proposed 
underground vehicle 
connection between 
underground parking areas, 
including number, width and 
direction of vehicle lanes, 
height (clearance) of vehicle 
lanes and location of existing 
canal culverts.   

2e. POLICY 2-1.8.1:  
PROVIDE ROADWAY 
LANDSCAPING.  The 
City shall provide 
landscaping along 
roadways to serve as 
visual and sound buffers 
and to maintain the 
quality of the environment 
within the City. 

The project does not provide adequate 
provisions for landscaping along the roadway. 
- There are no assurances provided that the 
project fulfills the stated PAD objectives if the 
project is not built-out and all proposed phases 
constructed.  
- A projected timeline is necessary for each 
phase of the project and for the build-out of the 
entire project.  
- No proposed use or plan for the Phase 1 
interim parking lot has been submitted.  
- A phasing plan for proffered streetscape and 
public realm improvements and the proposed 
marina facility has not been provided. 
- Written verification from FDOT has not been 
received re: review and approval in concept of 
the proposed landscaping along U.S. 1. 

- Provide detailed site plan for 
temporary surface parking lot 
constructed during Phase 1 of 
project. 
- Submit a phasing plan for 
proffered streetscape and 
public realm improvements. 
- Provide written verification 
that the FDOT has reviewed 
and approved proposed 
landscaping along US1. 

2f. POLICY 3-1.2.6: 
COMPATIBILITY OF 
NEW DEVELOPMENT.  
New development shall 
be compatible with 
adjacent established 
residential areas. 

The size and density of the project as proposed 
as incompatible with the surrounding established 
residential neighborhood. 
- The project does not allow for an effective 
transition between uses along Caballero 
Boulevard, and is  not consistent with 
professional planning practices of requiring a 
transitional land use between the existing 
single-family residential use and proposed multi-
family residential use.  
- The proposed project does not provide 
adequate transition in height and scale from 
U.S. 1 back to the existing single-family and 
duplex uses. The five (5) story height of the 
residential building across from the Jaycee 
Park, and the proposed reduction of both the 

- Provide for appropriate 
transitional land use between 
existing single family 
residential use and proposed 
multi-family residential use by 
retaining duplex use. 
- Provide additional transition 
for portions of project adjacent 
or across the canal from 
existing residential properties 
(reduction in height and 
massing), including 34’ 
maximum height within 100’ of 
adjoining residential 
properties, 35’ minimum rear 
setback for all multi-family 
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Remedies 

required front and rear setback of the project’s 
multi-family residential structures, would impact 
adjoining properties and single-family 
residences located across the University 
Waterway Canal. 
- The applicant’s mitigation measures proposed 
with this project do not support the award of 
requested site development bonuses as 
provided for by the Code’s PAD and 
Mediterranean architectural design provisions.  
- The proposed project with the award of 
development bonuses -- including both front 
and rear setback relief, building height and 
additional residential units -- results in increased 
project size, the loss of open space and 
insufficient transition and buffering between the 
existing and proposed uses which are not 
consistent with the scale and character of the 
surrounding neighborhood. 
- The project would also likely encourage further 
redevelopment of a larger, denser, and more 
intense character, resulting in a significant 
alteration of the existing scale and character of 
the neighborhood. 

residential buildings, and 50’ 
minimum side setback and 
additional landscape buffer 
between project and adjacent 
properties. 
- Reduce height of multi-story 
residential building facing JC 
Park to 3 stories / 45’-0”. 
- Reduce height of proposed 
clock tower to maximum height 
of 72’-0”. 

2g. OBJECTIVE 6-1.5: LAND 
USE PLANNING AND 
REGULATION. Preserve 
areas of significant 
environmental and public 
value through appropriate 
land use designations 
and regulation. 

The project does not adequately address or 
mitigate its increased use of an existing marina 
situated along an ecologically sensitive canal 
habitat, which, if left unmanaged, could 
negatively impact the canal and surrounding 
neighborhood. 
- No operational plan was provided for the 
renovation and use of the existing twenty-five 
(25) boat berths that are proposed to be 
assigned to owners of residential units within 
the project.  
- The application does not sufficiently address 
the servicing of vessels at the marina to ensure 
there is minimal impact on the surrounding 
residential neighborhood and existing manatee 
habitat along the waterway. 

- Provide a marina operation 
plan including maximum size 
of boats; fueling and boat 
maintenance procedures; 
hours of operation for fueling, 
servicing and provisioning; 
services to be provided from 
either landside or waterside; 
designation of on-site parking 
and service spaces with 
access to marina; hazardous 
materials mitigation plan; and, 
manatee protection plan. 
- Submit marina operation plan 
to appropriate county, state 
and federal agencies for 
review and approval. 

 
3. Off-Site Parking Encroachment. 
 
Inconsistent CLUP Goals, Objectives and Policies are as follows: 
 
Ref. 
No. 

CLUP Goal, Objective 
or Policy 

 
Basis for inconsistency 

Suggested Potential 
Remedies 

3a. POLICY 1-1.3.1:  AVOID 
ENCROACHMENT INTO 
NEIGHBORHOODS BY 
INCOMPATIBLE USES.  
Residential 
neighborhoods should be 
protected from intrusion 
by incompatible uses that 
would disrupt or degrade 
the heath, safety, 

The project results in the encroachment of 
parking into the surrounding single-family 
neighborhood that would disrupt and degrade the 
health, safety, tranquility, aesthetics, and welfare 
of the neighborhood. 
- No overflow parking management plan is 
provided to ensure that parking for this project 
does not spill over into the surrounding 
residential neighborhood.  
- It has not been resolved whether there is an 

- Provide an overflow parking 
management plan to include 
short term metered parking, 
residential parking permits, 
directional signage and 
enforcement measures. 
- Provide designated on-site 
parking spaces for visitor and 
commercial customers with 
unrestricted access. 
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or Policy 

 
Basis for inconsistency 

Suggested Potential 
Remedies 

tranquility, aesthetics and 
welfare of the 
neighborhood by noise, 
light, glare, odor, 
vibration, dust, hazardous 
materials or traffic. 

internal vehicular connection between the 
underground parking areas that would allow and 
encourage on-site vehicular circulation 
 

- Provide detailed plans and 
sections for proposed 
underground vehicle 
connection between 
underground parking areas, 
including number, width and 
direction of vehicle lanes, 
height (clearance) of vehicle 
lanes and location of existing 
canal culverts.   

3b. POLICY 1-1.3.2:  
APPLICATION OF 
BUFFERING 
TECHNIQUES.  Uses 
designated in the plan 
which cause significant 
noise, light, glare, odor, 
vibration, dust, hazardous 
conditions or industrial 
traffic, shall provide 
buffering when located 
adjacent to or across the 
street from incompatible 
uses such as residential 
uses. 

The project does not adequately buffer the 
surrounding neighborhood from its parking 
impacts.   
- There are no assurances provided that the 
project fulfills the stated PAD objectives if the 
project is not built-out and all proposed phases 
constructed.  
- A projected timeline is necessary for each 
phase of the project and for the build-out of the 
entire project.  
- No overflow parking management plan is 
provided to ensure that parking for this project 
does not spill over into the surrounding 
residential neighborhood.  
- No proposed use or plan for the Phase 1 
interim parking lot has been submitted.  
- A phasing plan for proffered streetscape and 
public realm improvements and the proposed 
marina facility has not been provided. 

- Submit a project timeline for 
each phase of project and 
build-out of entire project. 
- Provide parking management 
program and proposed 
assignment of all temporary 
on-site parking for each of the 
project’s development phases. 
- Provide detailed site plan for 
temporary surface parking lot 
constructed during Phase 1 of 
project. 

3c. POLICY 1-1.3.3:  
LIMITATIONS OF 
POTENTIALLY 
DISRUPTIVE USES.  
Normally disruptive uses 
may be permitted on sites 
within related districts 
only where proper design 
solutions are 
demonstrated and 
committed to in advance 
which will be used to 
integrate the uses so as 
to buffer any potentially 
incompatible elements. 

The project results in the encroachment of 
incompatible and disruptive uses and associated 
parking into the surrounding single-family 
neighborhood that are not adequately buffered. 
- No overflow parking management plan is 
provided to ensure that parking for this project 
does not spill over into the surrounding 
residential neighborhood.  
- There are no assurances provided that the 
project fulfills the stated PAD objectives if the 
project is not built-out and all proposed phases 
constructed.  
- A projected timeline is necessary for each 
phase of the project and for the build-out of the 
entire project.  
- No proposed use or plan for the Phase 1 
interim parking lot has been submitted.  

- Provide an overflow parking 
management plan to include 
short term metered parking, 
residential parking permits, 
directional signage and 
enforcement measures. 
- Provide parking management 
program and proposed 
assignment of all temporary 
on-site parking for each of the 
project’s development phases. 
- Provide detailed site plan for 
temporary surface parking lot 
constructed during Phase 1 of 
project. 

3d. OBJECTIVE 2-1.7: 
PROTECT 
COMMUNITY/NEIGHBO
RHOOD INTEGRITY. 
The traffic circulation 
system will protect 
community and 
neighborhood integrity. 

Parking encroachment resulting from the project 
will result in negative impacts to the integrity of 
the surrounding community and neighborhood. 
- No overflow parking management plan is 
provided to ensure that parking for this project 
does not spill over into the surrounding 
residential neighborhood.  
- It has not been resolved whether there is an 
internal vehicular connection between the 
underground parking areas that would allow and 
encourage on-site vehicular circulation 

- Provide an overflow parking 
management plan to include 
short term metered parking, 
residential parking permits, 
directional signage and 
enforcement measures. 
- Provide detailed plans and 
sections for proposed 
underground vehicle 
connection between 
underground parking areas, 
including number, width and 
direction of vehicle lanes, 
height (clearance) of vehicle 
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CLUP Goal, Objective 
or Policy 
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Suggested Potential 
Remedies 

lanes and location of existing 
canal culverts. 

3e. POLICY 2-1.7.1: 
SEPARATE LOCAL AND 
THROUGH TRAFFIC 
MOVEMENTS. The City 
will strive to conserve and 
protect the character of 
neighborhoods by 
preventing the intrusion 
of through vehicles on 
local and collector 
streets. 

The project will result in the intrusion of through 
vehicles on local and collector streets, thereby 
negatively impacting the character and safety of 
the surrounding neighborhoods. 
- The application does not provide the 
necessary traffic and traffic calming 
improvements to ensure surrounding 
neighborhoods are not negatively impacted. 
- It has not been resolved whether there is an 
internal vehicular connection between the 
underground parking areas that would allow and 
encourage on-site vehicular circulation 

- Provide additional traffic 
improvements as identified by 
City’s traffic consultant. 
- Provide detailed plans and 
sections for proposed 
underground vehicle 
connection between 
underground parking areas, 
including number, width and 
direction of vehicle lanes, 
height (clearance) of vehicle 
lanes and location of existing 
canal culverts.   

3f. POLICY 2-1.7.3: 
CONTROLLING 
THROUGH TRAFFIC 
MOVEMENTS. The City 
shall discourage through 
traffic in neighborhoods 
by use of traffic 
management techniques, 
including signage, 
landscape design and 
roadway design. 

The project does not provide for adequate traffic 
improvements to ensure the full mitigation of its 
traffic impacts to the surrounding residential 
neighborhoods.  
- The application does not provide sufficient 
traffic mitigation to ensure surrounding 
neighborhoods are not negatively impacted. 
- No overflow parking management plan is 
provided to ensure that parking for this project 
does not spill over into the surrounding 
residential neighborhood.  
- There are no assurances provided that the 
project fulfills the stated PAD objectives if the 
project is not built-out and all proposed phases 
constructed.  
- A projected timeline is necessary for each 
phase of the project and for the build-out of the 
entire project.  
- No proposed use or plan for the Phase 1 
interim parking lot has been submitted.  
- A phasing plan for proffered streetscape and 
public realm improvements and the proposed 
marina facility has not been provided. 

- Provide additional traffic 
improvements as identified by 
City’s traffic consultant. 
- Provide an overflow parking 
management plan to include 
short term metered parking, 
residential parking permits, 
directional signage and 
enforcement measures. 
- Submit a phasing plan for 
proffered streetscape and 
public realm improvements. 

3g. POLICY 3-1.2.6: 
COMPATIBILITY OF 
NEW DEVELOPMENT.  
New development shall 
be compatible with 
adjacent established 
residential areas. 

The project as proposed as incompatible with the 
surrounding established residential 
neighborhood. 
- The project does not allow for an effective 
transition between uses along Caballero 
Boulevard, and is not consistent with 
professional planning practices of requiring a 
transitional land use between the existing 
single-family residential use and proposed multi-
family residential use.  
- The proposed project does not provide 
adequate transition in height and scale from 
U.S. 1 back to the existing single-family and 
duplex uses. The five (5) story height of the 
residential building across from the Jaycee 
Park, and the proposed reduction of both the 
required front and rear setback of the project’s 
multi-family residential structures, would impact 
adjoining properties and single-family 
residences located across the University 
Waterway Canal. 
- The award of site development bonuses 

- Provide for appropriate 
transitional land use between 
existing single family 
residential use and proposed 
multi-family residential use by 
retaining duplex use. 
- Identify proposed permitted 
and prohibited commercial 
uses within project to include 
all permitted “CA”, Commercial 
uses listed in Zoning Code, 
and including a management 
plan for commercial business 
operations, service, deliveries 
and security . 
- Restaurant use shall be 
prohibited unless additional 
parking is provided to meet on-
site parking requirements. 
- Sale or leasing of parking 
spaces to person or business 
entity that is not a tenant or 
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required for this project, including both front and 
rear setback relief, building height and 
additional residential units, results in increased 
project size, the loss of open space and 
insufficient transition and buffering between the 
existing and proposed uses which are not 
consistent with the scale and character of the 
surrounding neighborhood.  
- No overflow parking management plan is 
provided to ensure that parking for this project 
does not spill over into the surrounding 
residential neighborhood.  

resident of project shall be 
prohibited, other than 
proposed and designated by 
the applicant for remote 
parking for adjacent building. 

 
4. Traffic. 
 
Inconsistent CLUP Goals, Objectives and Policies are as follows: 
 
Ref. 
No. 

CLUP Goal, Objective 
or Policy 

 
Basis for inconsistency 

Suggested Potential 
Remedies 

4a. POLICY 1-1.3.1:  AVOID 
ENCROACHMENT INTO 
NEIGHBORHOODS BY 
INCOMPATIBLE USES.  
Residential 
neighborhoods should be 
protected from intrusion 
by incompatible uses that 
would disrupt or degrade 
the heath, safety, 
tranquility, aesthetics and 
welfare of the 
neighborhood by noise, 
light, glare, odor, 
vibration, dust, hazardous 
materials or traffic. 

The project results in increased traffic into the 
surrounding single-family neighborhood that 
would disrupt and degrade the health, safety, 
tranquility, aesthetics, and welfare of the 
neighborhood. 
- The application does not provide sufficient 
traffic mitigation to ensure surrounding 
neighborhoods are not negatively impacted. 
- It has not been resolved whether there is an 
internal vehicular connection between the 
underground parking areas that would allow and 
encourage on-site vehicular circulation - No 
overflow parking management plan is provided 
to ensure that parking for this project does not 
spill over into the surrounding residential 
neighborhood.  
- There are no assurances provided that the 
project fulfills the stated PAD objectives if the 
project is not built-out and all proposed phases 
constructed.  
- A projected timeline is necessary for each 
phase of the project and for the build-out of the 
entire project.  
- No proposed use or plan for the Phase 1 
interim parking lot has been submitted.  
- A phasing plan for proffered streetscape and 
public realm improvements and the proposed 
marina facility has not been provided. 

- Provide additional traffic 
improvements as identified by 
City’s traffic consultant. 
- Provide detailed plans and 
sections for proposed 
underground vehicle connection 
between underground parking 
areas, including number, width 
and direction of vehicle lanes, 
height (clearance) of vehicle 
lanes and location of existing 
canal culverts. 
- Provide an overflow parking 
management plan to include short 
term metered parking, residential 
parking permits, directional 
signage and enforcement 
measures. 
- Provide infrastructure 
improvement plan, construction 
parking and traffic management 
plan for each phase of project. 

4b. POLICY 1-1.3.2:  
APPLICATION OF 
BUFFERING 
TECHNIQUES.  Uses 
designated in the plan 
which cause significant 
noise, light, glare, odor, 
vibration, dust, hazardous 
conditions or industrial 
traffic, shall provide 
buffering when located 

The project does not adequately buffer the 
surrounding neighborhood from its traffic 
impacts.   
- There are no assurances provided that the 
project fulfills the stated PAD objectives if the 
project is not built-out and all proposed phases 
constructed.  
- A projected timeline is necessary for each 
phase of the project and for the build-out of the 
entire project.  
- No proposed use or plan for the Phase 1 

- Provide detailed site plan for 
temporary surface parking lot 
constructed during Phase 1 of 
project. 
- Provide parking management 
program and proposed 
assignment of all temporary on-
site parking for each of the 
project’s development phases. 
- Provide infrastructure 
improvement plan, construction 
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adjacent to or across the 
street from incompatible 
uses such as residential 
uses. 

interim parking lot has been submitted.  
- A phasing plan for proffered streetscape and 
public realm improvements and the proposed 
marina facility has not been provided. 

parking and traffic management 
plan for each phase of project. 

4c. POLICY 1-1.3.3:  
LIMITATIONS OF 
POTENTIALLY 
DISRUPTIVE USES.  
Normally disruptive uses 
may be permitted on sites 
within related districts 
only where proper design 
solutions are 
demonstrated and 
committed to in advance 
which will be used to 
integrate the uses so as 
to buffer any potentially 
incompatible elements. 

The project results in the encroachment of 
incompatible and disruptive uses and associated 
traffic into the surrounding single-family 
neighborhood that are not adequately buffered. 
- The application does not provide sufficient 
traffic mitigation to ensure surrounding 
neighborhoods are not negatively impacted. 
- There are no assurances provided that the 
project fulfills the stated PAD objectives if the 
project is not built-out and all proposed phases 
constructed.  
- A projected timeline is necessary for each 
phase of the project and for the build-out of the 
entire project.  
- No proposed use or plan for the Phase 1 
interim parking lot has been submitted.  
- A phasing plan for proffered streetscape and 
public realm improvements and the proposed 
marina facility has not been provided. 
- No overflow parking management plan is 
provided to ensure that parking for this project 
does not spill over into the surrounding 
residential neighborhood.  

- Provide additional traffic 
improvements as identified by 
City’s traffic consultant. 
- Provide detailed site plan for 
temporary surface parking lot 
constructed during Phase 1 of 
project. 
- Provide an overflow parking 
management plan to include short 
term metered parking, residential 
parking permits, directional 
signage and enforcement 
measures. 

4d. OBJECTIVE 2-1.4: 
COORDINATE LAND 
USE AND TRAFFIC 
CIRCULATION. 
Coordinate traffic 
circulation system with 
future land uses and 
capital improvements 
element as adopted on 
the Future Land Use Map 
series and Plan, 
recognizing fiscal and 
physical constraints. 

The project does not adequately coordinate land 
use and traffic circulation. 
- The application does not provide sufficient 
traffic mitigation to ensure surrounding 
neighborhoods are not negatively impacted. 
- No overflow parking management plan is 
provided to ensure that parking for this project 
does not spill over into the surrounding 
residential neighborhood.  
- There are no assurances provided that the 
project fulfills the stated PAD objectives if the 
project is not built-out and all proposed phases 
constructed.  
- A projected timeline is necessary for each 
phase of the project and for the build-out of the 
entire project.  
- No proposed use or plan for the Phase 1 
interim parking lot has been submitted.  
- A phasing plan for proffered streetscape and 
public realm improvements and the proposed 
marina facility has not been provided. 

- Provide additional traffic 
improvements as identified by 
City’s traffic consultant. 
- Provide parking management 
program and proposed 
assignment of all temporary on-
site parking for each of the 
project’s development phases. 
- Provide infrastructure 
improvement plan, construction 
parking and traffic management 
plan for each phase of project. 

4e. OBJECTIVE 2-1.7: 
PROTECT 
COMMUNITY/NEIGHBO
RHOOD INTEGRITY. 
The traffic circulation 
system will protect 
community and 
neighborhood integrity. 

Traffic resulting from the project will result in 
negative impacts to the integrity of the 
surrounding community and neighborhood. 
- The application does not provide sufficient 
traffic mitigation to ensure surrounding 
neighborhoods are not negatively impacted. 
- No overflow parking management plan is 
provided to ensure that parking for this project 
does not spill over into the surrounding 
residential neighborhood.  
- It has not been resolved whether there is an 
internal vehicular connection between the 

- Provide additional traffic 
improvements as identified by 
City’s traffic consultant. 
- Provide an overflow parking 
management plan to include short 
term metered parking, residential 
parking permits, directional 
signage and enforcement 
measures. 
- Provide detailed plans and 
sections for proposed 
underground vehicle connection 
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underground parking areas that would allow and 
encourage on-site vehicular circulation 

between underground parking 
areas, including number, width 
and direction of vehicle lanes, 
height (clearance) of vehicle 
lanes and location of existing 
canal culverts. 

4f. POLICY 2-1.7.1: 
SEPARATE LOCAL AND 
THROUGH TRAFFIC 
MOVEMENTS. The City 
will strive to conserve and 
protect the character of 
neighborhoods by 
preventing the intrusion 
of through vehicles on 
local and collector 
streets. 

The project will result in the intrusion of through 
vehicles on local and collector streets, thereby 
negatively impacting the character and safety of 
the surrounding neighborhoods. 
- The application does not provide sufficient 
traffic mitigation to ensure surrounding 
neighborhoods are not negatively impacted. 

- No overflow parking management plan is 
provided to ensure that parking for this project 
does not spill over into the surrounding 
residential neighborhood.  

- Provide additional traffic 
improvements as identified by 
City’s traffic consultant. 
- Provide an overflow parking 
management plan to include short 
term metered parking, residential 
parking permits, directional 
signage and enforcement 
measures. 

4g. POLICY 2-1.7.3: 
CONTROLLING 
THROUGH TRAFFIC 
MOVEMENTS. The City 
shall discourage through 
traffic in neighborhoods 
by use of traffic 
management techniques, 
including signage, 
landscape design and 
roadway design. 

The project does not provide for adequate traffic 
improvements to ensure the full mitigation of its 
traffic impacts to the surrounding residential 
neighborhoods.  
- The application does not provide sufficient 
traffic mitigation to ensure surrounding 
neighborhoods are not negatively impacted. 
- No overflow parking management plan is 
provided to ensure that parking for this project 
does not spill over into the surrounding 
residential neighborhood.  

- Provide additional traffic 
improvements as identified by 
City’s traffic consultant. 
- Provide an overflow parking 
management plan to include short 
term metered parking, residential 
parking permits, directional 
signage and enforcement 
measures. 

4h. POLICY 2-1.8.1:  
PROVIDE ROADWAY 
LANDSCAPING.  The 
City shall provide 
landscaping along 
roadways to serve as 
visual and sound buffers 
and to maintain the 
quality of the environment 
within the City. 

The project does not provide adequate 
provisions for landscaping along the roadway. 
- There are no assurances provided that the 
project fulfills the stated PAD objectives if the 
project is not built-out and all proposed phases 
constructed.  
- A projected timeline is necessary for each 
phase of the project and for the build-out of the 
entire project.  
- No proposed use or plan for the Phase 1 
interim parking lot has been submitted.  
- A phasing plan for proffered streetscape and 
public realm improvements and the proposed 
marina facility has not been provided. 
- Written verification from FDOT has not been 
received re: review and approval in concept of 
the proposed landscaping along U.S. 1. 

- Submit a phasing plan for 
proffered streetscape and public 
realm improvements. 
- Provide detailed site plan for 
temporary surface parking lot 
constructed during Phase 1 of 
project. 
- Provide written verification that 
the FDOT has reviewed and 
approved proposed landscaping 
along US1. 

 
5. Project Phasing. 
 
Inconsistent CLUP Goals, Objectives and Policies are as follows: 
 
Ref. 
No. 

CLUP Goal, Objective 
or Policy 

 
Basis for inconsistency 

Suggested Potential 
Remedies 

5a. POLICY 1-1.3.1:  AVOID 
ENCROACHMENT INTO 
NEIGHBORHOODS BY 
INCOMPATIBLE USES.  
Residential 
neighborhoods should be 

The project results in the encroachment of 
incompatible uses into the surrounding single-
family neighborhood that disrupt and degrade the 
health, safety, tranquility, aesthetics, and welfare 
of the neighborhood. 
- There are no assurances provided that the 

- Submit a project timeline for 
each phase of project and 
build-out of entire project. 
- Provide infrastructure 
improvement plan, 
construction parking and traffic 
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or Policy 

 
Basis for inconsistency 

Suggested Potential 
Remedies 

protected from intrusion 
by incompatible uses that 
would disrupt or degrade 
the heath, safety, 
tranquility, aesthetics and 
welfare of the 
neighborhood by noise, 
light, glare, odor, 
vibration, dust, hazardous 
materials or traffic. 

project fulfills the stated PAD objectives if the 
project is not built-out and all proposed phases 
constructed.  
- A projected timeline is necessary for each 
phase of the project and for the build-out of the 
entire project.  
- No proposed use or plan for the Phase 1 
interim parking lot has been submitted.  
- A phasing plan for proffered streetscape and 
public realm improvements and the proposed 
marina facility has not been provided. 
- No operational plan was provided for the 
renovation and use of the existing twenty-five 
(25) boat berths that are proposed to be 
assigned to owners of residential units within 
the project.  
- The application does not sufficiently address 
the servicing of vessels at the marina to ensure 
there is minimal impact on the surrounding 
residential neighborhood and existing manatee 
habitat along the waterway. 

management plan for each 
phase of project. 
- Provide detailed site plan for 
temporary surface parking lot 
constructed during Phase 1 of 
project. 
- Provide phasing plan for 
construction and operation of 
marina facilities. 

5b. POLICY 1-1.3.2:  
APPLICATION OF 
BUFFERING 
TECHNIQUES.  Uses 
designated in the plan 
which cause significant 
noise, light, glare, odor, 
vibration, dust, hazardous 
conditions or industrial 
traffic, shall provide 
buffering when located 
adjacent to or across the 
street from incompatible 
uses such as residential 
uses. 

The project does not adequately buffer the 
surrounding neighborhood from the impacts of its  
incompatible uses and massing.   
- There are no assurances provided that the 
project fulfills the stated PAD objectives if the 
project is not built-out and all proposed phases 
constructed.  
- A projected timeline is necessary for each 
phase of the project and for the build-out of the 
entire project.  
- No proposed use or plan for the Phase 1 
interim parking lot has been submitted.  
- A phasing plan for proffered streetscape and 
public realm improvements and the proposed 
marina facility has not been provided. 

 

- Provide detailed site plan for 
temporary surface parking lot 
constructed during Phase 1 of 
project. 
- Provide parking management 
program and proposed 
assignment of all temporary 
on-site parking for each of the 
project’s development phases. 
 

5c. POLICY 1-1.3.3:  
LIMITATIONS OF 
POTENTIALLY 
DISRUPTIVE USES.  
Normally disruptive uses 
may be permitted on sites 
within related districts 
only where proper design 
solutions are 
demonstrated and 
committed to in advance 
which will be used to 
integrate the uses so as 
to buffer any potentially 
incompatible elements. 

The project results in the encroachment of 
incompatible and disruptive uses into the 
surrounding single-family neighborhood that are 
not adequately buffered. 
- There are no assurances provided that the 
project fulfills the stated PAD objectives if the 
project is not built-out and all proposed phases 
constructed.  
- A projected timeline is necessary for each 
phase of the project and for the build-out of the 
entire project.  
- No proposed use or plan for the Phase 1 
interim parking lot has been submitted.  
- A phasing plan for proffered streetscape and 
public realm improvements and the proposed 
marina facility has not been provided. 
- No operational plan was provided for the 
renovation and use of the existing twenty-five 
(25) boat berths that are proposed to be 
assigned to owners of residential units within 
the project.  
- The application does not sufficiently address 
the servicing of vessels at the marina to ensure 

- Provide detailed site plan for 
temporary surface parking lot 
constructed during Phase 1 of 
project 
- Provide parking management 
program and proposed 
assignment of all temporary 
on-site parking for each of the 
project’s development phases. 
- Provide phasing plan for 
construction and operation of 
marina facilities. 
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there is minimal impact on the surrounding 
residential neighborhood and existing manatee 
habitat along the waterway. 

5d. OBJECTIVE 2-1.7: 
PROTECT 
COMMUNITY/NEIGHBO
RHOOD INTEGRITY. 
The traffic circulation 
system will protect 
community and 
neighborhood integrity. 

The project’s size and density result in negative 
impacts to the integrity of the surrounding 
community and neighborhood. 
- There are no assurances provided that the 
project fulfills the stated PAD objectives if the 
project is not built-out and all proposed phases 
constructed.  
- A projected timeline is necessary for each 
phase of the project and for the build-out of the 
entire project.  
- No proposed use or plan for the Phase 1 
interim parking lot has been submitted.  
- A phasing plan for proffered streetscape and 
public realm improvements and the proposed 
marina facility has not been provided. 

- Provide parking management 
program and proposed 
assignment of all temporary 
on-site parking for each of the 
project’s development phases. 
- Provide infrastructure 
improvement plan, 
construction parking and traffic 
management plan for each 
phase of project. 

5e. POLICY 2-1.7.1: 
SEPARATE LOCAL AND 
THROUGH TRAFFIC 
MOVEMENTS. The City 
will strive to conserve and 
protect the character of 
neighborhoods by 
preventing the intrusion 
of through vehicles on 
local and collector 
streets. 

The project will result in the intrusion of through 
vehicles on local and collector streets, thereby 
negatively impacting the character and safety of 
the surrounding neighborhoods. 
- The application does not provide the necessary 
traffic and traffic calming improvements to 
ensure surrounding neighborhoods are not 
negatively impacted. 
- No overflow parking management plan is 
provided to ensure that parking for this project 
does not spill over into the surrounding 
residential neighborhood.  

- Provide additional traffic 
improvements as identified by 
City’s traffic consultant. 
- Provide an overflow parking 
management plan to include 
short term metered parking, 
residential parking permits, 
directional signage and 
enforcement measures.  

5f. POLICY 2-1.7.3: 
CONTROLLING 
THROUGH TRAFFIC 
MOVEMENTS. The City 
shall discourage through 
traffic in neighborhoods 
by use of traffic 
management techniques, 
including signage, 
landscape design and 
roadway design. 

The project does not provide for adequate traffic 
improvements to ensure the full mitigation of its 
traffic impacts to the surrounding residential 
neighborhoods.  
- There are no assurances provided that the 
project fulfills the stated PAD objectives if the 
project is not built-out and all proposed phases 
constructed.  
- A projected timeline is necessary for each 
phase of the project and for the build-out of the 
entire project.  
- No proposed use or plan for the Phase 1 
interim parking lot has been submitted.  
- A phasing plan for proffered streetscape and 
public realm improvements and the proposed 
marina facility has not been provided. 
- The application does not provide the 
necessary traffic and traffic calming 
improvements to ensure surrounding 
neighborhoods are not negatively impacted. 

- Provide detailed site plan for 
temporary surface parking lot 
constructed during Phase 1 of 
project. 
- Provide infrastructure 
improvement plan, 
construction parking and traffic 
management plan for each 
phase of project. 
- Provide additional traffic 
improvements as identified by 
City’s traffic consultant. 

5g. POLICY 3-1.2.6: 
COMPATIBILITY OF 
NEW DEVELOPMENT.  
New development shall 
be compatible with 
adjacent established 
residential areas. 

The project as proposed as incompatible with the 
surrounding established residential 
neighborhood. 
- There are no assurances provided that the 
project fulfills the stated PAD objectives if the 
project is not built-out and all proposed phases 
constructed.  
- A projected timeline is necessary for each 
phase of the project and for the build-out of the 
entire project.  

- Submit a phasing plan for 
proffered streetscape and 
public realm improvements. 
- Provide detailed site plan for 
temporary surface parking lot 
constructed during Phase 1 of 
project. 
- Provide parking management 
program and proposed 
assignment of all temporary 
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- No proposed use or plan for the Phase 1 
interim parking lot has been submitted.  
- A phasing plan for proffered streetscape and 
public realm improvements and the proposed 
marina facility has not been provided. 
- No overflow parking management plan is 
provided to ensure that parking for this project 
does not spill over into the surrounding 
residential neighborhood. 

on-site parking for each of the 
project’s development phases. 

 
6. Marine Facilities Operation Plan. 
 
Inconsistent CLUP Goals, Objectives and Policies are as follows: 
 
Ref. 
No. 

CLUP Goal, Objective 
or Policy 

 
Basis for inconsistency 

Suggested Potential 
Remedies 

6a. POLICY 1-1.3.1:  AVOID 
ENCROACHMENT INTO 
NEIGHBORHOODS BY 
INCOMPATIBLE USES.  
Residential 
neighborhoods should be 
protected from intrusion 
by incompatible uses that 
would disrupt or degrade 
the heath, safety, 
tranquility, aesthetics and 
welfare of the 
neighborhood by noise, 
light, glare, odor, 
vibration, dust, hazardous 
materials or traffic. 

The project does not adequately address or mitigate 
its increased use of an existing marina situated 
along an ecologically sensitive canal habitat, which, 
if left unmanaged, could negatively impact the canal 
and surrounding neighborhood. 
- No operational plan was provided for the 
renovation and use of the existing twenty-five (25) 
boat berths that are proposed to be assigned to 
owners of residential units within the project.  
- The application does not sufficiently address the 
servicing of vessels at the marina to ensure there 
is minimal impact on the surrounding residential 
neighborhood and existing manatee habitat along 
the waterway. 

- Provide a marina operation 
plan including maximum size 
of boats; fueling and boat 
maintenance procedures; 
hours of operation for fueling, 
servicing and provisioning; 
services to be provided from 
either landside or waterside; 
designation of on-site parking 
and service spaces with 
access to marina; hazardous 
materials mitigation plan; and, 
manatee protection plan. 
- Submit marina operation plan 
to appropriate county, state 
and federal agencies for 
review and approval. 

6b. POLICY 1-1.3.2:  
APPLICATION OF 
BUFFERING 
TECHNIQUES.  Uses 
designated in the plan 
which cause significant 
noise, light, glare, odor, 
vibration, dust, hazardous 
conditions or industrial 
traffic, shall provide 
buffering when located 
adjacent to or across the 
street from incompatible 
uses such as residential 
uses. 

The project does not adequately address or mitigate 
its increased use of an existing marina situated 
along an ecologically sensitive canal habitat, which, 
if left unmanaged, could negatively impact the canal 
and surrounding neighborhood. 
- No operational plan was provided for the 
renovation and use of the existing twenty-five (25) 
boat berths that are proposed to be assigned to 
owners of residential units within the project.  
- The application does not sufficiently address the 
servicing of vessels at the marina to ensure there 
is minimal impact on the surrounding residential 
neighborhood and existing manatee habitat along 
the waterway. 
- A projected timeline is necessary for each phase 
of the project and for the build-out of the entire 
project.  
- No proposed use or plan for the Phase 1 interim 
parking lot has been submitted.  
- A phasing plan for proffered streetscape and 
public realm improvements and the proposed 
marina facility has not been provided. 

- Provide phasing plan for 
construction and operation of 
marine facilities. 
- Provide infrastructure 
improvement plan, 
construction parking and traffic 
management plan for each 
phase of project. 
 

6c. POLICY 1-1.3.3:  
LIMITATIONS OF 
POTENTIALLY 

The project does not adequately address or mitigate 
its increased use of an existing marina situated 
along an ecologically sensitive canal habitat, which, 

- Provide a marina operation 
plan including maximum size 
of boats; fueling and boat 
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DISRUPTIVE USES.  
Normally disruptive uses 
may be permitted on sites 
within related districts 
only where proper design 
solutions are 
demonstrated and 
committed to in advance 
which will be used to 
integrate the uses so as 
to buffer any potentially 
incompatible elements. 

if left unmanaged, could negatively impact the canal 
and surrounding neighborhood. 
- No operational plan was provided for the 
renovation and use of the existing twenty-five (25) 
boat berths that are proposed to be assigned to 
owners of residential units within the project.  
- The application does not sufficiently address the 
servicing of vessels at the marina to ensure there 
is minimal impact on the surrounding residential 
neighborhood and existing manatee habitat along 
the waterway. 

maintenance procedures; 
hours of operation for fueling, 
servicing and provisioning; 
services to be provided from 
either landside or waterside; 
designation of on-site parking 
and service spaces with 
access to marina; hazardous 
materials mitigation plan; and, 
manatee protection plan. 
- Submit marina operation plan 
to appropriate county, state 
and federal agencies for 
review and approval. 

6d. POLICY-2.8.2: 
AVOIDING DISRUPTION 
OF 
ENVIRONMENTALLY 
SENSITIVE AREAS. The 
City shall avoid 
transportation 
improvements which 
encourage or subsidize 
development in 
environmentally sensitive 
areas identified in the 
Conservation Element. 

The project does not adequately address or mitigate 
its increased use of an existing marina situated 
along an ecologically sensitive canal habitat, which, 
if left unmanaged, could negatively impact the canal 
and surrounding neighborhood. 
- A projected timeline is necessary for each phase 
of the project and for the build-out of the entire 
project.  
- No proposed use or plan for the Phase 1 interim 
parking lot has been submitted.  
- A phasing plan for proffered streetscape and 
public realm improvements and the proposed 
marina facility has not been provided. 
- No operational plan was provided for the 
renovation and use of the existing twenty-five (25) 
boat berths that are proposed to be assigned to 
owners of residential units within the project.  
- The application does not sufficiently address the 
servicing of vessels at the marina to ensure there 
is minimal impact on the surrounding residential 
neighborhood and existing manatee habitat along 
the waterway. 

- Provide phasing plan for 
construction and operation of 
marine facilities. 
- Provide detailed site plan for 
temporary surface parking lot 
constructed during Phase 1 of 
project. 
- Provide infrastructure 
improvement plan, 
construction parking and traffic 
management plan for each 
phase of project. 

6e. POLICY 5-2.4.1: 
PRIORITIES FOR 
SHORLINE USES. 
Provide for increased 
public access to the 
shoreline consistent with 
public needs, continuing 
and replacing adequate 
physical public access to 
shorelines; enforcing the 
public access 
requirements of the 
Coastal Zone Protection 
Act of 1985, and 
providing transportation 
or parking facilities for 
shoreline access. 

The project does not provide for adequate public 
access to the canal shoreline. 
- A projected timeline is necessary for each phase 
of the project and for the build-out of the entire 
project.  
- No proposed use or plan for the Phase 1 interim 
parking lot has been submitted.  
- A phasing plan for proffered streetscape and 
public realm improvements and the proposed 
marina facility has not been provided. 
- No operational plan was provided for the 
renovation and use of the existing twenty-five (25) 
boat berths that are proposed to be assigned to 
owners of residential units within the project.  
- The application does not sufficiently address the 
servicing of vessels at the marina to ensure there 
is minimal impact on the surrounding residential 
neighborhood and existing manatee habitat along 
the waterway. 
- No overflow parking management plan is 
provided to ensure that parking for this project 
does not spill over into the surrounding residential 
neighborhood. 

- Submit a phasing plan for 
proffered streetscape and 
public realm improvements. 
- Provide phasing plan for 
construction and operation of 
marine facilities. 
- Provide designated on-site 
parking spaces for visitor and 
commercial customers with 
unrestricted access. 
- Provide parking management 
program and proposed 
assignment of all temporary 
on-site parking for each of the 
project’s development phases. 

6f. POLICY 5-2.4.5: The project does not adequately address or mitigate - Provide a marina operation 
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CRITERIA FOR MARINA 
SITING. Establish criteria 
for marine siting which 
address land use 
compatibility, availability 
of upland support 
services, existing 
protective status or 
ownership, hurricane 
contingency planning, 
protection of water 
quality, water depth, 
environmental disruptions 
and mitigation actions, 
availability for public use, 
and economic need and 
feasibility. 

its increased use of an existing marina situated 
along an ecologically sensitive canal habitat, which, 
if left unmanaged, could negatively impact the canal 
and surrounding neighborhood. 
- No operational plan was provided for the 
renovation and use of the existing twenty-five (25) 
boat berths that are proposed to be assigned to 
owners of residential units within the project.  
- The application does not sufficiently address the 
servicing of vessels at the marina to ensure there 
is minimal impact on the surrounding residential 
neighborhood and existing manatee habitat along 
the waterway. 
- A projected timeline is necessary for each phase 
of the project and for the build-out of the entire 
project.  
- No proposed use or plan for the Phase 1 interim 
parking lot has been submitted.  
- A phasing plan for proffered streetscape and 
public realm improvements and the proposed 
marina facility has not been provided. 

plan including maximum size 
of boats; fueling and boat 
maintenance procedures; 
hours of operation for fueling, 
servicing and provisioning; 
services to be provided from 
either landside or waterside; 
designation of on-site parking 
and service spaces with 
access to marina; hazardous 
materials mitigation plan; and, 
manatee protection plan. 
- Provide phasing plan for 
construction and operation of 
marine facilities. 
- Submit marina operation plan 
to appropriate county, state 
and federal agencies for 
review and approval. 

6g. OBJECTIVE 6-1.5: LAND 
USE PLANNING AND 
REGULATION. Preserve 
areas of significant 
environmental and public 
value through appropriate 
land use designations 
and regulation. 

The project does not adequately address or mitigate 
its increased use of an existing marina situated 
along an ecologically sensitive canal habitat, which, 
if left unmanaged, could negatively impact the canal 
and surrounding neighborhood. 
- A projected timeline is necessary for each phase 
of the project and for the build-out of the entire 
project.  
- No proposed use or plan for the Phase 1 interim 
parking lot has been submitted.  
- A phasing plan for proffered streetscape and 
public realm improvements and the proposed 
marina facility has not been provided. 
- No operational plan was provided for the 
renovation and use of the existing twenty-five (25) 
boat berths that are proposed to be assigned to 
owners of residential units within the project.  
- The application does not sufficiently address the 
servicing of vessels at the marina to ensure there 
is minimal impact on the surrounding residential 
neighborhood and existing manatee habitat along 
the waterway. 

- Submit a phasing plan for 
proffered streetscape and 
public realm improvements. 
- Provide a marina operation 
plan including maximum size 
of boats; fueling and boat 
maintenance procedures; 
hours of operation for fueling, 
servicing and provisioning; 
services to be provided from 
either landside or waterside; 
designation of on-site parking 
and service spaces with 
access to marina; hazardous 
materials mitigation plan; and, 
manatee protection plan. 

6h. POLICY 6-1.5.3: 
WILDLIFE 
PROTECTION. Wildlife 
shall be protected in 
Coral Gables.  

The project does not adequately address or mitigate 
its increased use of an existing marina situated 
along an ecologically sensitive canal habitat, which, 
if left unmanaged, could negatively impact the 
canal, surrounding neighborhood, and related 
wildlife. 
- No operational plan was provided for the 
renovation and use of the existing twenty-five (25) 
boat berths that are proposed to be assigned to 
owners of residential units within the project.  
- The application does not sufficiently address the 
servicing of vessels at the marina to ensure there 
is minimal impact on the surrounding residential 
neighborhood and existing manatee habitat along 
the waterway. 

- Provide a marina operation 
plan including maximum size 
of boats; fueling and boat 
maintenance procedures; 
hours of operation for fueling, 
servicing and provisioning; 
services to be provided from 
either landside or waterside; 
designation of on-site parking 
and service spaces with 
access to marina; hazardous 
materials mitigation plan; and, 
manatee protection plan. 
- Submit marina operation plan 
to appropriate county, state 
and federal agencies for 
review and approval. 



Amace Properties - “Gables Waterway”  
May 14, 2008 
Page 31 of 32 
 
 
7. Attainable Housing. 
 
Inconsistent CLUP Goals, Objectives and Policies are as follows: 
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CLUP Goal, Objective 
or Policy 
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Suggested Potential 
Remedies 

7a. OBJECTIVE 3-1.1: 
PROVIDE ADEQUATE 
AND AFFORDABLE 
HOUSING. Provisions for 
adequate and attainable 
housing for existing and 
future residents shall be 
made.  

The project does not provide for adequate and 
attainable housing for existing and future residents. 
- The applicant has not addressed or included 
attainable housing units within the proposed 
development (the provision of attainable housing 
within the City is a State and regional mandate, 
and as such is being pursued in accordance with 
the goals and objectives of the City of Coral 
Gables Workforce / Affordable Housing Study, 
April 2006, which includes the promotion of 
inclusionary zoning). Planning Staff has the ability, 
in advance of a formal citywide program, to 
require major residential developments receiving 
increases in density, changes in zoning, changes 
in CLUP, PAD, MXD and/or conditional use 
reviews or “discretionary reviews,” to dedicate a 
portion of their units to attainable housing. 

- Include attainable housing 
as part of the development 
program, to include, at 
minimum, a set-aside of 
15% of units for attainable 
housing for a minimum of 15 
years for persons at or 
below 100% of the City’s 
medium income. 
 

 
 
Public Notification/Comments 
 
The following has been completed to solicit input and provide notice of the application: 
 

Type Explanation 
Neighborhood meeting completed Completed 01.28.08 
Courtesy notification mailed to all property owners 
within 1,500 feet of the subject property 

Completed 04.23.08 

Newspaper ad published Completed 04.28.08 (on file with the Planning 
Department and available upon request)  

Posted property Completed 05.01.08 
Posted agenda on City web page/City Hall Completed 05.09.08 
Posted Staff report on City web page Completed 05.09.08 
 
The mailing radius for the required written notification to all property owners was increased from 
1,000 feet to 1,500 feet at the request of Planning Staff to increase the number of residents in 
the surrounding neighborhood that would be notified of this application and public hearing date. 
A total of 733 notices were mailed on 04.23.08. The listing of property owners who returned the 
notification/comment form, including the date received, property owners name, address, 
“object/no objection/no comment” and verbatim comments, is provided as Attachment D.   
   
 
  Respectfully submitted, 
 
 
   
  Eric Riel, Jr. 
  Planning Director 
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Attachments: 
A. Preliminary Zoning Analysis prepared by Building and Zoning Department – PAD parcel 

(dated 04.18.08). 
B. Preliminary Zoning Analysis prepared by Building and Zoning Department – Commercial 

Building parcel (dated 04.11.08). 
C. “Archived” Zoning Code Article 9, Planned Area Development.  
D. Synopsis of comments received from property owners within 1,500 feet. 
 
 
I:\P Z B\Projects\Gables Waterway\Staff reports\05 14 08 Staff report.doc    
 


























































