
 

 CITY OF CORAL GABLES 
 
 - MEMORANDUM - 
 
 
TO:  HONORABLE PLANNING & ZONING     DATE:   FEBRUARY 11, 2025 

 BOARD MEMBERS 
 
 
FROM: STAFF     SUBJECT: UPDATES TO LIVE LOCAL 
 
            
 
The Live Local Act, initially established under Senate Bill No. 102, Chapter 2023-17, Law of 
Florida, and further amended by Senate Bill No. 328, Chapter 2024-188, Law of Florida, aims to 
enhance affordable housing and promote sustainable urban development within the state.  
 
Zoning Code text amendments were prepared for the September 11, 2024, Planning & Zoning Board 
meeting. To comply with the required implementation of the Live Local Act while maintaining the 
City’s high design standards and planning principles, the proposed text amendments applicable to 
such projects include: prohibiting the receipt of Transfer of Development Rights (TDRs), restricting 
the use of Remote Parking except for Miracle Mile, disallowing shared parking reductions when 
utilizing the Live Local parking reductions, and requiring City Commission approval for certain 
transit-based parking reductions. 
 
Following the September publication of the Planning & Zoning Board meeting with the proposed 
Zoning Code text amendments, an Implementation Order of the City Manager was executed to 
establish the specific applicability and process for reviewing affordable housing projects under the 
Live Local Act. As preempted by the Act, the policy applies to developments in mixed-use zoning 
districts, requiring that the percentage of affordable units comply with the state statute. Eligible 
projects preempt many of the City’s zoning requirements and are entitled to be built in accordance 
with the requirements regulated by the State Bill. The application process includes a pre-application 
meeting, Development Review Committee (DRC) review, and Board of Architects (BOA) design 
approval. The Planning & Zoning Board’s (PZB’s) recommendation and the City Commission 
approval; would be required for larger sites (20,000 square feet or more). Ongoing compliance 
measures include annual affordability reporting and an affordable housing covenant reviewed by the 
City Attorney’s Office. 
 
These measures align the City’s implementation of the Live Local Act with state requirements while 
preserving local planning standards. By streamlining regulations and review processes, the City 
ensures responsible growth, high design standards, and expanded affordable housing opportunities. 
 
The Implementation Order of the City Manager is provided in Attachment A. The September 11, 
2024, Planning & Zoning Board staff report is provided in Attachment B.  
 
ATTACHMENTS:  
Attachment A – IO-2024-01 - Implementation of the Live Local Act 
Attachment B – 09 11 24 PZB Staff Report and Recommendation w attachments 
 



City of Coral Gables 
Implementation Order of the City Manager 

Implementing Order No.: 2024-001 

Title: Implementation of the Live Local Act (Florida Statute 166.04151) 

Effective: 12/17/24 

AUTHORITY:  
Chapter Law 2023-17 and 2024-188 (amending and enacting various Florida Statutes related to 
affordable housing) 

PURPOSE  
The purpose of this policy is to establish a process for qualifying developments to seek review and 
approval for affordable housing projects consistent with recent changes to State Law.  

APPLICABILITY   
A property owner that seeks to develop an affordable housing project pursuant to Florida Statute 
166.04151 (Live Local Act) must satisfy the following conditions: 

o The property must be located in a Mixed-Use zoned district
o At least 40% of the units must be affordable for a minimum period of 30 years
o At least 65% of the total square footage must be residential

ENTITLEMENTS  
Per Florida Statute 166.04151, the proposed project must satisfy the above conditions to be eligible for 
the following: 

o The project may build to the highest density permitted in any part of the city where
residential development is allowed provided it otherwise complies with the Zoning Code

o The project may build to the highest currently allowed height of any residential or
commercial property within one mile of the project, or up to three stories whichever is
greater. Mediterranean bonus is not factored into this calculation.

o The project shall not build beyond 150% of the highest currently allowed Floor Area
Ratio (FAR) of MX zoning

o If the proposed project is in the area of single-family residential as further outlined in
Florida Statute 166.04151, the proposed project shall be in compliance with those
provisions, including any applicable height restrictions

Attachment A



o The project may reduce the minimum parking requirements up to 20% when: 1) within
½ mile of a major transportation hub, which are the MetroRail stations; 2) has available
parking within 600 feet; and 3) is accessible to transit and parking by safe, pedestrian-
friendly means

o The project may apply for the Coral Gables Mediterranean Design bonus per Section 5-
200 of the Zoning Code

o The Zoning Code applies to all aspects of the project except for use, density, Floor Area
Ratio (FAR), building height, and allowed parking reduction (if applicable). (e.g. minimum
unit size, setbacks, open space, mix of uses, etc.)

APPLICATION PROCESS 
1. A Preapplication Meeting is required with the Planning & Zoning Division prior to submitting an

application for initial review of the overall project information and identify the necessary
documentation to be filed with the application(s).

2. The following documentation shall be submitted to the Development Review Committee (DRC)
for review:

o The Supporting Information as required on the Development Review Committee (DRC)
Application Form, accessible at:
https://www.coralgables.com/department/development-services/applications-forms-
and-general-information.

o A specific purpose survey demonstrating the 1-mile distance, with a brief analysis of the
comparator site (its zoning, availability for bonus height, if sought, etc.).

o Easily visible notes on the zoning legend indicating that proposed Live Local Act project is
per Florida Statute 166.04151, specifically where the proposed project deviates from the
zoning’s height, density, Floor Area Ratio (FAR), use, or parking.

o A table, with a diagram, indicating the ratio of 65%+ residential to any other use
o An Affordability Report with proposed or expected rental rates for proposed affordable

residential units (40% of units must target households making up to 120% of the area
median income. The cost (including utilities) for such a unit cannot exceed 30% of the
tenant’s income, and will vary based on household size.)

o Affidavit confirming a 30-year commitment to provide affordable housing
3. After the applicant is able to address all the applicable DRC comments, the proposed building

design shall be submitted to the Board of Architects (BOA) for design review and approval, as
well as any other required Boards review and processes.

4. For approval of a Building Site greater than 20,000 square feet per Section 2-201(D)(1) of the
Zoning Code, the Planning and Zoning Board (PZB) shall review and make a recommendation to
the City Commission for consideration of a mixed-use site plan approval. Pursuant to Florida
Statute 166.04151, the proposed use, density, Floor Area Ratio (FAR), building height, and
allowed parking reduction (if applicable) will not be considered in the public review process.

5. Prior to the Building Site approval, the affordable housing covenant shall be reviewed and
approved by the City Attorney’s Office.

6. All applicable DRC, BOA, PZB, and other Board fees apply.



ONGOING COMPLIANCE REQUIREMENTS  
After completion of the proposed project, the following shall be required: 

o Annual affordability review / affidavit requirement
o Covenant for 40% affordable units reporting requirements (audited)

_____________________________________________________________________________________ 

APPROVED BY: 

____________________________ 12/17/2024_______________________ 

Amos Rojas, Jr.  Date 

City Manager  
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C i t y  o f  C o r a l  G a b l e s
P l a n n i n g  a n d  Z o n i n g  S t a f f  R e p o r t

Applicant:  City of Coral Gables 

Application: Zoning Code Text Amendments – Live Local Act 

Public Hearing: Planning and Zoning Board 

Date & Time: September 11, 2024; 6:00 – 9:00 p.m 

Location: City Commission Chambers, City Hall, 
405 Biltmore Way, Coral Gables, Florida 33134 

1. APPLICATION REQUEST

The City of Coral Gables is requesting review and consideration of the following: 

An ordinance of the City Commission of Coral Gables, Florida, providing for text amendments to the City of 
Coral Gables official Zoning Code Article 10, “Parking And Access,” Section 10-109, “Remote Off-Street Parking 
And Payment-In-Lieu,” Section 10-111, “Shared Parking Reduction Standards.,” Section 10-112 
“Miscellaneous Parking Standards,” Article 14, “Process,”  Section 14-204, “Transfer Of Development Rights,” 
to address the applicability of these provisions to projects utilizing provisions of the Live Local Act, CH. 2024-
188, laws of Florida; providing for repealer provision, severability clause, codification, and providing for an 
effective date. 

The request requires three public hearings, including review and recommendation by the Planning and Zoning 
Board, and 1st and 2nd Reading before the City Commission. 

2. BACKGROUND INFORMATION

The Live Local Act, initially established under Senate Bill No. 102, Chapter 2023-17, Law of Florida, and further 
amended by Senate Bill No. 328, Chapter 2024-188, Law of Florida, aims to enhance affordable housing and promote 
sustainable urban development within the state. These legislative acts introduced several key provisions requiring 
municipalities to adjust local zoning codes to comply with new state mandates. Staff has prepared Zoning Code text 
amendments for the City Commission to consider parking reductions for Live Local applications, as well as certain 
Transfer of Development Rights (TDRs) and shared parking restrictions for these affordable housing developments. 

Originally adopted in 2023, Senate Bill No. 102, also known as the Live Local Act, was signed into law by Florida 
Governor Ron DeSantis on March 28, 2023, under Chapter 2023-17, Laws of Florida, and became effective on July 
1, 2023. On May 16, 2024, Governor DeSantis signed Senate Bill No. 328 into law, referred to as the Live Local Act 
2024 (“LLA 2024”). This new legislation amends and expands upon the affordable housing framework established 
by the original Live Local Act in 2023. 

The Live Local Act states a municipality cannot require a proposed mixed-use development with mixed-use zoning 
to obtain a zoning or land use change if the proposed mixed-use development delivers a minimum of 40% affordable 
housing. Under the Live Local Act provisions, proposed developments can have the highest allowable density 
allowed in the municipality (with certain restrictions), the highest allowable height (with certain restrictions) for a 
commercial development within 1 mile of the proposed development, and 150 percent of the highest currently 
allowed floor area ratio (with certain restrictions).  

The Live Local Act mandates that municipalities must consider reducing parking requirements for proposed mixed-
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use developments located within one-quarter mile of an accessible transit stop. Additionally, the Act requires a 
parking reduction of at least 20 percent for mixed-use developments situated within one-half mile of an accessible 
major transportation hub. The Act defines a major transportation hub as “any transit station, whether bus, train, or 
light rail, which is served by public transit with a mix of other transportation options.” 
 
The City of Coral Gables aims to comply with the State’s newly adopted regulations while preserving the City’s higher 
standards. The Live Local Act provides for State-mandated development entitlements; however, certain City-
provided bonuses and incentives – such as Transfer of Development Rights (TDRs) and Shared Parking - would 
intensify potentially incompatible development within the City. Therefore to address the applicability of these 
provisions to projects utilizing the Live Local Act, staff has drafted zoning code text amendments, summarized as 
follows:  

• Live Local applications are prohibited to utilized Remote Parking, except for Miracle Mile;  
• Live Local applications are prohibited to apply a shared parking reduction when utilizing the Live Local 

parking reductions;  
• City Commission will consider a 10% parking reduction for Live Local applications within ¼-mile of a transit 

stop; 
• City Commission can grant a 20% parking reduction for Live Local applications within ½-mile of a major 

transportation hub; and 
• Live Local applications are prohibited to received Transfer of Development Rights (TDRs). 

 
 

3. PROPOSED ZONING CODE TEXT AMENDMENT 

 
The proposed Zoning Code text amendments are provided below in strikethrough/underline format. 
 
ARTICLE 10. PARKING AND ACCESS 
 
Section 10-109. Remote off-street parking and Payment-in-lieu. 
A.   Remote off-street parking. Use of Remote Parking may be allowed as an alternative to, or in conjunction with 

providing required parking onsite. The one-time payment into the Parking Trust Fund for use of Remote Parking 
shall be satisfied for one hundred percent (100%) of the requested remote parking spaces to comply with up to 
one hundred percent (100%) of the required on-site parking and shall be collected prior to the issuance of a 
building permit in the amount established by the City Commission. 

*** 
2. Applicability. 

a. Location of remote parking spaces. The proposed building site location and the location of the remote 
parking spaces shall both be located within the CBD, the Design & Innovation District, or located within 
one-hundred (100) feet of the Ponce de Leon right of way, south of SW 8th Street. The remote parking 
facility(ies) shall not be located in a single-family zoning district. 

b. Distance. The remote parking spaces shall be located within one thousand (1,000) feet of the building 
site, measured from the property line of the site to the property line of the off-street parking facility(ies) 
containing the remote parking spaces. 

c. Minimum and maximum remote parking. A minimum of ten (10) remote parking spaces shall be 
requested and up to one-hundred (100%) percent of the Code required off-street parking. A Payment-in-
lieu may be requested if a building site requires less than ten (10) off-site parking spaces. 



St af f  R e por t  a n d R ecomm e nd at ion                                         
Zon in g Cod e T ex t  Am e nd m en t s  –  L iv e  Loca l  Ac t  Se p te mb er  11,  20 24  
                                                  

Cit y  o f  Cora l  Ga bl e s  P la nn in g a n d Zon i ng  D iv i s ion         Pag e 3  

d. Approval process. Remote off-street parking for new construction requesting more than twenty-five (25) 
parking spaces shall be subject to a Conditional Use approval as set-forth in Article 14-203.2 of the Zoning 
Code, including conditions to allow a combination of Remote Parking and Payment-in-lieu. The 
Development Services Director may review and approve an requesting twenty-five (25) remote off-street 
parking spaces or less located in the City upon finding that all of the requirements of this subsection have 
been satisfied. 

e. Miracle Mile. Projects facing Miracle Mile shall remote park one hundred percent (100%) of their 
required parking with no reductions. No minimum number of remote parking spaces are required. 
The Development Services Director may review and approve an application requesting less than twenty-
five (25) remote off-street parking spaces. 

f. Restrictions: Live Local application projects, as defined in the Live Local Act, Ch. 2024-188, Law of Florida, 
are prohibited to utilize Remote Parking, except for projects facing Miracle Mile. 

 
*** 
 

Section 10-111. Shared parking reduction standards. 
 
*** 

C.  Restrictions: Live Local applications shall not apply for a shared parking reduction when utilizing the parking 
reductions as specified in in the Live Local Act, Ch. 2024-188, Law of Florida. 

 
*** 
 

Section 10-112. Miscellaneous parking standards. 
 
*** 

D. The City Commission shall consider a parking reduction for affordable housing developments as defined in the Live 
Local Act, Ch. 2024-188, Laws of Florida under the following conditions: 

      1. Transit Stop. 
a. The development is located within one-quarter (1/4) mile of a transit stop. For the purpose of this 

subsection D, a transit stop shall be defined as a Miami-Dade County MetroRail or MetroBus stop, or 
municipal trolley stop. 

b. The transit stop is accessible from the proposed development by safe, pedestrian-friendly 
infrastructure, such as a connected network of sidewalks, crosswalks, bike paths, or other multimodal 
design features. 

c. The City Commission shall consider the impact of the parking reduction for the subject development 
and its compatibility with the surrounding area to allow a reduction of parking requirements by up to 
ten (10) percent for qualifying developments. 

      2. Major Transportation Hub. 
a. The development is located within one-half (1/2) mile of a major transportation hub. For the purpose 

of this subsection D, the term “major transportation hub” means any transit station, whether bus, train, 
or light rail, which is served by public transit with a mix of other transportation options. 

b. The major transportation hub is accessible from the proposed development by safe, pedestrian-friendly 
means, such as sidewalks, crosswalks, elevated pedestrian or bike paths, or other multimodal design 
features. 

c. The City Commission shall reduce the parking requirements by at least twenty (20) percent for 
qualifying developments. 

 
ARTICLE 14. PROCESS 
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Section 14-204. Transfer of Development Rights. 

 
*** 

Section 14-204.7. Approvals and restrictions. 
 
A. A Restrictive Covenant shall be required on both the sending and receiving properties outlining any/all 
applicable conditions of approval pursuant to these provisions. The Restrictive Covenant(s) shall require review 
and approval by the City Attorney prior to recordation. The applicants shall be responsible for all costs associated 
herein 
 
B. The use of Transfer of Development Rights (TDRs) as receiver sites are prohibited for Live Local applications, 
as defined under Senate Bill No. 102, Chapter 2023-17, Law of Florida, and Senate Bill No. 328, Chapter 2024-
188, Law of Florida.  
 
*** 
 
 

4. REVIEW TIMELINE / PUBLIC NOTICE 

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

REVIEW COMMITTEES AND BOARDS DATE 

Planning and Zoning Board  09.11.24 
 City Commission – 1st Reading TBD 
City Commission – 2nd Reading TBD 

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

PUBLIC NOTICE DATE 
Legal advertisement 08.26.24 
Posted agenda and Staff report on City web page/City Hall 09.06.24 

 
5. FINDINGS OF FACT 

   
In accordance with Section 14-212.5 of the Zoning Code, the Planning and Zoning Board shall not recommend 
adoption of, and the City Commission shall not adopt, text amendments to the Zoning Code unless the text 
amendment:  

Standard Staff Evaluation 

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

The intent of the proposed amendment is to comply with the 
Live Local Action Bills, Florida’s Senate Bill No. 102, Ch. 2023-17, 
and Bill No. 328, Chapter 2024-188, Laws of Florida. This 
amendment provides zoning requirements for parking 
reductions and TDR restriction for affordable housing 
developments. Reducing the number of parking and vehicular 
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trips to comply with the State’s mandates promotes public 
health, safety, and welfare by encouraging  accessibility, 
walkability, and the use of public transit. Additionally, 
prohibiting TDR applications helps to maintain compatible 
intensity and floor area ratio (FAR), supporting sustainable 
urban growth. 

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

 The proposed amendment does not permit uses the 
Comprehensive Plan prohibits in the affected area.  

c. Does not allow densities or intensities in 
excess of the densities and intensities 
which are permitted by the future land use 
categories of the affected property.  

The proposed text amendment to allow the City Commission to 
reduce parking requirements for qualifying affordable housing 
developments does not affect the densities or intensities of any 
future land use category. Additionally, by prohibiting the use of 
TDRs with Live Local applications, the amendment ensures that 
densities and intensities are compatible with what is permitted 
by the applicable future land use categories of the affected 
property. 

d. Will not cause a decline in the level of 
service for public infrastructure which is 
the subject of a concurrency requirement 
to a level of service which is less than the 
minimum requirements of the 
Comprehensive Plan. 

The proposed text amendment will not cause a decline in the 
level of service for public infrastructure, as each proposed 
development will be reviewed by Staff to ensure it meets the 
concurrency requirements. Furthermore, by prohibiting use of 
TDRs with Live Local applications, the amendment prevents 
increases in development intensity that could otherwise strain 
public infrastructure, thereby maintaining the required levels of 
service as outlined in the Comprehensive Plan. 

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

The proposed amendment does not directly conflict with any 
objective or policy of the Comprehensive Plan. The proposed 
amendment meets Policy FLU-1.9.1., Policy FLU-1.11.1., Policy 
DES-1.1.2., Policy HOU-1.1.1., Policy HOU-1.1.4., Policy MOB-
1.1., Policy MOB-1.1.2., Policy MOB-1.1.4., Policy MOB-3.1.1., 
and Policy MOB-3.1.2.  

 
Consistency Evaluation of the Comprehensive Plan (CP) Goals, Objectives and Policies 
 
This section provides those CP Goals, Objectives and Policies applicable to the Application and the determination of 
consistency: 

REF. 
NO. COMPREHENSIVE PLAN GOAL, OBJECTIVE AND POLICY STAFF 

REVIEW 
1 Objective FLU-1.1. Preserve Coral Gables as a “placemaker” where the balance of existing 

and future uses is maintained to achieve a high quality living environment by encouraging 
compatible land uses, restoring and protecting the natural environment, and providing 
facilities and services which meet or exceed the minimum Level of Service (LOS) 
standards and meet the social and economic needs of the community through the 
Comprehensive Plan and Future Land Use Classifications and Map (see FLU-1: Future 
Land Use Map). 

Complies 

2 Policy FLU-1.9.1. Encourage balanced mixed use development in the central business 
district and adjoining commercial areas to promote pedestrian activity and provide for 
specific commitments to design excellence and long term economic and cultural vitality. 

Complies 

3 Policy FLU-1.11.1. Maintain and enforce effective development and maintenance Complies 
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REF. 
NO. COMPREHENSIVE PLAN GOAL, OBJECTIVE AND POLICY STAFF 

REVIEW 
regulations through site plan review, code enforcement, and design review boards and 
committees. 

4 Policy DES-1.1.2.    Provide for rigorous design guidelines, standards, and review 
processes via the City’s Zoning Code that ensure high quality design of buildings and 
spaces. 

Complies 

5 Goal HOU-1.  Provide a supply of housing that addresses the City’s needs that shall 
include a variety of housing opportunities for all income ranges, provide housing diversity 
to enhance the City’s social and economic growth and continue to be a distinctive, 
diverse, attractive and desirable place to live. 

Complies 

6 Objective HOU-1.1. Provide adequate and affordable housing to satisfy the community 
needs for existing and future residents. 

Complies 

7 Policy HOU-1.1.1. The City shall support the involvement of county, regional, state, and 
federal agencies in housing production, including new construction and/or rehabilitation, 
where appropriate. 

Complies 

8 Policy HOUS-1.1.4. By 2011, the City shall amend its zoning code to provide for 
affordable/attainable housing programs to address the City’s fair share of regional 
affordable housing needs. This may include partnerships between the City and other local 
governments, affordable housing agencies, etc. The City shall examine a multi-pronged 
approach to address the City’s fair share of affordable housing which may include the 
following: 

• Set-aside or unit delivery requirements. 
• Inclusionary zoning incentives. 
• Linkage fees. 
• Creation of affordable housing trust fund. 
• Affordable housing credits. 
• Waiver of City building fees, impact fees, etc. 
• Initiation of an expedited building permit and/or development review system. 
• Utilization of federal, state, regional and county programs including but not 

limited to the following: Florida’s State Housing Initiatives Partnership (SHIP), 
federal Community Development Block Grants (CDBG), and federal affordable 
housing tax credits. 

As a part of the amendments, the City shall include principles and criteria for locating 
affordable/attainable housing that promotes access to a broad range of housing 
opportunities with a full complement of urban services through cooperation and 
coordination with the private sector, surrounding local governments and Miami-Dade 
County. Such principles shall include: 

• Accessible to public transit. 
• Close proximity or readily accessible to employment centers, medical services, 

retail centers, social services, and/or governmental services. 
• Accessible to public parks, recreation areas, and/or open space systems. 

The Workforce/Affordable Housing Study for the City of Coral Gables (revised 2006) 
attached as an Appendix shall be the background data and analysis for the completion of 
the above amendments. 

Complies 
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REF. 
NO. COMPREHENSIVE PLAN GOAL, OBJECTIVE AND POLICY STAFF 

REVIEW 
9 Objective MOB-1.1. Provide solutions to mitigate and reduce the impacts of vehicular 

traffic on the environment, and residential streets in particular with emphasis on 
alternatives to the automobile including walking, bicycling, public transit and vehicle 
pooling. 

Complies 

10 Policy MOB-1.1.2. Encourage land use decisions that encourage infill, redevelopment 
and reuse of vacant or underutilized parcels that support walking, bicycling and public 
transit use. 

Complies 

11 Policy MOB-1.1.4. Support incentives that promote walking, bicycling and public transit 
and those that improve pedestrian and bicycle access to/and between local destinations 
such as public facilities, governmental facilities, schools, parks, open space, employment 
centers, downtown, commercial centers, high concentrations of residential, 
private/public schools, University of Miami and multimodal transit centers/stations. 

Complies 

12 Policy MOB-3.1.1. The City shall research various parking strategies and policies for 
consideration and possible adoption that may include one or more of the following: 

• Additional opportunities for visible/clear signage identifying public parking 
facilities or opportunities to “intercept” vehicle parking patrons. 

• Wayfinding signage to direct “pedestrian parkers” to their destinations. 
• Quality pedestrian connections between the parking facility and the initial 

destination and secondary destination(s), and City trolley. 
• Creation of an online real-time access to parking location and occupancy 

information. 
• Performance based pricing within high demand areas. 
• Support a “park once” effort, whereas parking patrons become a “pedestrian” of 

“transit rider” between the City’s downtown, adjoining retail centers, business 
attractors, employment centers and the University of Miami. 

• Continue research on the use of shared parking for destinations for public 
facilities or the overall parking system. 

Complies 

13 Policy MOB-3.1.2. Management of existing public facilities or future public facilities shall 
be based on a Level of Service (LOS) that provide parking for short term users (i.e., 
visitors) within 500 feet of their initial destination and beyond 500 feet for long term 
users. 

Complies 

 
Staff’s Findings: Based upon the Findings of Facts provided herein, Staff finds the Application satisfies the provisions 
of the Zoning Code provides the authority to comply with the Live Local Act. This granted authority is consistent 
with the goals, objectives, and policies of the Coral Gables Comprehensive Plan.   
 
Per Policy MOB-1.1, Policy MOB-1.1.2, Policy MOB-1.1.4, Policy MOB-3.1.1, and Policy MOB-3.1.2, parking 
reductions for proposed developments with more than 40% affordable housing that are accessible to a transit stop 
or a major transportation hub will help promote walking, biking, and the use of public transit between local 
destinations. Additionally, by restricting remote off-street parking and shared parking reductions, the amendment 
aides to balance potential development and infrastructure capacity. These measures are designed to comply with 
the State’s preemptions and mandates while safeguarding the quality of life and accessibility for all residents. 
Furthermore, per Policy FLU-1.9.1., Policy FLU-1.11.1., Policy DES-1.1.2., Policy HOU-1.1.1., and Policy HOU-1.1.4., 
the requirements for parking and the prohibition of TDRs with Live Local applications maintain compatible 
development and provide a range of housing opportunities accessible to urban services, public transit, public 
amenities, and employment opportunities. 
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Staff finds that all five of these criteria are satisfied.   
 

6. STAFF RECOMMENDATION 

 
The Planning and Zoning Division recommends approval.  
 

7. ATTACHMENTS 

 
A. Legal advertisement published. 
B. PowerPoint Presentation.  

Please visit the City’s webpage at www.coralgables.com to view all Application plans and materials, notices, 
applicable public comments, minutes, etc.  The complete Application and all background information also is on file 
and available for examination during business hours at the Planning and Zoning Division, 427 Biltmore Way, Suite 
201, Coral Gables, Florida 33134.   
 
  Respectfully submitted, 
 
 
 

Jennifer Garcia, AICP, CNU-A 
Planning Official 

  City of Coral Gables, Florida  
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STATE OF FLORIDA 

COUNTY OF MIAMI-DADE: 

Before the undersigned authority personally appeared GEORGIA

GRIFFIN who on oath says she is OFFICE MANAGER of Legal Advertising 
of Community Newspapers, published Monday at Miami-Dade, Florida; 
that the attached copy of advertisement, published on the publicly ac
cessible website of Miami-Dade County, Florida and/or in a newspaper 
in print, being a Legal Advertisement of Notice in the Matter of 

NOTICE OF PUBLIC HEARING 
The City of Coral Gables, Florida 
September 11, 2024 

in the XXXXX Court, was published in said newspaper in the issue of 

August26,2024 

Affiant further says that the website or newspaper complies with the legal 
requirements for publication in chapter 50, Florida Satutes. 

PROOF OF PUBLICATION 
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..,,2,.,.6'--___ day of_ Augus1.---------2024. 

JESUS TOLEDO 
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My Commission Expires:_ 
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Community Newspapers 
6796 S.W. 62nd Avenue 

South Miami, Florida 33143 
305-669-7355 Ext. 2226

City of Coral Gables, Florida 
Notice of Public Hearing 

HYBRID MEETING on Zoom platform 

Local Planning Agency/ Planning and Zoning Board 
Wednesday, September 11, 2024, 6:00 p.m. 

City Commission Chamber, City Holl 
405 Biltmore Way, Coral Gobles, FL 33134 

PU0LIC NOTICE i:s hereby gi,·en 1hat the City of Coral Gables, FloriJa. Local Plannini;Agcncy (LPA)1 Pl::m
ning nnd Zoning Doard (PZ0) will conduct Public llcaring on the following: 

I. A Rcsolulion of the City Commission of Coral Gables, Florida approving Mixed-Use Sile Plan :and 
C'unt.lilional U,c n:,•icw pur..uant lo Zoning Code Article 14, ··Pmccss" Sixtion 14-203, "Cumlilinn:il Uso, .. 
for a proposcJ Mixed-Use projccl rcfcncJ 10 us '"33 AlhambrJ" on the property lcgnlly Jei1crihcJ as nil or 
Ulock 15. ··Coral GablesScc1ion L" (20 nnJ 42 NnvarreA\'cnue, 3J, 4J ond 47 Alhambra Circle and 2001 
Galiano Stn."Ct), Conti Gobles, Florida; including n.-quircd condition.c.; providing for a rcpc--Jlcr pro\•isiun

. sc\'Crnbility cl:msc. and pru\•idins for an cffi..-cli\·c Jutl". 

2. An Ordinnncc of lhc City Commission of Corot Gublc�. floridn, proviJing for h!:d nmcodmcnls to 1hc City 
of Coral Gables Offici:11 Zonins Codi!, Ar1iclc 5, "An:hi1cc1un!', .. Section 5-200, ··Mct1itcrram."Jn Stnncfards;" 
Ankle J, "Uses," SC\."tiun J-402, ··Rc.strictions rclaktl to local ion:" anti Article. 16, ··ocrini1ion.�: .. tu enhance 
the quality of Coral Gables McJitcrrnlll!an design by n.-quiring a cunc.:-ptual design rcvicw; n:moving 
durlicati\'c crill"rio: relocuting im1prlicublc standards; surpkmcnling existing crilcrin; and including 
oc.JJition.:11 Me<litcrr.mcan building examples: providing for severabili1y, r.:pc-Jlcr, codificn1ion, and fur 
un c1T1.�li\'C date. 

3. An ordinance of the Cily Commission of Coral Gables, Florida, rro\'iding for tcxl amcndmcnl!i lo the City 
of Com! Gablci oOiciol Zoning Code Article IO, ··rarkingAnd Access,•· Section 10.109, "'Remote Off• 
Stm:t Purking And Paymc11t-ln•Lieu,- Section 10-111, ''Shan.-J Parking Reduction S1a11d:m.ls.," Sc-ct ion 
10-112 "Mi9..:ellm11.-0LL'i PilrkingStandanL-.," A11icle 1-t, .. P,1ll:c...s." St.-clion 14-20-t, -Transfer Or 
Dc,·clopmcnl Rights," to uddres!i lhe applicability of these pro\•isions to pmjccls uliliLing provisions of 1hc 
Li,·e Local Acl, CH. 2024-188, laws of Florida; pru\'iding forrerealcr prO\·ision, se,·crability cl:iusc, 
codifica1ion, and prO\•iding for an cffccli\'c date. 

The Planning and Zoning Board will be holding iL'i board m�ting on Wednesday, September 11, 2024, com
m.:n,ing at 6:00 p.m. rursuanl to Rc.solutio11 No. 2021-118, the City of Coral Gabli.:S has rclumcd lo truditionol 
in•f}l!non mcclings. ltO\\'C\·cr, the City Commission h:is ci11oblishctl the ability for 1he public lo \·imrnlly pruvide 
swom 1es1imony or public comments (non-sworn and wilhoul cvidenti::uy \'alue). Any individual who wishes 
to rrovidl• sw001 t�-stimony vir1ually must han· their video on und must be swum in. 

McmbcN of 1hc public mny join the mccling ,•ia Zoom 111 (bUo:rl/zr1om u5'il'R17887095 I l). In 11ddition, :i ded• 
icatcd phone line will be avuil:1blc so that nny individual whu dues not wish (or is unabh;) lo use Zoom muy 
1islc11 lu aml 1�111idpalc in the meeting by llialing: (JOS) 461-6769 MC\:ling ID: R37 RX70 95 IJ. The public may 
comment on un item using the Cily"s E-Commcnl funclion which may be found on the Cily·s wcbsilc ul: 
fhllns·//rnmlgohl,;!\ l!rJDh:usidt'3." L')lJl\/ult.'Vlings) on.:c lhc meeting's ngcndn is published, <Jrby sending an cmoll 
to pl·1anim•rij'corali;ahle< com prior to lhc meeting. 

The 1111.-,:ting will also be bruJdtasted liw for members or the public to view on 1he City'.s wcbsilc (� 
l!uhlcs.cmn/cg\v) as well as Channel 77 on Comcast. 

Attachment A



1

Live Local Act
SENATE BILL 328

PLANNING & ZONING BOARD

SEPTEMBER 11, 2024

2

LIVE LOCAL ACT

• LIVE LOCAL ACT
SENATE BILL NO. 102, CHAPTER 2023-17, LAW OF FLORIDA
SIGNED ON MARCH 28, 2023, AND EFFECTIVE ON JULY 1, 2023

• LIVE LOCAL ACT – 2024 AMENDMENTS
SENATE BILL NO. 328, CHAPTER 2024-188, LAW OF FLORIDA
EFFECTIVE ON MAY 16, 2024

• INTENDED TO ADDRESS THE STATE’S AFFORDABLE HOUSING

CRISIS

1

2

Attachment B
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3

LIVE LOCAL ACT

City must authorize development if 40% affordable (120% AMI or below)

Development is only authorized in Mixed-Use districts

4

APPLICABLE TO MIXED-USE DISTRICTS

North Coral Gables South Coral Gables

3

4
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5

WHAT IS AFFORDABLE?

“AMI” in Miami-Dade County

7

WHAT IS AFFORDABLE?

www.floridahousing.org/owners-and-managers/compliance/rent-limits

5

7
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9

LIVE LOCAL ACT

Max. height to highest height w/in 1 mile, w/ some SFR height protections

10
North Coral Gables South Coral Gables

70’

SFR height 
protection 
parcel

LIVE LOCAL ACT – 1-MILE RADII

9

10
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11

LIVE LOCAL ACT

Density is analyzed City-wide

13

HIGHEST ALLOWED DENSITY

11

13
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14

LIVE LOCAL ACT

Administrative approval for density, height, land use, and FAR

Planning & 
Zoning Board

Properties 
< 20,000 sqft

Adoption
PZB 

Recommendation
to the 

City Commission

City 
Commission

LIVE LOCAL ACT APPROVAL PROCESSES

Board of 
Architects

Development 
Review 

Committee

Board of 
Architects

BOA Preliminary 
Design Approval

Building Permit

BOA Preliminary 
Design Approval

Properties 
> 20,000 sqft

Development 
Review 

Committee

For consideration 
of other 

Zoning Code 
regulations

14

15
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16

LIVE LOCAL ACT

Maximum Floor Area Ratio (FAR) of 150% of currently allowed city-wide

17

FLOOR AREA RATIO (FAR)

Maximum FAR

Mixed Use FAR   3.0

Max Addition  1.5
+

Total   4.5

16

17
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18

LIVE LOCAL ACT

Parking reductions must be considered w/in ¼ mile of a transit stop 

20
North Coral Gables

¼-MILE FROM TRANSIT STOPS

South Coral Gables
Parking Reducing Area

Transit Route

18

20



9

Commission to consider a 10% parking reduction: 

• 1/4 mile of a transit stop (MetroBus or municipal trolley stop)

• Accessible by safe, pedestrian-friendly infrastructure 

(connected network of sidewalks, crosswalks, bike paths, etc)

• Considers the impact of the parking reduction and its 

compatibility with the surrounding area

LIVE LOCAL ACT – TRANSIT STOP PARKING

22

LIVE LOCAL ACT

20% parking reduction w/in ½-mile and requirements

21

22
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23
South Coral Gables

½-MILE FROM MAJOR TRANSPORTATION HUBS

Commission to allow a 20% 
parking reduction:

• Located within 1/2 mile of a 
major transportation hub 
(MetroRail station) 

• Has available parking within 
600 feet of the proposed 
development

• Accessible by safe, pedestrian-
friendly means

26

LIVE LOCAL ACT - SUMMARY

Height
Highest currently 

allowed height 
within 1-mile of 

proposed

Use
Mixed-use with multifamily 

rental in commercial, 
industrial, or mixed-use 

zones without a zoning or 
land use change

Density
Highest density 

allowed on any land 
in the City

Preemption of local zoning regulations regarding Height, Density, FAR, Use, and Parking

FAR
150% of the highest 

currently allowed 
Floor Area Ratio 

(FAR)

Parking
20% reduction within ½-mile 
of major transportation hub

and
consider reduction within 

¼-mile of transit stop

23

26
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1. Prohibited to utilize Remote Parking, except Miracle Mile

2. Not apply Shared Parking reduction

3. Prohibited to utilize Transfer of Development Rights (TDRs)

LIVE LOCAL ACT – ADDITIONAL CHANGES

Live Local Act
SENATE BILL 328

PLANNING & ZONING BOARD

SEPTEMBER 11, 2024

27

28




