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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: Comprehensive Plan and Zoning Code Text Amendments: 
Height Bonus to PAD Minimum Development Standards in the CBD 

Public Hearing: Planning and Zoning Board / Local Planning Agency 

Date & Time: December 8, 2021; 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: 

1. An Ordinance of the City Commission of Coral Gables, Florida granting approval of proposed
amendments to the text of the City of Coral Gables Comprehensive Plan, pursuant to expedited
state review procedures (S.163.3184, Florida Statutes) and Zoning Code Article 14,
“Process,” Section 14-213, “Comprehensive Plan Text and Map Amendments;” to allow an
additional height bonus for limiting density for qualifying Planned Area Developments (PAD)
within the Central Business District (CBD); providing for a repealer provision, providing for a
severability clause, and providing for an effective date.

2. An Ordinance of the City of Coral Gables, Florida, providing for text amendments to the City of
Coral Gables Official Zoning Code, Article 2, “Zoning Districts” Section 2-500 “Planned Area
Development,” to create the “Height Bonus to PAD Minimum Development Standards in the
Central Business District (CBD)” to award additional height and a limit of density for qualifying
properties; providing for severability, repealer, codification, and an effective date.

2. BACKGROUND INFORMATION

At the request of the City Commission, Staff has drafted a Comprehensive Plan text amendment and a Zoning 
Code text amendment to allow an additional height bonus to a maximum of 205.5 feet and a limit of density 
of 100 units per acre for qualifying Planned Area Developments (PAD) within the Central Business District 
(CBD).  

At the September 28 and November 9, 2021, City Commission meetings, the Commission sponsored 
discussions regarding reduced density Planned Area Developments (PADs) with additional height bonus in the 
Central Business District (CBD) core. The Commission invited the developer of a proposed project on Salzedo, 
between Almeria and Valencia, to illustrate the intent of the proposed changes. The request requires an 
amendment to the City’s Comprehensive Plan - which ultimately controls the maximum height of buildings 
and number of stories allowed - and the Zoning Code.  
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The proposed additional height bonus of 15 feet for a maximum of 205.5 feet would only apply to a PAD site 
plan that includes:  
 

 Maximum Density of 100 units per acre;  
 PAD site located within the CBD, but not facing Miracle Mile, Le Jeune Road, Douglas Road, Ponce de 

Leon Boulevard, or Alhambra Circle/Plaza;  
 Enhance the aesthetics of the building and increase residential ceiling heights, but not result in 

additional number of stories or floor area; 
 Obtain Coral Gables Mediterranean bonus; and  
 Provide an additional 5% ground-level open space.  

In 1930, the height of buildings was measured by the width of streets depending on the height district. Later 
in 1966, the building height was regulated by the number of stories. In 2004, the Zoning Code incorporated 
building heights to be measured by both the number of stories and feet, for a maximum of 16 stories or 190.5’ 
for the most intense zoning districts. In 2009, the building height in feet was incorporated into the 
Comprehensive Plan’s Future Land Use element.  
 
 
3. PROPOSED COMPREHENSIVE PLAN AND ZONING CODE TEXT AMENDMENTS 

The proposed Comprehensive Plan text amendment is provided as Attachment A in strikethrough / underline 
format. The proposed Zoning Code text amendment is provided as Attachment B in strikethrough / 
underline format.  
 
 
4. FINDINGS OF FACT 

 
Comprehensive Plan Text Amendment 
 
Zoning Code Section 14-213.7 provides review standards for Comprehensive Plan amendments:   

Standard Staff Evaluation 

1. Whether it specifically advances 
any objective or policy of the 
Comprehensive Land Use Plan. 
 

The proposed text amendment to allow additional height does not 
specifically advance any objective or policy of the Comprehensive Plan. 
The proposed amendment is a policy change that may provide flexibility 
for building design.  

2. Whether it is internally 
consistent with the 
Comprehensive Land Use Plan. 
 

Policy HOU-1.5.2 encourages residential mixed-use as a means of 
increasing housing. Although the proposed text amendment to 
encourage less housing in downtown, 100 units per acre is an 
appropriate density of mixed-use buildings. 

3. Its effect on the level of service 
of public infrastructure. 
 

The proposed text amendment to encourage less density may lessen 
the effect of development on the level of service of public 
infrastructure.  

4. Its effect on environmental 
resources. 
 

The proposed text amendment to allow additional height has no effect 
on environmental resources.  
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The standards identified in Section 14-213 for the proposed Comprehensive Plan Text Amendment are 
satisfied.   
 
 
Zoning Code Text Amendment 
 
Zoning Code Section 14-212.5 provides review standards for Zoning Code text amendments:  
 

Standard Staff Evaluation 

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

The intent of the proposed amendment is to allow additional 
height in exchange of limiting density in the downtown area, 
and does not directly impact public health, safety, or welfare.  

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

  

The proposed amendments do not directly impact the mix of 
uses which are allowed in the Comprehensive Plan.    

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 limits the density of a 
qualifying property to 100 units per acre where the Central 
Business District (CBD) currently has no limit in density, 
however, there is a limit in height of 190.5’. This proposal 
would limit density where the height limit is increased to 
205.5’. Therefore, the proposed text amendment does not 
allow an excess of density nor intensity.  

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 limits the density of 
qualifying properties to 100 units per acre when the Central 
Business District (CBD) currently has no limitation, which will 
not cause a decline in the public infrastructure.  

5. Its effect on the availability of 
housing that is affordable to 
people who live or work in the 
City of Coral Gables. 
 

The proposed text amendment to allow additional height has no effect 
on the availability of affordable housing.  
 

6. Any other effect that the City 
determines is relevant to the City 
Commission’s decision on the 
application. 
 

These Comprehensive Plan Text Amendments to allow additional height 
are at the request of the City Commission.  
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e. Does not directly conflict with any 
objective or policy of the 
Comprehensive Plan. 

 

Policy HOU-1.5.2 encourages residential mixed-use as a means of 
increasing housing. Although the proposed text amendment to 
encourage less housing in downtown, 100 units per acre is an 
appropriate density of mixed-use buildings. 

 
Staff comments:   
 
The proposed text amendments allow additional bonus height for Planned Area Developments (PAD) 
within the Central Business District (CBD) that limit their density to 100 units per acre. This proposed 
change does not negatively impact the public infrastructure, nor allow uses, intensity, nor density 
beyond the currently permitted amount. The standards identified in Section 14-212.5 for the proposed 
Zoning text amendment are satisfied.  
  
 
5. PUBLIC NOTIFICATION 
 
The following has been completed to provide notice of the request: 

Type Date 
Mailed notice within 1,000 feet of Central Business District  11.22.21 
Legal advertisement for PZB meeting 11.24.21 
Posted agenda on City Hall 11.24.21 
Posted Staff report on City web page  12.03.21 

 
Public Notification and Comments 
 
The City of Coral Gables completed the required mailing notification to all property owners within 1,000 feet 
of the subject property. The notice indicates the following: applications filed; public hearing 
dates/time/location; where the application files can be reviewed and provides for an opportunity to 
submit comments. Approximately 2,894 notices were mailed.  
 
A copy of the legal advertisement and courtesy notice are attached. A map of the notice radius is provided 
below.  
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Courtesy Notification Radius Map 

 
 
 
6. STAFF RECOMMENDATION 

 
Zoning Code Sections 14-213.7 and 14-212.6 require recommendations from the Development Review 
Official as to whether a Comprehensive Plan text amendment or Zoning Code text amendment should be 
approved, approved with conditions, or denied.  
 
The proposed amendments provide voluntary PAD regulations that modify the maximum height 
restriction in certain areas of the Central Business District and limit density to 100 units per acre.  A PAD 
request is optional, thus other provisions of the code are not affected by the proposed amendment.  
 
The proposed additional height is 15 feet, a relatively minor change which does not raise concerns in terms 
of urban design or aesthetics.  The proposed density is 100 units per acre, similar to the density of recent 
mixed-use projects in the affected area, and appropriate for the urban core of the city.  Limiting density 
may be seen as a benefit, as impacts may be reduced.  However, such reductions should be minimal, as 
the proposed density is consistent with current development trends. 
 
The proposed amendment does not raise compatibility concerns.  However, past public discussion has 
emphasized the importance of strict height limits throughout the city and public input should be 
considered prior to a final decision.  





CITY OF CORAL GABLES, FLORIDA 

ORDINANCE NO. ________ 

AN ORDINANCE OF THE CITY COMMISSION OF CORAL 
GABLES, FLORIDA GRANTING APPROVAL OF PROPOSED 
AMENDMENTS TO THE TEXT OF THE CITY OF CORAL 
GABLES COMPREHENSIVE PLAN, PURSUANT TO 
EXPEDITED STATE REVIEW PROCEDURES (S.163.3184, 
FLORIDA STATUES) AND ZONING CODE ARTICLE 14, 
“PROCESS,” SECTION 14-213, “COMPREHENSIVE PLAN 
TEXT AND MAP AMENDMENTS;” TO ALLOW AN 
ADDITIONAL HEIGHT BONUS FOR LIMITING DENSITY FOR 
QUALIFYING PLANNED AREA DEVELOPMENTS (PAD) 
WITHIN THE CENTRAL BUSINESS DISTRICT (CBD); 
PROVIDING FOR A REPEALER PROVISION, PROVIDING FOR 
A SEVERABILITY CLAUSE, AND PROVIDING FOR AN 
EFFECTIVE DATE.  

WHEREAS, the City Commission desires to attract more high-end development 
to the Central Business District (CBD) that would offer increase ceiling heights and other high-
quality features and amenities; and 

WHEREAS, at the request of the City Commission, Staff has drafted 
Comprehensive Plan text amendments to increase building height in the Central Business District 
(CBD); and 

WHEREAS, the Comprehensive Plan should be amended to grant additional height 
to encourage high-quality redevelopment in the downtown; and 

WHEREAS, the City of Coral Gables, pursuant to Florida Statutes and the City of 
Coral Gables Zoning Code, has designated the Planning and Zoning Board as the Local Planning 
Agency; and 

WHEREAS, to promote public outreach and participation in the public hearing 
process, the City has provided the following notice:   1)  required advertising per State Statutes and 
Department of Economic Opportunity guidelines;  2) City webpage posting of the public hearing 
agendas; and 3) electronic mailing to interested parties; and 

WHEREAS, the application, legal description, ordinances, mapping, legal 
advertising, public comments and all other supporting documentation were available for inspection 
and review at the City of Coral Gables Planning Department and City Clerk’s office; and 

WHEREAS, in advance of public hearing consideration, the City’s staff analysis 
and recommendation are available for inspection at City of Coral Gables Planning Department and 
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City Clerk’s office and available on the City’s Web page at www.coralgables.com for easy 
retrieval; and 

  
WHEREAS, Comprehensive Plan Text Amendment is proposed in ‘Exhibit A;’ 

and 
 

WHEREAS, after notice was duly published and a public notice was mailed to all 
property owners of record within a one-thousand (1,000) foot radius from the said property, a 
public hearing was held before the Local Planning Agency (Planning and Zoning Board) on 
December 8, 2021, at which hearing all interested parties were afforded the opportunity to be 
heard; and 

 
WHEREAS, the Local Planning Agency (Planning and Zoning Board) 

recommended approval (vote: _ – _), finding that the proposed amendments are in furtherance of 
the Comprehensive Plan (CP) Goals, Objectives and Policies and the Zoning Code provisions as 
subject to all plans, exhibits and descriptions submitted by the applicant; and 

 WHEREAS, the City Commission held a public hearing on (month) (day), 2021 at 
which hearing all interested persons were afforded an opportunity to be heard, and the item was 
_______ on first reading (vote:   ); and 

 
WHEREAS, amendments to the Comprehensive Plan Text are subject to Expedited 

State Review and are required to be transmitted to the Department of Economic Opportunity, South 
Florida Regional Planning Council and other review agencies for review prior to consideration by 
the City Commission on second reading. 

 
NOW, THEREFORE, BE IT ORDAINED BY THE COMMISSION OF THE 

CITY OF CORAL GABLES: 
 
SECTION 1.  The foregoing “WHEREAS” clauses are hereby ratified and 

confirmed as being true and correct and hereby made a specific part of this Ordinance upon 
adoption hereof. 

 
SECTION 2.  The requested amendments to the City of Coral Gables 

Comprehensive Plan as provided below are hereby approved: 
 
SECTION 3.  The City Commission, pursuant to First Reading approval of the 

Ordinance authorizes transmittal of the request, as required by State Statutes, to the Department of 
Economic Opportunity, South Florida Regional Planning Council and other review agencies for 
review prior to consideration by the City Commission on second reading. 

SECTION 4.  All ordinances or parts of ordinances that are inconsistent or in 
conflict with the provisions of this Ordinance are repealed. 

 
SECTION 5.  If any section, part of section, paragraph, clause, phrase or word of 

this Ordinance is declared invalid, the remaining provisions of this Ordinance shall not be affected. 
 
SECTION 6.  It is the intention of the City Commission that the provisions of this 
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Ordinance shall become and be made a part of the Comprehensive Plan of the City of Coral Gables, 
Florida, as amended. 

 
SECTION 7.  This Ordinance shall become effective 31 days after the Department 

of Economic Opportunity determines the amendment submittal package is complete and no 
petition is filed by an affected party.  If the Department of Economic Opportunity requests a 
hearing by the Division of Administrative Hearings, this Ordinance shall become effective upon 
the issuance of a final order by the Division of Administrative Hearings determining the 
amendment is in compliance. 
 

PASSED AND ADOPTED THIS ________ DAY OF _____________, A.D. 2021. 
 

APPROVED: 
 
 
 

VINCE LAGO 
MAYOR 

 
ATTEST: 

 
 

BILLY Y. URQUIA 
CITY CLERK 
 
 
 
      APPROVED AS TO FORM 
      AND LEGAL SUFFICIENCY: 
 
 
 
 
      MIRIAM SOLER RAMOS 

      CITY ATTORNEY 
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“Exhibit A”  
 

*** 
Policy FLU-1.1.3.  Commercial land use classifications are as follows (Land use 
descriptions provided herein are general descriptions, refer to underlying/assigned 
Zoning Classification for the list of permitted uses): 

 
Table FLU-2.  Commercial Land Uses. 

Classification Description Density / Intensity Height 
Commercial 
Low-Rise 
Intensity. 

This category is 
oriented to low 
intensity pedestrian 
and neighborhood 
commercial uses, 
including residential, 
retail, services, office, 
and mixed use. 

Maximum F.A.R. of 3.0, or 3.5 with architectural 
incentives.  Up to an additional 25% F.A.R. may 
be granted for properties qualifying as receiving 
sites for Transfer of Development Rights (TDRs). 
 
Residential use shall only be permitted as part of 
a mixed-use development as provided herein 
with maximum of 125 units/acre. Density shall be 
unlimited for properties within the Central 
Business District (CBD) and the Design & 
Innovation District. 
 
Within a Mediterranean Village development: 

1. residential use shall be permitted, and  
2. the intensity of the project shall be 

regulated by a maximum F.A.R. of four 
(4.0), and shall be controlled by an 
approved Mediterranean Village PAD 
Plan 

Up to 50’ maximum (no 
limitation on floors), or 
up to 77’ maximum (with 
a maximum of 2 
additional floors) with 
architectural incentives 
per the Zoning Code. 
 
If developed pursuant to 
Design & Innovation 
District regulations: Up 
to 120’ maximum 
(limitation of 10 floors) 
with architectural 
incentives per the Zoning 
Code. 

Commercial 
Mid-Rise 
Intensity. 

This category is 
oriented to medium 
intensity pedestrian 
and neighborhood 
commercial uses, 
including residential, 
retail, services, 
office, and mixed use.  

Maximum F.A.R. of 3.0, or 3.5 with architectural 
incentives.  Up to an additional 25% F.A.R. may 
be granted for properties qualifying as receiving 
sites for Transfer of Development Rights (TDRs). 
 
Residential use shall only be permitted as part of 
a mixed-use development as provided herein 
with maximum of 125 units/acre. Density shall be 
unlimited for properties within the Central 
Business District (CBD) and the Design & 
Innovation District. 
 
Within a Mediterranean Village development: 

1. residential use shall be permitted, and  
2. the intensity of the project shall be 

regulated by a maximum F.A.R. of four 
(4.0), and shall be controlled by an 
approved Mediterranean Village PAD 
Plan 

Up to 70’ maximum (no 
limitation on floors), or 
up to 97’ maximum (with 
a maximum 2 additional 
floors) with architectural 
incentives per the Zoning 
Code. 
 
If developed pursuant to 
Design & Innovation 
District regulations: Up 
to 120’ maximum 
(limitation of 10 floors) 
with architectural 
incentives per the Zoning 
Code. 

Commercial 
High-Rise 
Intensity. 

This category is 
oriented to the 
highest intensity 
commercial uses, 
including residential, 
retail, services, 
office, and mixed use.  

Maximum F.A.R. of 3.0, or 3.5 with architectural 
incentives.  Up to an additional 25% F.A.R. may 
be granted for properties qualifying as receiving 
sites for Transfer of Development Rights (TDRs). 
 
Residential use shall only be permitted as part of 
a mixed-use development as provided herein 
with maximum of 125 units/acre. Density shall be 
unlimited for properties within the Central 
Business District (CBD) and the Design & 
Innovation District.  
 
Within a Mediterranean Village development: 

1. residential use shall be permitted, and  

Up to 150’ maximum (no 
limitation on floors), or 
190.5’ maximum (with a 
maximum 3 additional 
floors) with architectural 
incentives per the Zoning 
Code. 
 
If developed pursuant to 
an approved PAD within 
the Central Business 
District (CBD) and 
limiting density to 100 
units/acre: Up to 205.5’ 
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2. the intensity of the project shall be 
regulated by a maximum Floor Area 
Ratio (“F.A.R.”) of four (4.0), and shall be 
controlled by an approved 
Mediterranean Village Planned Area 
Development (“PAD”) Plan, and 

3. additional height may be granted for 
specified uses or provide architectural 
embellishment 

maximum (with a 
maximum of 16 floors) 
with architectural 
incentives per the Zoning 
Code.  

 
*** 
 



CITY OF CORAL GABLES, FLORIDA 

ORDINANCE NO. 2021-___ 

AN ORDINANCE OF THE CITY OF CORAL GABLES, 
FLORIDA, PROVIDING FOR TEXT AMENDMENTS TO THE 
CITY OF CORAL GABLES OFFICIAL ZONING CODE, 
ARTICLE 2, “ZONING DISTRICTS” SECTION 2-500 
“PLANNED AREA DEVELOPMENT,” TO CREATE THE 
“HEIGHT BONUS TO PAD MINIMUM DEVELOPMENT 
STANDARDS IN THE CENTRAL BUSINESS DISTRICT 
(CBD)” TO AWARD ADDITIONAL HEIGHT AND A LIMIT OF 
DENSITY FOR QUALIFYING PROPERTIES; PROVIDING FOR 
SEVERABILITY, REPEALER, CODIFICATION, AND AN 
EFFECTIVE DATE.  

WHEREAS, the City Commission desires to attract more high-end development 
to the Central Business District (CBD) that would offer increase ceiling heights and other high-
quality features and amenities; and 

WHEREAS, at the request of the City Commission, Staff has drafted a Zoning 
Code text amendment to increase building height in exchange for limiting density in the Central 
Business District (CBD); and 

WHEREAS, there is no current limit on density within the Commercial Business 
District for properties designated Commercial Low-Rise, Mid-Rise, or High Rise Intensity on the 
Future Land Use Map of the Comprehensive Plan; and  

WHEREAS, the limit on properties designated Commercial Low-Rise, Mid-Rise, 
or High Rise Intensity and outside of the Central Business District have a limitation of 125 units 
per acre; and  

WHEREAS, in exchange for a reduction in density, the City will grant a specific 
height bonus to any property owner developing in compliance with the proposed development 
standards; and  

WHEREAS, the proposed Zoning Code text amendment being submitted 
concurrently with a proposed Comprehensive Plan text amendment; and 

WHEREAS, after notice was duly published and a public notice was mailed to all 
property owners of record within a one-thousand (1,000) foot radius from the said property, a public 
hearing was held before the Planning and Zoning Board on December 8, 2021, at which hearing all 
interested parties were afforded the opportunity to be heard; and 

Attachment B



 

 

 WHEREAS, the Planning and Zoning Board was presented with text amendments 
to the Official Zoning Code, and after due consideration, recommended (approval/denial) (vote: _ 
to _) of the text amendment; and 

WHEREAS, on (month) (day), 2021 the City Commission was presented with text 
amendments to the Zoning Code, and after due consideration and discussion, (approved/denied) 
the amendment on First Reading (vote: _-_); and 

WHEREAS, after notice duly published, a public hearing for Second Reading was 
held before the City Commission at which hearing all interested parties were afforded the 
opportunity to be heard. 

 

NOW THEREFORE, BE IT ORDAINED BY THE COMMISSION OF THE CITY 
OF CORAL GABLES, FLORIDA: 

SECTION 1.   That the foregoing “WHEREAS” clauses are hereby ratified and 
confirmed as being true and correct and are hereby made a specific part of this Ordinance upon 
adoption hereof. 

SECTION 2. The Official Zoning Code of the City of Coral Gables is hereby 
amended as follows1:  

ARTICLE 2 – ZONING DISTRICTS 

Section 2-500. Planned Area Development 

*** 

5. Height Bonus to PAD minimum development standards in the Downtown Core District. In 
addition to the minimum standards set forth in this Section, any Planned Area Development 
(PAD) located in the Central Business District may obtain a building height bonus of an 
additional fifteen (15) feet with City Commission approval for a maximum of two-hundred 
and five feet and six inches (205.5) for Mixed-Use 3 (MX3) zoning, subject to the following 
standards:   

 
a. Density shall be limited to a maximum of one hundred (100) units per acre; 
b. PAD site shall be located within the Central Business District, but shall not face Miracle 

Mile, LeJeune Road, Douglas Road, Ponce de Leon Boulevard, or Alhambra Circle/Plaza;  
c. Height bonus shall enhance the aesthetics of the building and increase residential ceiling 

heights, but shall not result in additional number of stories or floor area;  
d. Building design shall be Coral Gables Mediterranean as provided for in Sections 5-201 and 

5-202, and satisfy all other provisions of this Article; and 

 
1 Deletions are indicated by strikethrough. Insertions are indicated by underline. 



 

 

e. PAD site shall provide an additional five percent (5%) ground level open space beyond the 
minimum PAD requirement, seventy-five percent (75%) of which shall be green space. 

 
 

SECTION 3.   All ordinances or parts of ordinances inconsistent or in conflict with the 
provisions of this Ordinance are hereby repealed. 

SECTION 4.   If any section, part of section, paragraph, clause, phrase or word of this 
Ordinance is declared invalid, the remaining provisions of this Ordinance shall not be affected. 

SECTION 5.  It is the intention of the Commission of the City of Coral Gables, Florida, 
that the provisions of this Ordinance shall become and be made part of the “Zoning Code” of the 
City of Coral Gables, Florida; and that the sections of this “ordinance” may be changed to 
“section”, “article”, or such other appropriate word or phrase in order to accomplish such 
intentions.  

 SECTION 6.  If the Official Zoning Code of the City of Coral Gables Tables of Contents 
or other reference portions is affected by these provisions, then changes are approved as a part of 
this Ordinance. 

SECTION 7. This Ordinance shall become effective upon the date of its adoption. 

 

PASSED AND ADOPTED THIS _______ DAY OF _____________, A.D. 2021. 

 
 
APPROVED: 
 

_________________________________ 
VINCE LAGO 
MAYOR 

ATTEST: 
 
 
 
__________________________ 
BILLY Y. URQUIA 
CITY CLERK 
 
 
      APPROVED AS TO FORM 
      AND LEGAL SUFFICIENCY: 

 
____________________________________ 



 

 

      MIRIAM SOLER RAMOS 
      CITY ATTORNEY 



C i t y  o f  C o r a l  G a b l e s
N o t i c e  o f   
P u b l i c  H e a r i n g  

A p p l i c a n t :  C i t y  o f  C o r a l  G a b l e s

A p p l i c a t i o n :  1 .  C o m p r e h e n s i v e  P l a n  T e x t  A m e n d m e n t  
2 .  Z o n i n g  C o d e  T e x t  A m e n d m e n t  

P r o p e r t y :  C e n t r a l  B u s i n e s s  D i s t r i c t  ( C B D )  

P u b l i c  H e a r i n g -  
D a t e / T i m e /  
L o c a t i o n :  

P l a n n i n g  &  Z o n i n g  B o a r d     
W e d n e s d a y ,  D e c e m b e r  8 ,  2 0 2 1 ,  s t a r t s  a t  6 : 0 0  p . m .
C i t y  C o m m i s s i o n  C h a m b e r s ,  C i t y  H a l l ,  
4 0 5  B i l t m o r e  W a y ,  C o r a l  G a b l e s ,  F l o r i d a ,  3 3 1 3 4     

PUBLIC NOTICE is hereby given that the City of Coral Gables, Florida, Planning & Zoning Board (PZB) will conduct 
a Public Hearing on Wednesday, December 8, 2021, starting at 6:00 p.m.  

At the request of the City Commission, Staff has drafted a Comprehensive Plan text amendment and a Zoning 
Code text amendment to allow an additional height bonus to a maximum of 205.5 feet and a limit of density 
to 100 units per acre for qualifying Planned Area Developments (PADs) within the Central Business District 
(CBD), bounded by Navarre (north), Douglas Road (east), Almeria (south), and Le Jeune Road (west).  

The requests require three public hearings, including review and recommendation by the Planning & Zoning 
Board, 1st and 2nd Reading before the City Commission, and the State Department of Economic Development 
(DEO).  

1. An Ordinance of the City Commission of Coral Gables, Florida granting approval of proposed amendments
to the text of the City of Coral Gables Comprehensive Plan, pursuant to expedited state review procedures
(S.163.3184, Florida Statues) and Zoning Code Article 14, “Process,” Section 14-213, “Comprehensive Plan
Text and Map Amendments;” to allow an additional height bonus for limiting density for qualifying
Planned Area Developments (PAD) within the Central Business District (CBD); providing for a repealer
provision, providing for a severability clause, and providing for an effective date.

2. An Ordinance of the City of Coral Gables, Florida, providing for text amendments to the City of Coral
Gables Official Zoning Code, Article 2, “Zoning Districts” Section 2-500 “Planned Area Development,” to
create the “Height Bonus to PAD Minimum Development Standards in the Central Business District (CBD)”
to award additional height and a limit of density for qualifying properties; providing for severability,
repealer, codification, and an effective date.

Pursuant to Resolution No. 2021-118, the City of Coral Gables has returned to traditional in-person meetings. 
Accordingly, any individual wishing to provide sworn testimony shall be present physically in the City 
Commission Chambers.  

Please forward to other interested parties. 

The meeting will also be broadcasted live for members of the public to view on the City’s website 
(www.coralgables.com/cgtv) as well as Channel 77 on Comcast.    

Sincerely, 

City of Coral Gables, Florida
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COMPREHENSIVE PLAN

TEXT AND MAP AMENDMENTS

AND

ZONING CODE

TEXT AND MAP AMENDMENTS

PLANNING & ZONING BOARD

DECEMBER 8, 2021

Height Bonus to 
PADs in the CBD

CENTRAL BUSINESS DISTRICT (CBD)

2

1

2
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BUILDING HEIGHTS

1986 Ord. No. 2632 – Mediterranean Bonus applied with 2 or 3 additional stories
2 stories bonus available for 3-story and 6-story zones
3 stories bonus available for 13-story zones 

1987 Ord. No. 2665 – Limit maximum story height to 12 feet

3

1999 Ord. No. 3375 – Increase maximum story heights to 13.5 feet

2004 Ord. No. 2004-13 – Incorporate total building heights into Zoning Code
4 stories/50’       +1 story/13.5’ (63.5’)    + 1 story/13.5’ = 6 stories/77’
6 stories/70’       +1 story/13.5’ (83.5’)    + 1 story/13.5’ = 8 stories/97’
13 stories/150’   +1 story/13.5’ (163.6’)  + 2 stories/27’ = 16 stories/190.5’

1937 Ord. No. 271 – Buildings limited to 3 stories, unless approved by the City Commission

1966 Ord. No. 1525 – Building height increased to 150 feet

1930 Ord. No. 153 – First Zoning Code adopts 4 height districts 
1st Height District: 3 stories, 
2nd Height District: Width of street, 
3rd Height District: 10 stories/100 feet, and 
4th Height District: 1.5 x width of street

2009 Ord. No. 2009-50 – Comprehensive Plan replaced stories with measurement of feet
50’ (no limitation on floors), or 77’ (w/ 2 additional floors w/ arch. incentives)
70’ (no limitation on floors), or 97’ (w/ 2 additional floors w/ arch. incentives)
150’ (no limitation on floors), or 190.5’ (w/ 3 additional floors w/ arch. incentives)

MERRICK’S 1920S VISION

1930
ZONING CODE

SINGLE-FAMILY

GENERAL DOWNTOWN

(60FT STREETS)

ALHAMBRA CIRCLE

PONCE DE LEON BLVD

(100FT STREET)

3

4
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5

1926
HEIGHT MAP

(COLORIZED

IN 1971)

MERRICK’S 1920S VISION

6

BENEFITS

• ENCOURAGES HIGH-END

CONSTRUCTION WITH

INCREASED CEILING HEIGHTS

• LESS STRAIN ON PUBLIC

INFRASTRUCTURE

• LESS REQUIRED PARKING / 
CARS

DRAWBACK

• ENCOURAGES AGGREGATION OF

MULTIPLE PROPERTIES

• DIMINISHES THE CITY’S URBAN

FABRIC OF SMALL BUILDINGS

• SIGNIFICANT BUILDING HEIGHT

ON 60-FOOT-WIDE DOWNTOWN

STREETS

HEIGHT BONUS FOR PADS WITHIN THE CBD

5
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REQUESTS

1. COMPREHENSIVE PLAN TEXT AMENDMENT

TO ALLOW A MAX BUILDING HEIGHT OF 205.5’ 

2. ZONING CODE TEXT AMENDMENT

TO ALLOW A MAX HEIGHT OF 205.5’ IN THE

PLANNED AREA DEVELOPMENT (PAD) 
REGULATIONS AND PROVIDE ADDITIONAL

DEVELOPMENT STANDARDS

8

HEIGHT BONUS DEVELOPMENT STANDARDS

HEIGHT BONUS TO 205.5’ MAX FOR PLANNED AREA DEVELOPMENT (PAD) CRITERIA: 

• MAXIMUM DENSITY OF 100 UNITS PER ACRE;

• PAD SITE LOCATED WITHIN THE CBD, BUT NOT FACING MIRACLE MILE, LE JEUNE

ROAD, DOUGLAS ROAD, PONCE DE LEON BOULEVARD, AND ALHAMBRA

CIRCLE/PLAZA;

• ENHANCE THE AESTHETICS OF THE BUILDING AND INCREASE RESIDENTIAL CEILING

HEIGHTS, AND NOT RESULT IN ADDITIONAL NUMBER OF STORIES OR FLOOR AREA;

• OBTAIN CORAL GABLES MEDITERRANEAN BONUS; AND

• PROVIDE AN ADDITIONAL 5% GROUND-LEVEL OPEN SPACE.

7

8
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REVIEW TIMELINE

1 PLANNING AND ZONING BOARD: 12.08.21

2 CITY COMMISSION – 1ST READING: TBD

3 DEPARTMENT OF ECONOMIC OPPORTUNITY (DEO)

4 CITY COMMISSION – 2ND READING: TBD

10

LETTERS TO PROPERTY OWNERS (1,000 FT)

9
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PUBLIC NOTIFICATION

1 TIME LETTERS TO PROPERTY OWNERS
PZB

1 TIME WEBSITE POSTING
PZB

1 TIME NEWSPAPER ADVERTISEMENT
PZB

COMPREHENSIVE PLAN CONSISTENCY

STAFF’S DETERMINATION IS THAT THIS APPLICATION

IS CONSISTENT WITH THE COMPREHENSIVE PLAN

GOALS, OBJECTIVES AND POLICIES.

11
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STAFF RECOMMENDATIONS

STAFF RECOMMENDATION:

STAFF RECOMMENDS APPROVAL.

THE APPLICATION COMPLIES WITH THE FINDINGS OF

FACT.

THE STANDARDS FOR APPROVAL ARE SATISFIED. 

COMPREHENSIVE PLAN

TEXT AND MAP AMENDMENTS

AND

ZONING CODE

TEXT AND MAP AMENDMENTS

PLANNING & ZONING BOARD

DECEMBER 8, 2021

Height Bonus to 
PADs in the CBD

13
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