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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:  
PAD Number of Stories and Height Bonus   
 

Public Hearing: Planning and Zoning Board / Local Planning Agency 

Date & Time: March 1, 2022; 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 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 provide that the maximum number of 
floors in the Comprehensive Plan shall not apply to any Planned Area Development (PAD) upon 
City Commission approval, and to allow an additional height bonus in return for limiting density 
for qualifying PADs within the Central Business District (CBD); providing for a severability clause, 
repealer provision, and providing for an effective date. 
 

2. An Ordinance of the City Commission providing for text amendments to the City of Coral Gables 
Official Zoning Code, Article 2, “Zoning Districts” Section 2-500 “Planned Area Development,” 
(PAD) to provide that upon City Commission approval, the maximum number of stories in any 
PAD shall not apply; and to create a “Height Bonus to PAD Minimum Development Standards in 
the Central Business District (CBD)” providing additional height with a limit of density for 
qualifying properties upon City Commission approval; providing for severability clause, repealer 
provision, codification, and providing for 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 when the density is 
limited to 100 units per acre for qualifying Planned Area Developments (PAD) within the Central Business 
District (CBD) and to have no limit of the number of stories for any PAD, which would apply to all PADs 
citywide.  
 
At the last Planning & Zoning Board meeting of February 9, 2022, the Board had a tied vote (2-2). Therefore, 
the Board had no recommendation. Per the Florida State Statutes Chapter 163, the Local Planning Agency 
(LPA) – which is the Planning & Zoning Board in the City of Coral Gables – is required to make 
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recommendations for any proposed Comprehensive Plan amendment to the governing body (City 
Commission). Therefore, the proposed text amendments are returning to the Planning & Zoning Board agenda 
to receive a recommendation before Staff can transmit to the Florida State Department of Economic 
Opportunity (DEO).  
 
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.  
 
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.  

Building height and the number of stories within that building are different standards. Both have been applied 
in the Zoning Code in different ways. 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.  
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Below summarizes the proposed changes to the Comprehensive Plan and Zoning Code, applicable only to the 
PAD standards:  
 

Zoning District 
(where PADs 
are permitted) 

Current 
Building Height 

Proposed 
Building Height 

Current 
Number of Stories 

Proposed 
Number 
of Stories 

MF1 30’ No change 2 No limit 

MF2 83.5’ w/ Med Bonus 1 
97’ w/ Med Bonus 2 No change 7 w/ Med Bonus 1 

8 w/ Med Bonus 2 No limit 

MF4 163.5’ w/ Med Bonus 1 
190.5’ w/ Med Bonus 2 No change 14 w/ Med Bonus 1 

16 w/ Med Bonus 2 No limit 

MX1 63.5’ w/ Med Bonus 1 
77’ w/ Med Bonus 2 No change 5 w/ Med Bonus 1 

6 w/ Med Bonus 2 No limit 

MX2 83.5’ w/ Med Bonus 1 
97’ w/ Med Bonus 2 No change 7 w/ Med Bonus 1 

8 w/ Med Bonus 2 No limit 

MX3 163.5’ w/ Med Bonus 1 
190.5’ w/ Med Bonus 2 205.5’ w/ Med Bonus 2 14 w/ Med Bonus 1 

16 w/ Med Bonus 2 No limit 

 
 
Planning & Zoning Board Meeting 
 
At the December 8, 2021, Planning & Zoning Board meeting, the Board expressed concern for incentivizing 
less residential units in the downtown area. The concern stemmed from multiple master plans that 
recommend more downtown residential units to patronize local businesses, including the Downtown Coral 
Gables Retail Strategy. The Board discussed it may be more beneficial to the community to incentivize better 
quality design at the ground level to potentially benefit the public realm, as well as incentivizing more 
affordable residential units with smaller units or contributing to a dedicated fund.  
 
Below are some ideas or concepts to be discussed further by the Planning & Zoning Board that may improve 
the quality of the ground floor of a mixed-use building:  
 

1. Retail depth: 40 feet min  
2. Arcade depth: 12 feet min  
3. Public realm: 10’ to 12’ min for walk zone and planting/amenity curb zone  
4. Setback: 10 feet 
5. Parking garages, porte-cocheres, and other vehicle uses shall be accessed from an alley or a rear 

shared drive. 
6. Ensure the first 3 stories are human-scaled and pedestrian friendly, by including ground floor retail, 

residential units facing the street, articulated elevation, pedestrian uses, etc.  
7. Awning or canopy at building entries and retail, with balconies along street edge 
8. Distinguish storefront design from upper floors and from adjacent spaces  

 
As requested by the City Commission, the proposed Comprehensive Plan and Zoning Code text amendments 
were scheduled and approved at the January 11, 2022, City Commission meeting for First Reading.  
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The January Planning & Zoning Board meeting was cancelled due to lack of quorum. At the February 9, 2022, 
Planning & Zoning Board meeting, the Board had a tied vote (2-2), and therefore had no recommendation. 
However, the Florida State Statutes Chapter 163 requires the Local Planning Agency (LPA) – which is the 
Planning & Zoning Board in the City of Coral Gables – to make recommendations for any proposed 
Comprehensive Plan amendment to the governing body (City Commission). Therefore, the proposed text 
amendments will need to receive a recommendation before Staff can transmit it to the Florida State 
Department of Economic Opportunity (DEO). 
 
 
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.  

 

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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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 provides an option that if a 
qualifying property limits the density to 100 units per acre 
where the Central Business District (CBD) currently has no 
limitation. This option available to qualifying properties will 
not cause a decline in the public infrastructure.  

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 
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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 (December PZB) 11.22.21 
Legal advertisement for PZB meeting (December PZB) 11.24.21 
Posted agenda on City Hall (December PZB) 11.24.21 
Posted Staff report on City web page (December PZB) 12.03.21 
Mailed notice within 1,000 feet of Central Business District (January PZB and Commission) 12.27.21 
Legal advertisement for PZB meeting (January PZB) 12.29.21 
Posted agenda on City Hall (January PZB) 12.29.21 
Legal advertisement for First Reading 12.29.21 
Posted Commission agenda on City website 01.04.22 
Posted Staff report on City web page (January PZB) 01.07.22 
Legal advertisement for PZB meeting (February PZB) 01.28.22 
Posted agenda on City Hall (February PZB) 02.04.22 
Mailed notice within 1,000 feet of Central Business District (March PZB) 02.16.22 
Legal advertisement for PZB meeting (March PZB) 02.18.22 
Posted agenda on City Hall (March PZB) 02.25.22 
Posted Staff report on City web page (March PZB) 02.25.22 

 
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 STATUTES) AND ZONING CODE ARTICLE 14, 
“PROCESS,” SECTION 14-213, “COMPREHENSIVE PLAN 
TEXT AND MAP AMENDMENTS;” TO PROVIDE THAT THE 
MAXIMUM NUMBER OF FLOORS IN THE COMPREHENSIVE 
PLAN SHALL NOT APPLY TO ANY PLANNED AREA 
DEVELOPMENT (PAD) UPON CITY COMMISSION 
APPROVAL, AND TO ALLOW AN ADDITIONAL HEIGHT 
BONUS IN RETURN FOR LIMITING DENSITY FOR 
QUALIFYING PADS WITHIN THE CENTRAL BUSINESS 
DISTRICT (CBD); PROVIDING FOR A REPEALER PROVISION, 
PROVIDING FOR A SEVERABILITY CLAUSE, AND 
PROVIDING FOR AN EFFECTIVE DATE.  

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 
City Clerk’s office and available on the City’s Web page at www.coralgables.com for easy 

Attachment A

http://www.coralgables.com/
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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) deferred the 
proposed text amendments to the January 12, 2022 Planning and Zoning Board meeting; 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 City Commission held a public hearing on January 11, 2022 at 
which hearing all interested persons were afforded an opportunity to be heard, and the item was 
_______ on first reading (vote:   ); 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 
January 12, 2022, 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, 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 



 Page 3 of 6 - Ordinance No.   

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 

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. 2022. 
 

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”  
 

*** 
Goa l FLU-1.  Prote c t, s tre ng the n , a nd  e nha nc e  the  City of Cora l Ga b le s  a s  a  vib ra nt 
c ommunity e ns ur ing  tha t its  ne ig hb orhood s , bus ine s s  op portunitie s , s hop p ing , 
e mp loyme nt c e nte rs , c u ltura l a c tivitie s , h is tor ic  va lue , de s ira b le  hous ing , op e n  s p a c e s , 
a nd  na tura l re s ourc e s  ma ke  the  City a  ve ry de s ira b le  p la c e  to  work, live  a nd  p la y. 
 

Ob je c tive  FLU-1.1. Pre s e rve  Cora l Ga b le s  a s  a  “p la c e ma ke r” whe re  the  ba la nc e  of 
e xis ting  a nd  fu ture  us e s  is  ma in ta ine d  to a c hie ve  a  h ig h  qua lity living  e nvironme nt by 
e nc oura g ing  c ompa tib le  la nd  us e s , re s tor ing  a nd  p ro te c ting  the  na tura l e nvironme nt, 
a nd  p rovid ing  fa c ilitie s  a nd  s e rvic e s  whic h me e t or  e xc e e d  the  minimum Le ve l of 
Se rvic e  (LOS) s ta nd a rd s  a nd  me e t the  s oc ia l a nd  e c onomic  ne e d s  of the  c ommunity 
through the  Comp re he ns ive  Pla n  a nd  Future  La nd  Us e  Cla s s ific a tions  a nd  Ma p  (s e e  
FLU-1: Future  La nd  Us e  Ma p). 

 
Polic y FLU-1.1.1.  The  City’s  Future  La nd  Us e  Cla s s ific a tions  a nd  Ma p  s ha ll de s c r ibe , 
a s s ign , a nd  de p ic t the  future  la nd  us e s  found  to  b e  in  the  pub lic  inte re s t a nd  to  be  the  
b a s is  for  re gula tions , p rog ra ms , a c tions  a nd  ru le s  of the  City a nd  othe r  a ffe c te d  
a ge nc ie s .   
 
Polic y FLU-1.1.2 Re s id e ntia l la nd  us e  c la s s ific a tions  a re  a s  fo llows  (La nd  us e  
d e s c r ip tions  p rovide d  he re in  a re  ge ne ra l d e s c r ip tions , re fe r  to  und e r lying /a s s igne d  
Zoning  Cla s s ific a tion  for  the  lis t of pe rmitte d  us e s ): 

 
Ta b le  FLU-1.  Re s id e ntia l La nd  Us e s . 

Cla s s ific a tion De s c r ip tion De ns ity / Inte ns ity He ig ht 
S ing le -Fa mily 
Low De ns ity. 

S ing le -fa mily d e ta c he d  
home s .  

Ma ximum 6 units /a c re . Pe r  the  Zoning  Cod e . 

S ing le -Fa mily 
Hig h De ns ity. 

S ing le -fa mily d e ta c he d  
a nd  a tta c he d  home s , 
inc lud ing  townhous e s . 

Ma ximum 9 units /a c re . Pe r  the  Zoning  Cod e . 

Multi-Fa mily 
Dup le x 
De ns ity. 

Dup le x home s , 
inc lud ing  townhous e s . 

Ma ximum 9 units /a c re . Pe r  the  Zoning  Cod e . 
 

Multi-Fa mily 
Low De ns ity. 

Multi-fa mily re s id e ntia l 
of low he ig ht a nd  
d e ns ity. 

Ma ximum 20 units /a c re , 
or  25 units /a c re  with 
a rc hite c tura l inc e ntive s  
p e r  the  Zoning  Cod e . 

Up  to  50’ ma ximum (no limita tion on floors ), or  up  
to  77’ ma ximum (with a  ma ximum of 2  a d d itiona l 
floors ) with a rc hite c tura l inc e ntive s  pe r  the  
Zoning  Cod e . 
 

Multi-Fa mily 
Me d ium 
De ns ity. 

Multi-fa mily re s id e ntia l 
of me d ium he ig ht a nd  
d e ns ity. 

Ma ximum 40 units /a c re , 
or  50 units /a c re  with 
a rc hite c tura l inc e ntive s  
p e r  the  Zoning  Cod e . 
 
If d e ve lop e d  p urs ua nt to  
Re s id e ntia l Infill 
Re g ula tions  (b ound e d  
b y: Doug la s  Rd , 
Le J e une  Rd , SW 8 th St & 
Na va rre  Ave ):  
Ma ximum 75 units /a c re , 
or  100 units /a c re  with 
a rc hite c tura l inc e ntive s  
p e r  the  Zoning  Cod e .  

Up  to  70’ ma ximum (no limita tion on floors ), or  up  
to  97’ ma ximum (with a  ma ximum 2 a d d itiona l 
floors ) with a rc hite c tura l inc e ntive s  pe r  the  
Zoning  Cod e . 
 
If d e ve lop e d  p urs ua nt to  Re s id e ntia l Infill 
Re g ula tions  (b ound e d  by: Doug la s  Rd , Le J e une  
Rd , SW 8th S t & Na va rre  Ave ): Up  to  100’ 
ma ximum with a rc hite c tura l inc e ntive s  p e r the  
Zoning  Cod e .  
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Multi-Fa mily 
Hig h De ns ity. 

Multi-fa mily re s id e ntia l 
of hig h he ig ht a nd  
d e ns ity. 

Ma ximum 60 units /a c re , 
or  75 units /a c re  with 
a rc hite c tura l inc e ntive s  
p e r  the  Zoning  Cod e . 

Up  to  150’ ma ximum (no limita tion on floors ), or  
190.5’ ma ximum (with a  ma ximum 3 a d d itiona l 
floors ) with a rc hite c tura l inc e ntive s  pe r  the  
Zoning  Cod e . 
 

 
Polic y FLU-1.1.3.  Comme rc ia l la nd  us e  c la s s ific a tions  a re  a s  fo llows  (La nd  us e  
d e s c r ip tions  p rovide d  he re in  a re  ge ne ra l d e s c r ip tions , re fe r  to  und e r lying /a s s igne d  
Zoning  Cla s s ific a tion  for  the  lis t of pe rmitte d  us e s ): 

 
Ta b le  FLU-2.  Comme rc ia l La nd  Us e s . 

Cla s s ific a tion De s c r ip tion De ns ity / Inte ns ity He ig ht 
Comme rc ia l 
Low-Ris e  
Inte ns ity. 

This  c a te g ory is  
or ie nte d  to  low 
inte ns ity pe d e s tr ia n 
a nd  ne ig hb orhood  
c omme rc ia l us e s , 
inc lud ing  re s id e ntia l, 
re ta il, s e rvic e s , offic e , 
a nd  mixe d  us e . 

Ma ximum F.A.R. of 3 .0 , or  3.5  with a rc hite c tura l 
inc e ntive s .  Up  to  a n a d d itiona l 25% F.A.R. ma y 
b e  g ra nte d  for p rop e rtie s  qua lifying  a s  re c e iving  
s ite s  for  Tra ns fe r  of De ve lop me nt Rig hts  (TDRs ). 
 
Re s id e ntia l us e  s ha ll only be  p e rmitte d  a s  p a rt of 
a  mixe d -us e  de ve lop me nt a s  p rovid e d  he re in 
with ma ximum of 125 units /a c re . De ns ity s ha ll b e  
unlimite d  for  p rop e rtie s  within the  Ce ntra l 
Bus ine s s  Dis tr ic t (CBD) a nd  the  De s ig n & 
Innova tion Dis tr ic t. 
 
Within a  Me d ite r ra ne a n Villa g e  d e ve lop me nt: 

1 . re s id e ntia l us e  s ha ll b e  p e rmitte d , a nd   
2 . the  inte ns ity of the  p roje c t s ha ll b e  

re g ula te d  b y a  ma ximum F.A.R. of four  
(4 .0), a nd  s ha ll b e  c ontrolle d  b y a n 
a p p rove d  Me d ite rra ne a n Villa g e  PAD 
Pla n 

Up  to  50’ ma ximum (no 
limita tion on floors ), or  
up  to  77’ ma ximum (with 
a  ma ximum of 2  
a d d itiona l floors ) with 
a rc hite c tura l inc e ntive s  
p e r  the  Zoning  Cod e . 
 
If d e ve lop e d  p urs ua nt to  
De s ig n & Innova tion 
Dis tr ic t re g ula tions : Up  
to  120’ ma ximum 
(limita tion of 10 floors ) 
with a rc hite c tura l 
inc e ntive s  p e r  the  Zoning  
Cod e . 

Comme rc ia l 
Mid -Ris e  
Inte ns ity. 

This  c a te g ory is  
or ie nte d  to  me d ium 
inte ns ity pe d e s tr ia n 
a nd  ne ig hb orhood  
c omme rc ia l us e s , 
inc lud ing  re s id e ntia l, 
re ta il, s e rvic e s , 
offic e , a nd  mixe d  us e .  

Ma ximum F.A.R. of 3 .0 , or  3.5  with a rc hite c tura l 
inc e ntive s .  Up  to  a n a d d itiona l 25% F.A.R. ma y 
b e  g ra nte d  for p rop e rtie s  qua lifying  a s  re c e iving  
s ite s  for  Tra ns fe r  of De ve lop me nt Rig hts  (TDRs ). 
 
Re s id e ntia l us e  s ha ll only be  p e rmitte d  a s  p a rt of 
a  mixe d -us e  de ve lop me nt a s  p rovid e d  he re in 
with ma ximum of 125 units /a c re . De ns ity s ha ll b e  
unlimite d  for  p rop e rtie s  within the  Ce ntra l 
Bus ine s s  Dis tr ic t (CBD) a nd  the  De s ig n & 
Innova tion Dis tr ic t. 
 
Within a  Me d ite r ra ne a n Villa g e  d e ve lop me nt: 

1 . re s id e ntia l us e  s ha ll b e  p e rmitte d , a nd   
2 . the  inte ns ity of the  p roje c t s ha ll b e  

re g ula te d  b y a  ma ximum F.A.R. of four  
(4 .0), a nd  s ha ll b e  c ontrolle d  b y a n 
a p p rove d  Me d ite rra ne a n Villa g e  PAD 
Pla n 

Up  to  70’ ma ximum (no 
limita tion on floors ), or  
up  to  97’ ma ximum (with 
a  ma ximum 2 a d d itiona l 
floors ) with a rc hite c tura l 
inc e ntive s  p e r  the  Zoning  
Cod e . 
 
If d e ve lop e d  p urs ua nt to  
De s ig n & Innova tion 
Dis tr ic t re g ula tions : Up  
to  120’ ma ximum 
(limita tion of 10 floors ) 
with a rc hite c tura l 
inc e ntive s  p e r  the  Zoning  
Cod e . 

Comme rc ia l 
Hig h-Ris e  
Inte ns ity. 

This  c a te g ory is  
or ie nte d  to  the  
hig he s t inte ns ity 
c omme rc ia l us e s , 
inc lud ing  re s id e ntia l, 
re ta il, s e rvic e s , 
offic e , a nd  mixe d  us e .  

Ma ximum F.A.R. of 3 .0 , or  3.5  with a rc hite c tura l 
inc e ntive s .  Up  to  a n a d d itiona l 25% F.A.R. ma y 
b e  g ra nte d  for p rop e rtie s  qua lifying  a s  re c e iving  
s ite s  for  Tra ns fe r  of De ve lop me nt Rig hts  (TDRs ). 
 
Re s id e ntia l us e  s ha ll only be  p e rmitte d  a s  p a rt of 
a  mixe d -us e  de ve lop me nt a s  p rovid e d  he re in 
with ma ximum of 125 units /a c re . De ns ity s ha ll b e  
unlimite d  for  p rop e rtie s  within the  Ce ntra l 
Bus ine s s  Dis tr ic t (CBD) a nd  the  De s ig n & 
Innova tion Dis tr ic t.  
 

Up  to  150’ ma ximum (no 
limita tion on floors ), or  
190.5’ ma ximum (with a  
ma ximum 3 a d d itiona l 
floors ) with a rc hite c tura l 
inc e ntive s  p e r  the  Zoning  
Cod e . 
 
If d e ve lop e d  p urs ua nt to  
a n a p p rove d  PAD,  
within the  Ce ntra l 
Bus ine s s  Dis tr ic t (CBD) 
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Within a  Me d ite r ra ne a n Villa g e  d e ve lop me nt: 
1 . re s id e ntia l us e  s ha ll b e  p e rmitte d , a nd   
2 . the  inte ns ity of the  p roje c t s ha ll b e  

re g ula te d  b y a  ma ximum Floor  Are a  
Ra tio  (“F.A.R.”) of four  (4.0), a nd  s ha ll b e  
c ontrolle d  b y a n a p p rove d  
Me d ite r ra ne a n Villa g e  P la nne d  Are a  
De ve lop me nt (“PAD”) P la n, a nd  

3. a d d itiona l he ig ht ma y be  g ra nte d  for  
s p e c ifie d  us e s  or  p rovid e  a rc hite c tura l 
e mb e llis hme nt 

a nd  limiting  d e ns ity to  
100 units /a c re : Up  to  
205.5’ ma ximum with 
a rc hite c tura l inc e ntive s  
p e r  the  Zoning  Cod e .  

 
*** 
 

Polic y FLU-1.1.11.  Imp le me nt Pla nne d  Are a  De ve lop me nt (PAD) s ta nda rds  to 
e nc oura ge  q ua lity de ve lop me nt, pub lic  b e ne fits  a nd  p romote  c omp a tib ility with  the  
a rc hite c ture  a nd  urba n  d e s ig n  c ha ra c te r  of s urround ing  a re a s . The  City Commis s ion 
ma y a llow fle xib ility with c e r ta in d e ve lop me nt s ta nd a rd s  of the  zoning  c od e , s uc h a s  
the  ma ximum numb e r of floors , s e tb a c ks  or  s te p ba c ks , d ur ing  the  p roc e s s  of re vie w 
a nd  a p p rova l of a  PAD.  Ma ximum he ig ht, d e ns ity, a nd  inte ns ity of a  PAD s ha ll b e  
c ons is te nt with  the  Comp re he ns ive  Pla n.  

 
*** 



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,” (PAD) TO PROVIDE 
THAT UPON CITY COMMISSION APPROVAL, THE 
MAXIMUM NUMBER OF STORIES IN ANY PAD SHALL NOT 
APPLY; AND TO CREATE A “HEIGHT BONUS TO PAD 
MINIMUM DEVELOPMENT STANDARDS IN THE CENTRAL 
BUSINESS DISTRICT (CBD)” PROVIDING ADDITIONAL 
HEIGHT WITH A LIMIT OF DENSITY FOR QUALIFYING 
PROPERTIES UPON CITY COMMISSION APPROVAL; 
PROVIDING FOR SEVERABILITY, REPEALER, 
CODIFICATION, AND AN EFFECTIVE DATE.  

WHEREAS, at the request of the City Commission, Staff has drafted a Zoning 
Code text amendment to not limit the maximum number of stories in a Planned Area Development 
(PAD); 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 
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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 

 WHEREAS, the Planning and Zoning Board was presented with text amendments 
to the Official Zoning Code, and after due consideration, deferred the proposed text amendment 
(vote: 7 to 0) to the January 12, 2022, meeting; 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 City Commission on January 11, 2022, at which hearing all interested 
parties were afforded the opportunity to be heard; and 

WHEREAS, on January 11, 2022 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 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 January 12, 2022, at which hearing all 
interested parties were afforded the opportunity to be heard; and 

 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 proposed text amendment; 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:  

 

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



 

ARTICLE 2 – ZONING DISTRICTS 

Section 2-500. Planned Area Development 

*** 

B. Standards and criteria. 

*** 

3. Minimum development standards.  

*** 

g. Height of buildings. The maximum height of any building in a PAD shall conform to the 
provisions of the underlying zoning district or the district overlay, where applicable. The City 
Commission may approve additional number of stories beyond that which is provided in the 
underlying zoning district or with the use of Coral Gables Mediterranean development bonuses 
when found to be compatible with the existing development standards in proximity to the PAD.  
The maximum building height shall be consistent with the Comprehensive Plan.  

*** 

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. 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 
d. 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. 2022. 

 
 
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 s -  
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   
T u e s d a y ,  M a r c h  1 ,  2 0 2 2 ,  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  
e - c o m m e n t s :  w w w . C o r a l G a b l e s . G r a n i c u s I d e a s . c o m / m e e t i n g s  
 

PUBLIC NOTICE is hereby given that the City of Coral Gables, Florida, Planning & Zoning Board (PZB) will conduct a 
Public Hearing on Tuesday, March 1, 2022, 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).  

Additionally, the text amendments provide that the maximum number of stories in the Comprehensive Plan or 
Zoning Code shall not apply to any PAD upon City Commission approval, which would apply to all PADs citywide.  

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 Statutes) and Zoning Code Article 14, “Process,” Section 14-213, “Comprehensive Plan Text and Map
Amendments;” to provide that the maximum number of floors in the Comprehensive Plan shall not apply to any
Planned Area Development (PAD) upon City Commission approval, and to allow an additional height bonus in return
for limiting density for qualifying PADs 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,” (PAD) to provide that upon
City Commission approval, the maximum number of stories in any PAD shall not apply; and to create a “Height
Bonus to PAD Minimum Development Standards in the Central Business District (CBD)” providing additional height
with a limit of density for qualifying properties upon City Commission approval; providing for severability, repealer,
codification, and an effective date.

Pursuant to Resolution 2021-118, the City has returned to traditional in-person meetings. Accordingly, any 
individual wishing to provide sworn testimony shall be present physically in the City Commission Chambers.  

Additional information may be found at www.coralgables.com/pzb. Please forward to other interested parties. 

The meeting will also be broadcasted live on the City’s website (www.coralgables.com/cgtv) as well as via Zoom at 
www.zoom.us/j/83788709513.  

Sincerely, 

City of Coral Gables, Florida 
planning@coralgables.com 
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