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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 Amendment: Snapper Creek Building Site Exemption  

Public Hearing: Planning and Zoning Board 

Date & Time: August 10, 2022; 6:00 – 9:00 p.m. 

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

 
 
1. APPLICATION REQUEST 

The application requests a Zoning Code Text Amendment to exempt the Snapper Creek Lakes 
Subdivision in south Coral Gables from the Building Site Determination process of Section 14-202.6 of 
the Zoning Code, by amending the Snapper Creek Site Specifics.  
 
The request requires three public hearings, including review and recommendation by the Planning & 
Zoning Board, and 1st and 2nd Reading before the City Commission. The Ordinance under consideration is 
as follows:  
 
An Ordinance of the City Commission of Coral Gables, Florida providing for a text amendment to the City 
of Coral Gables Official Zoning Code by amending Appendix A, “Site Specific Zoning Regulations,” Section 
A-94, “Snapper Creek Lakes” to exempt platted lots within Snapper Creek Lakes from the Building Site 
Determination process, providing for severability, repealer, codification, and an effective date. 

 
2. APPLICATION SUMMARY 

The Applicant seeks to amend the Zoning Code to exclude the Snapper Creek Lakes Subdivision from the 
Building Site Determination process of Section 14-202.6 of the Zoning Code. The Snapper Creek Lakes 
Subdivision was not included in George Merrick’s original 1920’s plan for Coral Gables. The subdivision 
was annexed into the City almost 70 years later in 1996 as 124 platted lots with a minimum of 1 acre per 
lot, all single-family residential homes.  
 
The Applicant recently purchased the vacant property at 10600 Lakeside Drive, Lot 8 in the Snapper Creek 
Lakes Subdivision. When applying for a building site determination – as required to develop all vacant 
property within the City, it was denied because the property did not meet the criteria, as it was used as 
an accessory tennis court to a demolished house on the adjacent parcel. The adjacent parcel was recently 
purchased by another owner.  
 
The Coral Gables Zoning Code requires that the application of a building site determination be submitted 
prior to the issuance of any single-family or duplex building permit. The City then reviews based on the 
following criteria:  

a. Only 1 building on a building site;  
b. At least 50 feet of street frontage;  
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c. No encroachments including fences, walls and other associated improvements (excluding 
primary and accessory habitable structures) occupy the site or tie any site together;  

d. The building site created, separated or established cannot result in existing structures becoming 
non-conforming as it relates to setbacks, lot area, lot width and depth, ground coverage, etc;  

e. Unity of title or any declaration of restrictive covenant preventing the separation or 
establishment of the parcels or property;  

f. If applicable, the analysis of the permit history identifies exceptional or unusual circumstances 
unique to the property; and 

g. No structure on the proposed site is an accessory use to a structure on an adjacent parcel. 

If the City then determines that the parcel proposed for development is a lawful building site, a written 
building site determination is issued and recorded with the County.  
 
However, if the building site determination is denied, then the applicant submits for Conditional Use 
approval (Development Review Committee, Board of Architects, neighborhood meeting, Planning & 
Zoning Board, and City Commission).  
 
The proposed Zoning Code text amendment would effectively exempt the entire Snapper Creek 
neighborhood from the requirement to apply for a building site determination. There are currently 4 
exemptions:  

1. Demolition of an existing lawful building;  
2. Involuntary destruction of a building;  
3. Sale of property between 2 previously lawfully established building sites; and  
4. Involuntary destruction of a building on a nonconforming parcel to rebuild the previous structure.  

Below is a map of the affected area of Snapper Creek Lakes Subdivision:  
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The proposed text amendment would apply to all properties within Snapper Creek. Below includes all 124 platted lots 
and shows properties with multiple lots.  

Lot   Block Folio Number Address Lot Size (SF) Built  Lot  Block  Folio Number Address Lot Size (sf)  Built 
1 1 0351070040010 11055 SNAPPER CREEK RD 76,230 
2 1 0351070040015 10920 LAKESIDE DR 63,034 1989 
3 1 0351070040020 10900 LAKESIDE DR 66,573 9999 
4 1 0351070040040 10850 LAKESIDE DR 64,904 1969 
5 1 0351070040050 10800 LAKESIDE DR 64,003 1962 
6 1 0351070040060 10750 LAKESIDE DR 64,033 1962 
7 1 0351070040070 10640 LAKESIDE DR 62,726 
8 1 0351070040080 10600 LAKESIDE DR 57,499 
9 1 0351070040090 10520 LAKESIDE DR 68,825 2008 
10 1 0351070040100 5400 SNAPPER CREEK RD 60,984 1966 
11 1 0351070040110 5500 SNAPPER CREEK RD 68,825 2017 
12 1 0351070040120 10501 SNAPPER CREEK RD 62,290 1956 
13 1 0351070040130 10601 SNAPPER CREEK RD 61,855 2004 
14 1 0351070040140 10645 SNAPPER CREEK RD 82,764 2018 
15 1 0351070040150 10705 SNAPPER CREEK RD 70,132 2008 
16 1 0351070040160 10801 SNAPPER CREEK RD 55,321 1990 
17 1 0351070040170 10845 SNAPPER CREEK RD 54,450 1967 
18 1 0351070040180 10905 SNAPPER CREEK RD 55,757 1963 
1 2 0351070040190 10700 SNAPPER CREEK RD 58,370 1960 
2 2 0351070040200 10840 SNAPPER CREEK RD 52,708 1959 
3 2 0351070040210 10900 SNAPPER CREEK RD 50,965 1967 
4 2 0351070040220 10950 SNAPPER CREEK RD 50,094 1967 
5 2 0351070040230 11000 SNAPPER CREEK RD 55,321 1966 
6 2 0351070040240 11040 SNAPPER CREEK RD 52,708 1960 
7 2 0351070040250 11090 SNAPPER CREEK RD 52,708 1999 
8 2 0351070040260 11100 SNAPPER CREEK RD 52,708 1987 
9 2 0351070040270 11140 SNAPPER CREEK RD 52,708 
10 2 0351070040280 11180 SNAPPER CREEK RD 54,829 2009 
A 2 0351070040290 11190 SNAPPER CREEK RD 78,370 2016 
1 3 0351070040300 11125 SNAPPER CREEK RD 51,401 1968 
2 3 0351070040310 11050 OLD CUTLER RD 49,658 1966 
3 3 0351070040320 11000 OLD CUTLER RD 49,658 1959 
4 3 0351070040330 10950 OLD CUTLER RD 49,658 2006 
5 3 0351070040340 10900 OLD CUTLER RD 49,658 1959 
6 3 0351070040350 10840 OLD CUTLER RD 49,658 
7 3 0351070040360 10800 OLD CUTLER RD 49,658 1957 
8 3 0351070040370 10700 OLD CUTLER RD 49,658 1962 
9 3 0351070040380 10600 OLD CUTLER RD 49,658 1962 
10 3 0351070040390 10550 OLD CUTLER RD 49,658 2003 
11 3 0351070040400 5200 SNAPPER CREEK RD 49,658 1982 
12 3 0351070040410 5250 SNAPPER CREEK RD 49,658 2006 
13 3 0351070040420 10615 LAKESIDE DR 49,658 1957 
14 3 0351070040430 10645 LAKESIDE DR 49,658 1957 
15 3 0351070040440 10725 LAKESIDE DR 49,223 1970 
16 3 0351070040450 10745 LAKESIDE DR 50,094 2009 
17 3 0351070040460 10855 LAKESIDE DR 46,609 1961 
18 3 0351070040470 10915 LAKESIDE DR 46,174 1964 
19 3 0351070040480 10945 LAKESIDE DR 47,916 
20 3 0351070040490 11015 LAKESIDE DR 47,916 1956 
21 3 0351070040500 11095 LAKESIDE DR 52,708 1964 
1 4 0351070040510 5228 OAK LN 50,965 2010 
2 4 0351070040520 5230 OAK LN 48,787 
3 4 0351070040530 5252 OAK LN 48,352 1997 
4 4 0351070040540 10101 LAKESIDE DR 55,321 2015 
5 4 0351070040550 10185 LAKESIDE DR 55,321 1956 
6 4 0351070040560 10255 LAKESIDE DR 56,192 1960 
7 4 0351070040570 10325 LAKESIDE DR 56,192 2002 
8 4 0351070040580 10415 LAKESIDE DR 52,708 1957 
9 4 0351070040590 10445 LAKESIDE DR 49,658 2008 
10 4 0351070040600 5255 SNAPPER CREEK RD 47,916 2020 
11 4 0351070040610 10350 OLD CUTLER RD 43,560 2020 

12 4 0351070040620 10300 OLD CUTLER RD 45,738 1969 
13 4 0351070040630 10250 OLD CUTLER RD 46,174 1968 
14 4 0351070040640 10200 OLD CUTLER RD 64,469 1958 
1 5 0351070040650 5200 FAIRCHILD WAY 54,450 1961 
2 5 0351070040660 5250 FAIRCHILD WAY 53,579 1956 
3 5 0351070040670 5290 FAIRCHILD WAY 53,579 1965 
4 5 0351070040680 5300 FAIRCHILD WAY 51,836 1965 
5 5 0351070040690 5340 FAIRCHILD WAY 50,094 1956 
6 5 0351070040700 5400 FAIRCHILD WAY 49,223 2017 
7 5 0351070040710 5365 OAK LN 53,579 1957 
8 5 0351070040720 5335 OAK LN 50,094 1962 
9 5 0351070040730 5301 OAK LN 52,272 1956 
10 5 0351070040740 5275 OAK LN 53,579 1993 
11 5 0351070040750 5245 OAK LN 53,579 
12 5 0351070040760 5201 OAK LN 60,113 1957 
1 6 0351070040770 9999 FAIRCHILD WAY 48,352 1956 
2 6 0351070040780 9979 FAIRCHILD WAY 76,230 1980 
3 6 0351070040790 5225 FAIRCHILD WAY 51,836 2009 
4 6 0351070040800 5275 FAIRCHILD WAY 57,935 1958 
5 6 0351070040810 5295 FAIRCHILD WAY 58,370 2005 
6 6 0351070040820 5325 FAIRCHILD WAY 57,499 2003 
7 6 0351070040830 5345 FAIRCHILD WAY 57,499 1960 
8 6 0351070040840 5395 FAIRCHILD WAY 52,272 1963 
1 7 0351070040850 10100 LAKESIDE DR 65,340 1956 
2 7 0351070040860 10140 LAKESIDE DR 62,726 1958 
3,4 7 0351070040870 10250 LAKESIDE DR 115,870 2020 
5 7 0351070040890 10400 LAKESIDE DR 58,370 1965 
6,7 7 351070040910 10355 SABAL PALM AVE 135,472 2009 
8 7 0351070040920 10315 SABAL PALM AVE 69,260 2018 
9 7 0351070040930 10305 SABAL PALM AVE 64,033 1995 
10 7 0351070040940 10255 SABAL PALM AVE 61,420 1964 
11 7 0351070040950 10201 SABAL PALM AVE 63,498 1995 
12 7 0351070040960 10101 SABAL PALM AVE 73,181 2015 
1,2 8 0351070040980 10120 SABAL PALM AVE 100,000 1959 
3 8 0351070040990 10200 SABAL PALM AVE 49,658 1963 
4 8 0351070041000 10300 SABAL PALM AVE 57,499 1993 
5 8 0351070041010 10345 CORAL CREEK RD 63,598 1966 
6 8 0351070041020 5501 SNAPPER CREEK RD 56,192 2021 
7 8 0351070041030 10305 CORAL CREEK RD 57,499 2005 
8 8 0351070041040 10225 CORAL CREEK RD 49,658 1999 
9 8 0351070041050 10205 CORAL CREEK RD 49,658 2002 
10 8 0351070041060 10101 CORAL CREEK RD 47,839 
1 9 0351070041070 5401 OAK LN 66,211 1958 
2 9 0351070041080 5501 OAK LN 66,211 1966 
3 9 0351070041090 5555 OAK LN 63,598 1959 
4 9 0351070041100 5575 OAK LN 80,150 1964 
5 9 0351070041110 10100 CORAL CREEK RD 51,836 1959 
6 9 0351070041120 10200 CORAL CREEK RD 52,708 1965 
7 9 0351070041130 10220 CORAL CREEK RD 52,708 2001 
8 9 0351070041140 10300 CORAL CREEK RD 52,708 1960 
9 9 0351070041150 10350 CORAL CREEK RD 52,708 1960 
10 9 0351070041160 10400 CORAL CREEK RD 52,708 1968 
11 9 0351070041170 10500 SNAPPER CREEK RD 53,579 1971 
1 10 0351060120010 9950 SEA GRAPE CIR 51,401 1964 
2 10 0351060120020 5455 ARBOR LN 51,401 1963 
3 10 0351060120030 5505 ARBOR LN 51,401 1970 
4 10 0351060120040 5545 ARBOR LN 51,401 2008 
5 10 0351060120050 5577 ARBOR LN 49,223 1998 
6 10 0351060120060 5601 ARBOR LN 40,380 2005 
7 10 0351060120070 5635 ARBOR LN 34,199 1959 
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3. 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 08.10.22 
City Commission – 1st Reading  08.24.22 
City Commission – 2nd Reading    TBD 

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

PUBLIC NOTICE DATE 
Legal advertisement  07.29.22 
Posted agenda and Staff report on City web page/City Hall 08.05.22 

 
Public Notification and Comments 
The Applicant held the mandatory neighborhood meeting on June 28, 2022 with notification to all 
property owners within Snapper Creek Lakes Subdivision including Addition 1. A copy of the meeting 
invitation and attendance list is on file with the Planning Division.  
 
The Zoning Code requires notification be provided to all property owners within 1,000 feet of the property. 
The notification was sent on July 27, 2022. 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. There were 127 notices mailed. A copy of the legal advertisement and notice are 
provided as Attachment C.  
 
4. FINDINGS OF FACT 

The request is a Text Amendment to Appendix A, “Site Specific Zoning Regulations, Section A-94, “Snapper 
Creek Lakes.”  The proposed changes are provided in Attachment A in strikethrough / underline format.   
 
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 fulfilling the intent of the 
1996 annexation of Snapper Creek Lakes to retain the “site specific” 
regulations and allow the remaining parcels of the 124 platted lots 
at the time of annexation be developed as single-family homes.    

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

The proposed amendment does not affect any uses permitted in the 
Comprehensive Plan, as the additional platted lots would be 
developed as single-family residential as allowed in the 
Comprehensive Plan.  

c. Does not allow densities or intensities 
in excess of the densities and 
intensities which are permitted by the 

The proposed text amendment does not allow densities or 
intensities in excess of what are permitted by the future land uses. 
Even with the slight increase of homes in Snapper Creek Lakes from 
the proposed exemption, the total density is far below the 
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future land use categories of the 
affected property.  

maximum of 6 units per acre, as the average home is on 1 acre or 
more.   

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 may introduce a maximum of 3 new 
homes – including the applicant - to the area, which will not affect 
the level of service for public infrastructure. The neighborhood – 
similar to many single-family neighborhoods in the city - is currently 
on septic and maintains adequate space to continue this method of 
disposal of sanitary waste.  

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

The proposed amendment does not conflict with any objective or 
policy.   

Staff comments:   
The lot in question could not be developed as a matter-of-right because under subsection (g) of Section 
14-202.6, “No structure on the proposed site is an accessory use to a structure on an adjacent parcel.” 
The Snapper Creek Lakes Subdivision is a unique community in Coral Gables, as it was not part of George 
Merrick’s original plan for the city. The lots in Snapper Creek are very large compared to most single-
family properties in Coral Gables. When the area was annexed in 1996, all of the County’s development 
standards – including setbacks, ground coverage, heights, etc – were incorporated into the Coral Gables 
Zoning Code as Site Specifics in Section A-94. In particular, the Site Specifics states that “all existing 
building sites shall be as existing at the time Snapper Creek was annexed into the City on June 26, 1996, 
and shall be deemed in conformity with this Ordinance.” The proposed text amendment to the Zoning 
Code clarifies that all the existing platted lots in 1996 are exempt from the building site determination 
process. This clarification allows owners of lots platted in 1996 or earlier to be developed as intended 
after being annexed into Coral Gables. The lots in this area are very large and are a minimum of one acre. 
A review of this area indicates only 3 properties in this subdivision involve two platted lots – including the 
property in question - which may be impacted by this proposed amendment to the Zoning Code. This 
amendment fulfills the goals, objectives, and policies of the Comprehensive Plan that considers the right 
of a property owner to use and develop their property, subject to state law and local ordinances. The 
amendment is also consistent with the Future Land Use objective to encourage infill and redevelopment 
within existing developed areas, when processing amendments to the Zoning Code. While this ‘infill’ of 
possibly 3 single-family homes in this neighborhood is relatively small, the impact will be minimal and be 
compatible with the existing neighborhood fabric. The standards identified in Section 14-212.5 for the 
proposed Zoning text amendment are satisfied.

5. STAFF RECOMMENDATION

Based upon the complete Findings of Fact contained within this report, staff recommends Approval, with 
conditions of the following: 

An Ordinance of the City Commission of Coral Gables, Florida providing for a text amendment to the 
City of Coral Gables Official Zoning Code by amending Appendix A, “Site Specific Zoning Regulations,” 
Section A-94, “Snapper Creek Lakes” to exempt platted lots within Snapper Creek Lakes from the 
Building Site Determination process, providing for severability, repealer, codification, and an effective 
date.  
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Conditions of Approval 

In further review of the Snapper Creek Lakes Site Specifics Section A-94, Staff recommends the proposed 
text amendment to be located at the end of Subsection “B” to clarify existing building site language as 
follows: 

Section A-94 – Snapper Creek Lakes. 

*** 
B. Building sites. No new building site shall contain less than one (1) fully platted lot and have an area of

less than one (1) acre. The minimum lot width of any new building site shall be one hundred twenty-
five (125) feet. All existing building sites shall be as existing at the time Snapper Creek was annexed into
the City on June 26, 1996 and shall be deemed in conformity with this Ordinance. Platted lots as of the
date of annexation within Snapper Creek Lakes shall be exempt from the provisions of Section 14-202.6.
Each platted lot shall constitute a separate building site, provided there is no encroachment of any
structure(s) into the established setback areas or across property lines. If such encroachment(s) exist(s),
then upon removal of same, the platted lot(s) shall be deemed separate building sites.

6. ATTACHMENTS

A. Applicant’s Submittal and proposed text amendment.
B. Mailed notice and legal advertisement published.
C. Snapper Creek Lakes Subdivision Annexation map and plats.
D. Public Comments.

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 
City Planner  
City of Coral Gables, Florida  



Attachment A























Proposed Text Amendment 
 
 
M.  Exemption from Section 14-202.6 Building site determination. 
  
Platted lots as of the date of annexation within Snapper Creek Lakes shall 
be exempt from the provisions of Section 14-202.6.  Each platted lot shall 
constitute a separate building site, provided there is no encroachment of 
any structure(s) into the established setback areas or across property lines. 
 If such encroachment(s) exist(s), then upon removal of same, the platted 
lot(s) shall be deemed separate building sites. 
	





































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 :   L a u r a  R u s s o ,  E s q .  

A p p l i c a t i o n :  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 :  S n a p p e r  C r e e k  L a k e s  S u b d i v i s i o n  

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 ,  A u g u s t  1 0 ,  2 0 2 2 ,  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 will conduct 
a Public Hearing on Wednesday, August 10, 2022.  

An application has been submitted by Laura Russo, Esq. requesting for the review of a proposed Zoning 
Code Text Amendment to exempt the Snapper Creek Lakes Subdivision from the Building Site 
Determination process of Section 12-202.6. The proposed text amendment will allow each platted lot in 
the subdivision to be a separate building site, including the properties at 10600 and 10640 Lakeside Drive. 

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. The following will be considered:  

An Ordinance of the City Commission of Coral Gables, Florida providing for a text amendment to the 
City of Coral Gables Official Zoning Code by amending Article 14, “Process,” Section 14-202.6, “Building 
Site Determination” to exempt platted lots within Snapper Creek Lakes from the Building Site 
Determination process, providing for severability, repealer, codification, and an effective date.  

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

The meeting will also be via Zoom at www.zoom.us/j/83788709513. A dedicated phone line will also be 
available by dialing: (305) 461-6769, Meeting ID: 837 8870 9513. 

The public may also comment on an item on the agenda by sending an email to planning@coralgables.com  
prior to the meeting.    

Sincerely, 

City of Coral Gables, Florida

Attachment B
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Garcia, Jennifer

From: G. ED, II Williamson <ewill@wagmiami.com>
Sent: Wednesday, August 3, 2022 9:26 AM
To: Garcia, Jennifer
Cc: laura@laurarussolaw.com
Subject: Snapper Creek Lakes Text Amendment

CAUTION: External email. Do not click links or open attachments unless you recognize the sender and know the

content is safe. 

My wife, Carol, and I live at and own the home at 5501 Oak Lane in Snapper Creek Lakes in Coral Gables and have for 44 
years. We have read the proposed text amendment and have no objection to the proposed amendment.  
Thank You, 
Carol and George. 

G. Ed Williamson,II
Chairman and CEO

 WILLIAMSON AUTOMOTIVE GROUP 
 7815 S.W. 104 Street  
 Miami,FL 33156  
(O) 305‐670‐7101
(F) 305‐670‐7329
(C)305‐794‐9599
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This message contains confidential information and is intended only for the individual named. If you are not the named addressee, you should not disseminate, 
distribute or copy this email. Please notify the sender immediately by email if you have received this email by mistake and delete this email from your system. Email 
transmission cannot be guaranteed to be secure or error-free, as information could be intercepted, corrupted, lost, destroyed, arrive late or incomplete, or contain 
viruses. The sender, therefore, does not accept liability for any errors or omissions in the contents of this message, which arise as a result of email transmission. If 
verification is required, please request a hard-copy version. It may also be privileged or otherwise protected by work-product immunity or other legal rules. Please note 
that any views or opinions presented in this email are solely those of the author and do not necessarily represent those of the organization.
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