
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:       EAR Comprehensive Plan Text Amendment – Coastal Management Element 

Public Hearing: Planning and Zoning Board / Local Planning Agency 

Date & Time: December 13, 2017; 6:00 – 9:00 p.m. 

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

1. APPLICATION REQUEST

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

An Ordinance of the City Commission of Coral Gables, Florida requesting an amendment to the 
text of the City of Coral Gables Comprehensive Plan, to include a Coastal Management Element, 
pursuant to expedited state review procedures (S.163.3184, Florida Statues) and Zoning Code 
Article 3, “Development Review,” Division 15, “Comprehensive Plan Text and Map Amendments;” 
to include Objectives and Policies to protect coastal areas of the city; providing for a repealer 
provision, providing for a severability clause, and providing for an effective date. 

The proposed amendments are required by the Evaluation and Appraisal Report (EAR) process of the 
Comprehensive Plan, established by state law. The EAR process updates local comprehensive plans, as 
required by new state legislation. Staff has determined that Comprehensive Plan text amendments are 
necessary to comply with recent changes on Chapter 163, Florida Statues. In these text amendments, Staff is 
addressing the “Peril of Flood” requirements, as outlined in 163.3178(2)(f): 

A redevelopment component that outlines the principles that must be used to eliminate inappropriate and 
unsafe development in the coastal areas when opportunities arise. The component must: 

1. Include development and redevelopment principles, strategies, and engineering solutions that reduce 
the flood risk in coastal areas which results from high-tide events, storm surge, flash floods, stormwater 
runoff, and the related impacts of sea-level rise. 

2. Encourage the use of best practices development and redevelopment principles, strategies, and
engineering solutions that will result in the removal of coastal real property from flood zone designations 
established by the Federal Emergency Management Agency. 

3. Identify site development techniques and best practices that may reduce losses due to flooding and
claims made under flood insurance policies issued in this state. 

4. Be consistent with, or more stringent than, the flood-resistant construction requirements in the Florida
Building Code and applicable flood plain management regulations set forth in 44 C.F.R. part 60. 

5. Require that any construction activities seaward of the coastal construction control lines established
pursuant to s. 161.053 be consistent with chapter 161. 

Ci ty o f  Co ra l  Gab les  Plan ni n g  an d  Z oni n g  Di vis i on        Pa ge  1 

Exhibit C

http://www.leg.state.fl.us/statutes/index.cfm?App_mode=Display_Statute&Search_String=&URL=0100-0199/0161/Sections/0161.053.html


S ta f f  R e p o rt a n d  R e co m m e n d atio n                                         
Co m p re h ens i ve  Pla n  Te xt Am e nd me n t – Co as ta l  Mana ge me n t El em en t D e ce m b e r 13, 2017 
 

6. Encourage local governments to participate in the National Flood Insurance Program Community 
Rating System administered by the Federal Emergency Management Agency to achieve flood insurance 
premium discounts for their residents. 
 
 
2. PROPOSED ZONING CODE TEXT AMENDMENT 

On November 8, 2017, the Planning & Zoning Board discussed a draft of the proposed Comprehensive Plan 
text amendment. The proposed amendment was presented to the City Commission on November 14, 2017; 
and unanimously approved on First Reading to transmit the proposed amendment to the Department of 
Economic Opportunity (DEO). Staff has incorporated comments, specifically as it relates to sea level rise, from 
various City departments; local experts; and the State. The revised proposed Comprehensive Plan text 
amendment is provided as Attachment A. 
 
 

3. FINDINGS OF FACT 

Zoning Code Section 3-1506 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. 
 

Yes.  The proposed text amendment advances multiple objectives and 
policies of the Comprehensive Land Use Plan with the promotion of 
environmental protection and sustainability.  

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

Yes.  The proposed text amendment is internally consistent with the 
Comprehensive Land Use Plan with the promotion of environmental 
protection and sustainability. 

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

The proposed text amendment provides principles that serve to reduce 
unsustainable development in the coastal areas.  
 

4. Its effect on environmental 
resources. 
 

The proposed text amendment will have a positive 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 will limit unsustainable development in 
the coastal areas and environmentally sensitive areas of the city, and 
therefore encourage development closer to downtown and denser areas 
of the city.   
 

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

This Comprehensive Plan Text Amendment is a requirement set forth by 
the state to manage development along the coastline and other flood 
hazard areas of the city. This amendment preserves and maintains the 
scenic vistas as embodied in the original city plan.  

 
The standards identified in Section 3-1506 for the proposed Comprehensive Plan Text Amendment are 
satisfied.   
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BOUNDARIES OF COASTAL AREAS

SUNSET DRIVE

6

BOUNDARIES OF COASTAL AREAS
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PUBLIC ACCESS IN THE COASTAL AREAS
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HISTORIC AND EXISTING LAND USES
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FUTURE LAND USE
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ZONING MAP
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100-YEAR FLOOD PLAN
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STORM TIDES DIAGRAM
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STORM SURGE ZONES
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VISION STATEMENT:

PROVIDE PRINCIPLES THAT SUPPORT

THE HIGHEST QUALITY OF LIFE AND

PROMOTE SUSTAINABLE COASTAL

AREAS.

PROPOSED COASTAL MANAGEMENT
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PROPOSED COASTAL MANAGEMENT

GOAL CMT-1. MAINTAIN, PROTECT, AND ENHANCE THE QUALITY

OF LIFE AND APPEARANCE OF CORAL GABLES’ COASTAL ZONE

INCLUDING THE PRESERVATION OF NATURAL RESOURCES, 
RESTORATION OF VALUABLE NATURAL RESOURCES, AND

ENHANCEMENT OF THE BUILT ENVIRONMENT. 

OBJECTIVE CMT-1.1. PRESERVE AND RESTORE EXISTING

NATURAL SYSTEMS INCLUDING WETLANDS AND MANGROVE

SYSTEMS WITHIN MATHESON HAMMOCK PARK AND THOSE

PORTIONS OF BISCAYNE BAY THAT LIE WITHIN THE CITY'S
BOUNDARIES.
OBJECTIVE CMT-1.2. CONTINUE ENFORCEMENT OF THE

FLORIDA BUILDING CODE, WHICH ESTABLISHES CONSTRUCTION

STANDARDS THAT MINIMIZE THE IMMEDIATE AND LONG TERM

IMPACTS OF BUILDINGS AND STRUCTURES ON COASTAL AREAS, 
INCLUDING THE PROJECTED IMPACTS OF SEA LEVEL RISE. 

PROPOSED COASTAL MANAGEMENT

OBJECTIVE CMT-1.3. SUPPORT BOARD OF ARCHITECTS REVIEW

PROCESS TO MAINTAIN THE AESTHETIC QUALITY AND

COMPATIBILITY OF BUILDINGS AND STRUCTURES IN COASTAL AREAS.

OBJECTIVE CMT-1.4. ENSURE THAT LAND DEVELOPMENT

REGULATIONS AND POLICIES FOR THE COASTAL ZONE ARE

CONSISTENT WITH THE CITY’S ABILITY TO PROVIDE THE

CAPITAL FACILITIES REQUIRED TO MAINTAIN ADOPTED LOS 
STANDARDS AND THOSE NEEDED TO MAINTAIN OR ENHANCE

THE QUALITY OF LIFE WITHIN THE COASTAL ZONE OF THE

CITY. 
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PROPOSED COASTAL MANAGEMENT

GOAL CMT-2. PROMOTE BEST PRACTICES AND PROCEDURES TO

MINIMIZE PERIL OF FLOOD. 

OBJECTIVE CMT-2.1. REDUCE NATURAL HAZARD

IMPACTS THROUGH COMPLIANCE WITH FEDERAL

EMERGENCY MANAGEMENT AGENCY (FEMA) 
REGULATIONS AND BY TARGETING REPETITIVE FLOOD

LOSS AND VULNERABLE PROPERTIES FOR MITIGATION, 
EVALUATION OF THE ECONOMIC IMPACT, OR DESIGNATION

AS PRESERVATION.

PROPOSED COASTAL MANAGEMENT

GOAL CMT-3. PROMOTE BEST PRACTICES FOR POST-DISASTER

REDEVELOPMENT AND HAZARD MITIGATION. 

OBJECTIVE CMT-3.1. COORDINATE WITH THE MIAMI-
DADE COUNTY OFFICE OF EMERGENCY MANAGEMENT

(OEM) TO DEVELOP AND IMPLEMENT POST-DISASTER

REDEVELOPMENT AND HAZARD MITIGATION PLANS THAT

REDUCE OR ELIMINATE EXPOSURE OF LIFE AND PROPERTY

TO NATURAL HAZARDS TOWARDS THE PROTECTION OF

HEALTH, SAFETY, AND WELFARE WITHIN THE CITY.
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PROPOSED COASTAL MANAGEMENT

GOAL CMT-4. IMPROVE PUBLIC AWARENESS, APPRECIATION, AND

USE OF CORAL GABLES’ COASTAL RESOURCES BY PRESERVING

WATER-DEPENDENT AND WATER-RELATED USES, ENSURING

ADEQUATE PUBLIC ACCESS TO SUCH USES, AND MINIMIZING USER

CONFLICTS.

OBJECTIVE CMT-4.1. WHEREVER FEASIBLE, INCREASE, 
PHYSICAL AND VISUAL PUBLIC ACCESS TO BISCAYNE

BAY, THE CITY’S SHORELINES AND WATERWAYS.

OBJECTIVE CMT-4.2. THE CITY SHALL STRIVE TO

ALLOW NO NET LOSS OF ACREAGE DEVOTED TO

RECREATIONAL AND COMMERCIAL WORKING

WATERFRONT USES IN THE COASTAL AREA OF THE CITY. 

STAFF RECOMMENDATION:

STAFF RECOMMENDS APPROVAL.

THE COMPREHENSIVE PLAN TEXT

AMENDMENT COMPLIES WITH THE

FINDINGS OF FACT.

THE STANDARDS FOR THE PROPOSED

COMPREHENSIVE PLAN TEXT

AMENDMENT ARE SATISFIED.
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