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Application Request. 

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

An Ordinance of the City Commission of Coral Gables, Florida providing for text amendments to 
the City of Coral Gables Official Zoning Code, Article 3, "Development Review", Division 10, 
"Transfer of Development Rights (TOR}", by expanding the area for qualifying TOR sending sites 
to include historically designated properties within a Multi-Family 2 (MF2} District located in 
the area north of the Central business District (CBD) bounded by, SW gth Street (north), Navarre 
Avenue (south), Douglas Road (east) and LeJeune Road (west); providing for severability, 
repealer, codification and an effective date. 

Background Information. 

City Staff is requesting a Zoning Code text amendment to expand the area for qualifying TOR sending sites 
to include historically designated properties within a Multi-Family 2 (MF2) District located in the area 
north of the Central business District (CBD) bounded by, SW gth Street (north), Navarre Avenue (south), 
Douglas Road (east) and LeJeune Road (west). Presently, all TOR sending sites must be located within the 
City's CBD. 

The City's TOR program consists of two categories: 1) TOR sending sites; and, 2) TOR receiving sites. This 
proposed amendment does not change or increase the permitted development or the required location 
for TOR receiving sites within the City's CBD. The only change proposed with this amendment is to 
expand the area for qualifying TOR sending sites, and to include historically designated MF2 zoned 
properties. 

The proposed amendment is intended to support citywide pres~rvation efforts by expanding the 
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buildings that qualify for the TOR program to include historically significant multi-family buildings 
located in the apartment district north of Alhambra Circle. City Staff have analyzed and find that the 
availability of additional development rights for transfer to properties located in the CBO will not lead to 
overdevelopment, because the use of those TORs by properties in the CBO is limited by the development 
standards applicable to those properties as well as the Comprehensive Plan cap of a 25% maximum 
increase in FAR resulting from the use of TORs. 

In addition to supporting citywide preservation efforts, the preservation of historic buildings outside of 
the CBO as proposed will encourage harmonious development within the older neighborhoods of the 
City. The proposed change is consistent with and implements the Comprehensive Plan goals, objectives 
and policies establishing the TOR program for historic preservation in the City, encouraging development 
and redevelopment in CBO, etc. Specifically, the proposed change is consistent with and implements the 
following Comprehensive Plan objectives and policies: 

Objective FLU-1.2. Efforts shall continue to be made to control blighting influences, and 
redevelopment shall continue to be encouraged in areas experiencing deterioration. 
Objective FLU-1.4. Provide for protection of natural and historic resources from development and/or 
redevelopment together with continued maintenance. 
Policy FLU-1.4.1. Include balanced consideration for protection of natural and historic resources in the 
consideration of granting all development orders. Parcels with natural or historic resources are eligible, 
pursuant to the Zoning Code, to be designated as a sending sight. Sending sights are eligible to send 
their remaining development rights to receiving sites, thereby preserving the historic or natural 
resource from further development. 
Policy FLU-1.4.3. Historic sites shall be identified and protected, and performance standards for 
development and sensitive reuse of historic resources shall be established. 
Objective FLU-1.7. When amendments to the Zoning Code are processed, discourage the proliferation 
of urban sprawl by including a regulatory framework for encouraging future infi/1 and redevelopment 
within existing developed areas. In drafting the in/ill/redevelopment program, the City shall coordinate 
public and private resources necessary to initiate needed improvements and/or redevelopment within 
these areas. 
Policy FLU-1.7.1. Encourage effective and proper high quality development of the Central Business 
District, the Industrial District and the University of Miami employment centers which offer potential 
for local employment in proximity to protected residential neighborhoods. 
Policy FLU-1.9.1. Encourage balanced mixed use development in the central business district and 
adjoining commercial areas to promote pedestrian activity and provide for specific commitments to 
design excellence and long term economic and cultural vitality. 
Policy HIS-3.1.1. The City completed a review of the existing land development regulations as a part of 
the comprehensive rewrite of the Zoning Code in 2007 and determined the impacts, if any, on historic 
preservation activities. The City shall annually review any land development regulations which are in 
conflict with the City's historic preservation goals and amend those regulations accordingly. 
Policy H/S-5.1.2. The City shall continue its current use and documentation of Transfer of Development 
Rights {TORs) to provide for the preservation and protection of historic landmarks, properties or areas. 
The City shall examine the possible expansion of the TDR district or creation of other TDR districts and 
possible amendments to the program to provide for additional incentives to promote historic and 
cultural preservation. 
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Zoning Code Section 3-1405 provides standards for review of proposed text amendments, and specifies 
that the Planning and Zoning Board shall not recommend adoption of, and the City Commission shall not 
adopt text amendments to the Zoning Code unless they satisfy specific criteria. City Staff has found that 
the proposed text amendment satisfies those criteria, as follows: 

A. Promotes the public health, safety, and welfare. 
B. Does not permit uses the Comprehensive Plan prohibits in the area affected by the district boundary 

change or text amendment. 
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. 
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 the minimum requirements of the 
Comprehensive Plan. 

E. Does not directly conflict with an objective or policy of the Comprehensive Plan. 

The proposed amendment was reviewed and recommended for approval by the Historic Preservation 
Board (HPB) on 05.08.14. A detailed analysis of the proposed Zoning Code text amendment prepared by 
the Historic Resources Department for the HPB, and the 05.08.14 HPB meeting minutes are provided as 
Attachment B. Historical Resources Department Staff will present this item at the Board meeting and be 
available to address any questions the Board may have and secure further input. 

Proposed Zoning Code Amendments. 

The proposed Zoning Code text amendments are provided in the draft Ordinance in 5tfi.ke.. 
thro1:1gh/underline format as Attachment A. 

Public Hearing Timetable. 

Consideration of the proposed Zoning Code amendment by the City Commission is tentatively scheduled 
for Tuesday, July 22, 2014. 

Public Notification. 

The following has been completed to provide notice of the request: 
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Public Notice 
Type Date 

Legal advertisement 05.30.14 
Posted agenda on City web page/City Hall 06.06.14 
Posted Staff report on City web page 06.06.14 

Staff Recommendation. 

The Planning and Zoning Division in association with the Historic Resources Department recommends 
approval of the following: 

An Ordinance of the City Commission of Coral Gables, Florida providing for text amendments to 
the City of Coral Gables Official Zoning Code, Article 3, "Development Review", Division 10, 
"Transfer of Development Rights (TOR}", by expanding the area for qualifying TOR sending sites 
to include historically designated properties within a Multi-Family 2 (MF2) District located in 
the area north of the Central business District (CBD} bounded by, SW 8th Street (north), Navarre 
Avenue (south), Douglas Road (east) and LeJeune Road (west); providing for severability, 
repealer, codification and an effective date. 

Attachments. 

A. Draft Ordinance in strike thro1::1gh/underline format. 

B. 05.08.14 Historic Resources Department analysis ofthe proposed Zoning Code text amendment and 

05.08.14 Historic Preservation Board meeting minutes. 

C. PowerPoint presentation. 

Please visit the City's webpage at www.coralgables.com to view all Application 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, 

~~~ 
Ramon Trias ) 
Director of Planning and Zoning 
City of Coral Gables, Florida 
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 BACKGROUND AND INTRODUCTION 
 
In 2013, Mario J. Garcia-Serra proposed an amendment to the City of Coral Gables Zoning Code 
(Zoning Code) to permit commercial and multi-family zoned historic properties located outside 
of the City’s Central Business District (CBD) to be considered donor/sending sites in the City’s 
Transfer of Development Rights (TDR) Program. The amendment was proposed on behalf of 
Namsier, LLC, the owner of the multi-family property at 235 Majorca Avenue for which 
Historical Resources Department staff had initiated designation as a Local Historic Landmark. It 
was intended to provide a financial incentive for the historic preservation of commercial and 
multi-family buildings such as 235 Majorca Avenue.   
 
During the review of the proposed historic designation of 235 Majorca Avenue at the February 
20, 2014 meeting of the Coral Gables Historic Preservation Board, Board members discussed the 
proposed TDR amendment to the Zoning Code (meeting minutes included in Attachment A). It 
was noted that while it would be mutually beneficial to the City and the owner of 235 Majorca 
Avenue if the TDR program was expanded, the onus for collecting the necessary data to 
determine if it is feasible should not be on one property owner. The issue of the historic 
designation of 235 Majorca Avenue and the proposed expansion of the TDR program should 
move forward separately. Favor was also expressed for limiting the proposed expansion of the 
TDR program’s donor sites to historically designated multi-family properties in the North Ponce 
de Leon Boulevard (North Ponce) area. A motion was passed to,     
 

ask the Director of the Historical Resources Department to recommend to the 
Planning and Zoning Division that the Planning and Zoning Division develop a 
database, with the assistance of the Historical Resources Department, to 
determine the scope of properties that would be deemed historic and the amount 
of TDRs that could be transferred from those properties in the North Ponce de 
Leon Boulevard area* if the donor base for TDRs were expanded to include the 
North Ponce de Leon Boulevard area; and to ask the Planning and Zoning 
Division to develop proposed text for amending the Zoning Code to allow the 
transfer of TDRs from these donor sites in the expanded area to include multi-
family properties in the North Ponce de Leon Boulevard area, and to bring the 
proposed amendment back to the Board within three months for its consideration 
of a recommendation to adopt the proposed amendment to the City Commission. 
(*The North Ponce de Leon Boulevard area referenced above is north of the 
Central Business District [Navarre Avenue] and east of LeJeune Road. The 
sending properties would be the multifamily properties in that location that are 
designated as historic.). 

 
The purpose of this report is to provide the information requested by the Historic Preservation 
Board at the February 20, 2014 meeting. In order to evaluate the future potential development 
rights available for transfer if the Zoning Code is revised to allow multi-family designated 
properties within North Ponce to be sending sites, it was necessary to both evaluate what is 
currently designated as a Local Historic Landmark and the approximate future potential for 
designation. Approximate future potential for designation within North Ponce was assessed 
through a historic resources reconnaissance survey. Once the data regarding existing and future 
potential for designation of multi-family resources within North Ponce was compiled, a database 
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of the potential development rights available for transfer should the Zoning Code be revised was 
developed.  
 
The North Ponce area is defined as north of Navarre Avenue, east of LeJeune Road, and south of 
SW 8th Street within the Coral Gables city limits (Figure 1). The area to the north of SW 8th 
Street was excluded even though it contains some multi-family properties, as it is zoned Single-
Family Residential District (SFR), Commercial Limited District (CL), Commercial (C), and 
Special Use (S). The multi-family properties in this area are considered legally non-conforming 
and would not have the same future development potential as those within Multi-Family zoning. 
For the purpose of clarity for the potential Zoning Code revision, only properties zoned Multi-
Family 2 District (MF2) were included.    
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Figure 1: Boundaries of North Ponce Utilized for this Analysis 
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MULTI-FAMILY RESOURCES CURRENTLY DESIGNATED AS LOCAL HISTORIC 
LANDMARKS WITHIN NORTH PONCE  

 
A review of the existing City of Coral Gables Register of Historic Properties revealed that there 
are currently seven Local Historic Landmarks within North Ponce which have multi-family use. 
These resources are listed in Table 1 and their locations are illustrated on the Future Land Use 
and Zoning Maps in Attachment B.  
 

Table 1: Multi-Family Local Historic Landmarks within North Ponce 
ADDRESS / 
FOLIO NUMBER 

LEGAL DESCRIPTION 

235 MAJORCA AVENUE/ 
03-4108-006-0250 

LOTS 42-45 INC., BLOCK 7, 
CORAL GABLES SECTION 
“K” 

24 PHOENETIA AVENUE/  
03-4108-009-1890 

LOT 7, BLOCK 22, CORAL 
GABLES DOUGLAS 
SECTION 

36 PHOENETIA AVENUE/  
03-4108-009-1880 

LOT 4 AND W 23 FEET LOT 
5, BLOCK 22, CORAL 
GABLES DOUGLAS 
SECTION 

215 PHOENETIA AVENUE/ 
03-4108-009-1590 

LOT 13, BLOCK 17, CORAL 
GABLES DOUGLAS 
SECTION 

111 SALAMANCA AVENUE/ 
03-4108-009-2790 

LOTS 10-11 AND E 30 FEET 
LOT 12, BLOCK 29, CORAL 
GABLES DOUGLAS 
SECTION 

1510 SALZEDO STREET/ 
03-4108-009-3581 

LOT 10 AND S 13.5 FEET 
LOT 11, BLOCK 34, CORAL 
GABLES DOUGLAS 
SECTION 

131 ZAMORA AVENUE/ 
03-4108-009-4030 

LOT 19, BLOCK 39, CORAL 
GABLES DOUGLAS 
SECTION 
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NORTH PONCE’s APPROXIMATE FUTURE POTENTIAL FOR MULTI-FAMILY 
HISTORIC DESIGNATION 

 
Reconnaissance Survey Methodology  
   
In March of 2014, City of Coral Gables Historical Resources Department Staff conducted a 
reconnaissance level survey of the North Ponce area of Coral Gables. The reconnaissance level 
survey entailed driving each street within North Ponce and visually inspecting the multi-family 
resources from the public right-of-way. Photographs and any necessary notes were taken of any 
multi-family properties which appeared to meet the criteria for local historic designation.  
 
A reconnaissance level survey focuses primarily on the architectural significance of the 
properties. It does not include the extensive level of research into alterations, associations, and 
building history that is conducted during the historic designation process. As such, it is only a 
preliminary analysis of eligibility for historic designation. It is possible that upon further research 
additional significance of buildings not identified during the survey may be revealed, qualifying 
them for historic designation. Conversely, further research into the buildings identified during 
this study may reveal alterations diminishing their historic integrity, or other issues which limit 
their eligibility for historic designation. The only individual building research conducted during 
this survey was review of the Miami-Dade County Property Appraiser’s year built data, and 
comparison of the current appearance of each building with the Historical Resources 
Department’s collection of 1940s photographs.  
 
It is important to note that the multi-family buildings constructed in North Ponce during the Post-
World War II period were typically of simple vernacular designs lacking in a distinct 
architectural style. They were often quickly constructed to meet the needs of the booming 
population. Over 170 multi-family buildings within North Ponce date to this period. Based on 
their simple designs, further individual research into their associations and history would be 
necessary to make a final determination of eligibility for historic designation. The preliminary 
significance analysis provided by the reconnaissance survey is based solely on inspection of their 
architectural styles.   
 
It should also be noted that as time passes new buildings are constantly becoming of historic age 
and newly eligible for consideration for historic designation. The preliminary significance 
analysis provided by the reconnaissance survey is based on the age of the buildings currently, 
their existing appearance, and the context provided in available scholarly architectural history 
analysis. As more time passes and more scholarly research and analysis of Post-World War II 
and later architecture is conducted, the significance of the resources constructed during this 
period and later will need to be reevaluated.  
 
This survey was intended solely to provide a preliminary analysis of the potential for designation 
within North Ponce, in order to calculate the approximate future potential development rights 
available for transfer if the Zoning Code is revised to allow multi-family designated properties 
within North Ponce to be donor sites. It is not intended to be a final determination of historic 
designation eligibility for each of the multi-family resources within North Ponce. 
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Reconnaissance Survey Results 
 

The reconnaissance survey provided a preliminary list of multi-family resources within North 
Ponce which are potentially eligible for local historic designation (Table 2). A total of twenty-
five potentially eligible historic resources were identified. These include twenty-three from the 
1920s and two from the 1930s. The location of each resource is illustrated on the Future Land 
Use and Zoning Maps in Attachment B, and photographs of each are included in Attachment C.  
 
Table 2: Multi-Family Resources Preliminarily Considered Potentially Eligible for Historic 

Designation within North Ponce 
ADDRESS / 
FOLIO NUMBER 

LEGAL DESCRIPTION 

19 ANTILLA AVENUE/ 
03-4108-009-1970 

LOT 17, BLOCK 22, CORAL 
GABLES DOUGLAS 
SECTION 

114 ANTILLA AVENUE/ 
03-4108-009-2250 

LOT 4, BLOCK 24, CORAL 
GABLES DOUGLAS 
SECTION 

32 CALABRIA AVENUE/ 
03-4108-009-1110 

LOT 3, BLOCK 13, CORAL 
GABLES DOUGLAS 
SECTION 

215 CALABRIA AVENUE/ 
03-4108-009-0660 

LOT 13, BLOCK 9, CORAL 
GABLES DOUGLAS 
SECTION 

223 CALABRIA AVENUE/ 
03-4108-009-0670 

LOT 15, BLOCK 9, CORAL 
GABLES DOUGLAS 
SECTION 

235 CALABRIA AVENUE/ 
835 SALZEDO STREET/ 
03-4108-009-0700 

W ½ LOT 17, ALL OF LOT 
18, BLOCK 9, CORAL 
GABLES DOUGLAS 
SECTION 

1901 LEJEUNE ROAD/ 
03-4108-006-0470 

LOTS 1 & 2, LESS R/W, 
BLOCK 9, CORAL GABLES 
SECTION “K” 

124-126 MENDOZA AVENUE/ 
03-4108-108-0001 

LOTS 5 & 6, BLOCK 39, 
CORAL GABLES 
DOUGLAS SECTION 

102 MENORES AVENUE/ 
03-4108-009-3770 

LOT 11, BLOCK 36, CORAL 
GABLES DOUGLAS 
SECTION 

114 MENORES AVENUE/ 
03-4108-009-3750 

LOT 8 & W ½ LOT 9, 
BLOCK 36, CORAL 
GABLES DOUGLAS 
SECTION 

115 MENORES AVENUE/ 
03-4108-009-3330 

W ½ LOT 14 & LOT 15, 
BLOCK 32, CORAL 
GABLES DOUGLAS 
SECTION 

118 MENORES AVENUE/ 
03-4108-009-3740 

LOT 7, BLOCK 36, CORAL 
GABLES DOUGLAS 
SECTION 

119 MENORES AVENUE/ 
03-4108-103-0001 

LOT 16, BLOCK 32, CORAL 
GABLES DOUGLAS 
SECTION 



7 
 

ADDRESS / 
FOLIO NUMBER 

LEGAL DESCRIPTION 

122 MENORES AVENUE/ 
03-4108-009-3730 

LOT 6, BLOCK 36, CORAL 
GABLES DOUGLAS 
SECTION 

123 MENORES AVENUE/ 
03-4108-009-3350 

LOT 17, BLOCK 32, CORAL 
GABLES DOUGLAS 
SECTION 

223 MENORES AVENUE/ 
03-4108-009-3501 

LOT 15, BLOCK 33, CORAL 
GABLES DOUGLAS 
SECTION 

315 NAVARRE AVENUE/ 
03-4108-006-0630 

LOTS 31 TO 34 INC, 
BLOCK 9, CORAL GABLES 
SECTION “K” 

902 SALZEDO STREET/ 
03-4108-009-0780 

LOT 10, BLOCK 10, CORAL 
GABLES DOUGLAS 
SECTION 

1222 SALZEDO STREET/ 
03-4108-009-1620 

LOT C BETWEEN BLOCKS 
18 & 27, CORAL GABLES 
DOUGLAS SECTION 

1314 SALZEDO STREET/ 
03-4108-009-2550 

LOT 7, BLOCK 27, CORAL 
GABLES DOUGLAS 
SECTION 

1610 SALZEDO STREET/ 
03-4108-009-3550 

LOT 3, BLOCK 34, CORAL 
GABLES DOUGLAS 
SECTION 

39 SIDONIA AVENUE/ 
03-4108-009-2200 

LOT 22, BLOCK 23, CORAL 
GABLES DOUGLAS 
SECTION 

43 SIDONIA AVENUE/ 
03-4108-009-2201 

LOT 23, BLOCK 23, CORAL 
GABLES DOUGLAS 
SECTION 

222 SIDONIA AVENUE/ 
03-4108-009-2610 

LOT 4, BLOCK 28, CORAL 
GABLES DOUGLAS 
SECTION 

226 SIDONIA AVENUE/ 
03-4108-009-2600 

LOT 3, BLOCK 28, CORAL 
GABLES DOUGLAS 
SECTION 
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DATABASE OF POTENTIAL FUTURE TRANSFER OF DEVELOPMENT RIGHTS 
FROM MULTI-FAMILY RESOURCES IN NORTH PONCE 

  
Analysis was conducted to determine the future potential development rights available should the 
Zoning Code be revised to allow designated multi-family resources within North Ponce to 
transfer their development rights. For this analysis, property size and existing building square 
footage data available from the Miami-Dade County Property Appraiser were utilized, and these 
figures would need to be verified in the future by the City of Coral Gables Development Services 
Department.  
 
Planning and Zoning Department Staff were consulted to determine the maximum Floor Area 
Ratio (FAR) which should be utilized to calculate the development potential for the MF2 
resources in North Ponce. The Zoning Code defines the maximum FAR for buildings within 
MF2 Zoning Districts based on the height of the building (Section 4-103[D][8]). Thus, the 
maximum potential building height for each of the parcels had to be calculated to determine the 
maximum FAR. Zoning Code Section 4-103(D)(2)(b) stipulates that within MF2 Zoning 
Districts, “buildings with a height of forty-five (45) feet or greater shall be constructed on a 
parcel of land with an area of not less than twenty-thousand (20,000) square feet and at least one-
hundred (100) feet of frontage on a public street.” None of the designated or potentially eligible 
resources are located on a parcel of land with an area of 20,000 square feet or greater, and as 
such the maximum height for development is restricted to 45 feet by the Zoning Code.  
 
While Site Specific Zoning Regulations for the Douglas Section and Section “K” allow a greater 
height on some of the identified lots, those heights are only allowable if the lots are part of an 
assemblage for development such that the overall parcel of land to be developed is 20,000 square 
feet or greater, with at least 100 feet of street frontage.  
 
Zoning Code Section 4-103(D)(8)(a) stipulates that buildings with a height of 45 feet or less 
have a maximum FAR of 1.0. In addition, Zoning Code Section 5-604 stipulates that an 
additional 27 feet/2 floors of height and 0.5 FAR bonuses can be utilized for development which 
meets the Coral Gables Mediterranean Style Design Standards. Thus, 1.5 FAR was utilized to 
calculate the development potential of the identified MF2 parcels with a potential height of 45 
feet or less. Please note that these calculations are different than in the CBD, where the 
maximum FAR of 3.5 is utilized for the existing TDR program.    
 
Table 3 includes the analysis of available potential development rights for each multi-family 
building which is currently designated a Local Historic Landmark within North Ponce. Table 4 
includes the analysis of available potential development rights for the multi-family resources 
which were preliminarily evaluated as eligible for historic designation during the 2014 
reconnaissance survey. (The resources listed in Table 4 would only be eligible to transfer their 
development rights if they complete the historic designation process and are designated as Local 
Historic Landmarks.) 
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Table 3: Available Potential Development Rights for the Designated Multi-Family Local Historic Landmarks within North Ponce 
ADDRESS / 
FOLIO NUMBER 

LEGAL DESCRIPTION PROPERTY SIZE* 
(SQ. FT.) 

EXISTING BUILDING* 
(SQ. FT.) 

BUILD OUT* 
1.5 FAR 

DEVELOPMENT 
POTENTIAL* 
(SQ. FT.) 

235 MAJORCA AVENUE/ 
03-4108-006-0250 

LOTS 42-45 INC., BLOCK 7, 
CORAL GABLES SECTION 
“K” 

11,800 5,411 17,700 12,289 

24 PHOENETIA AVENUE/  
03-4108-009-1890 

LOT 7, BLOCK 22, CORAL 
GABLES DOUGLAS 
SECTION 

5,500 2,178 8,250 6,072 

36 PHOENETIA AVENUE/  
03-4108-009-1880 

LOT 4 AND W 23 FEET LOT 
5, BLOCK 22, CORAL 
GABLES DOUGLAS 
SECTION 

8,030 3,301 12,045 8,744 
 

215 PHOENETIA AVENUE/ 
03-4108-009-1590 

LOT 13, BLOCK 17, CORAL 
GABLES DOUGLAS 
SECTION 

5,500 5,082 8,250 3,168 

111 SALAMANCA AVENUE/ 
03-4108-009-2790 

LOTS 10-11 AND E 30 FEET 
LOT 12, BLOCK 29, CORAL 
GABLES DOUGLAS 
SECTION 

14,300 4,299 21,450 
 
 

17,151 

1510 SALZEDO STREET/ 
03-4108-009-3581 

LOT 10 AND S 13.5 FEET 
LOT 11, BLOCK 34, CORAL 
GABLES DOUGLAS 
SECTION 

6,985 3,009 10,477.5 7468.5 
 

131 ZAMORA AVENUE/ 
03-4108-009-4030 

LOT 19, BLOCK 39, CORAL 
GABLES DOUGLAS 
SECTION 

5,900 4,632 8,850 4,218 
 

    Total Available Square Feet 59,110.5 
*Please note the Development Services Department must verify square footage calculations. These numbers are based on the available Miami-Dade County Property Appraiser’s data. 

 
Table 4: Available Future Potential Development Rights for the Multi-Family Resources Preliminarily Evaluated as Eligible for Historic Designation 

ADDRESS / 
FOLIO NUMBER 

LEGAL DESCRIPTION PROPERTY SIZE* 
(SQ. FT.) 

EXISTING BUILDING* 
(SQ. FT.) 

BUILD OUT* 
1.5 FAR 

DEVELOPMENT 
POTENTIAL* 
(SQ. FT.) 

19 ANTILLA AVENUE/ 
03-4108-009-1970 

LOT 17, BLOCK 22, CORAL 
GABLES DOUGLAS 
SECTION 

5,500 2,152 8,250 6,098 

114 ANTILLA AVENUE/ 
03-4108-009-2250 

LOT 4, BLOCK 24, CORAL 
GABLES DOUGLAS 
SECTION 

5,500 5,043 8,250 3,207 

32 CALABRIA AVENUE/ 
03-4108-009-1110 

LOT 3, BLOCK 13, CORAL 
GABLES DOUGLAS 
SECTION 

6,000 3,151 9,000 5,849 

215 CALABRIA AVENUE/ 
03-4108-009-0660 

LOT 13, BLOCK 9, CORAL 
GABLES DOUGLAS 
SECTION 

6,000 6,787 9,000 2,213 

223 CALABRIA AVENUE/ 
03-4108-009-0670 

LOT 15, BLOCK 9, CORAL 
GABLES DOUGLAS 
SECTION 

Condominium, could not be calculated with the data available from the Miami-Dade County Property Appraiser 
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ADDRESS / 
FOLIO NUMBER 

LEGAL DESCRIPTION PROPERTY SIZE* 
(SQ. FT.) 

EXISTING BUILDING* 
(SQ. FT.) 

BUILD OUT* 
1.5 FAR 

DEVELOPMENT 
POTENTIAL* 
(SQ. FT.) 

235 CALABRIA AVENUE/ 
835 SALZEDO STREET/ 
03-4108-009-0700 

W ½ LOT 17, ALL OF LOT 
18, BLOCK 9, CORAL 
GABLES DOUGLAS 
SECTION 

9,000 3,346 13,500 10,154 

1901 LEJEUNE ROAD/ 
03-4108-006-0470 

LOTS 1 & 2, LESS R/W, 
BLOCK 9, CORAL GABLES 
SECTION “K” 

5,000 2,861 7,500 4,639 

124-126 MENDOZA AVENUE/ 
03-4108-108-0001 

LOTS 5 & 6, BLOCK 39, 
CORAL GABLES 
DOUGLAS SECTION 

Condominium, could not be calculated with the data available from the Miami-Dade County Property Appraiser 

102 MENORES AVENUE/ 
03-4108-009-3770 

LOT 11, BLOCK 36, CORAL 
GABLES DOUGLAS 
SECTION 

5,500 5,410 8,250 2,840 

114 MENORES AVENUE/ 
03-4108-009-3750 

LOT 8 & W ½ LOT 9, 
BLOCK 36, CORAL 
GABLES DOUGLAS 
SECTION 

8,250 5,736 12,375 6,639 

115 MENORES AVENUE/ 
03-4108-009-3330 

W ½ LOT 14 & LOT 15, 
BLOCK 32, CORAL 
GABLES DOUGLAS 
SECTION 

8,250 5,429 12,375 6,946 

118 MENORES AVENUE/ 
03-4108-009-3740 

LOT 7, BLOCK 36, CORAL 
GABLES DOUGLAS 
SECTION 

5,500 5,736 8,250 2,514 

119 MENORES AVENUE/ 
03-4108-103-0001 

LOT 16, BLOCK 32, CORAL 
GABLES DOUGLAS 
SECTION 

Condominium, could not be calculated with the data available from the Miami-Dade County Property Appraiser 

122 MENORES AVENUE/ 
03-4108-009-3730 

LOT 6, BLOCK 36, CORAL 
GABLES DOUGLAS 
SECTION 

5,500 5,736 8,250 
 

2,514 

123 MENORES AVENUE/ 
03-4108-009-3350 

LOT 17, BLOCK 32, CORAL 
GABLES DOUGLAS 
SECTION 

5,500 5,430 8,250 2,820 

223 MENORES AVENUE/ 
03-4108-009-3501 

LOT 15, BLOCK 33, CORAL 
GABLES DOUGLAS 
SECTION 

5,500 3,458 8,250 4,792 

315 NAVARRE AVENUE/ 
03-4108-006-0630 

LOTS 31 TO 34 INC, 
BLOCK 9, CORAL GABLES 
SECTION “K” 

12,400 6,416 18,600 12,184 

902 SALZEDO STREET/ 
03-4108-009-0780 

LOT 10, BLOCK 10, CORAL 
GABLES DOUGLAS 
SECTION 

6,600 4,505 9,900 
 

5,395 

1222 SALZEDO STREET/ 
03-4108-009-1620 

LOT C BETWEEN BLOCKS 
18 & 27, CORAL GABLES 
DOUGLAS SECTION 

6,600 3,233 9,900 6,667 

1314 SALZEDO STREET/ 
03-4108-009-2550 

LOT 7, BLOCK 27, CORAL 
GABLES DOUGLAS 
SECTION 

5,500 3,508 8,250 4,742 

1610 SALZEDO STREET/ 
03-4108-009-3550 

LOT 3, BLOCK 34, CORAL 
GABLES DOUGLAS 
SECTION 

5,526 5,743 8,289 2,546 
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ADDRESS / 
FOLIO NUMBER 

LEGAL DESCRIPTION PROPERTY SIZE* 
(SQ. FT.) 

EXISTING BUILDING* 
(SQ. FT.) 

BUILD OUT* 
1.5 FAR 

DEVELOPMENT 
POTENTIAL* 
(SQ. FT.) 

39 SIDONIA AVENUE/ 
03-4108-009-2200 

LOT 22, BLOCK 23, CORAL 
GABLES DOUGLAS 
SECTION 

5,500 3,091 8,250 5,159 

43 SIDONIA AVENUE/ 
03-4108-009-2201 

LOT 23, BLOCK 23, CORAL 
GABLES DOUGLAS 
SECTION 

5,500 3,109 8,250 5,141 

222 SIDONIA AVENUE/ 
03-4108-009-2610 

LOT 4, BLOCK 28, CORAL 
GABLES DOUGLAS 
SECTION 

5,500 9,600 8,250 0 

226 SIDONIA AVENUE/ 
03-4108-009-2600 

LOT 3, BLOCK 28, CORAL 
GABLES DOUGLAS 
SECTION 

5,500 3,321 8,250 4,929 

    Total Available Square Feet 107,988 
*Please note the Development Services Department must verify square footage calculations. These numbers are based on the available Miami-Dade County Property Appraiser’s data. 
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CONCLUSIONS  
 
Reconnaissance survey and research identified seven multi-family resources within North Ponce 
which are currently designated as Local Historic Landmarks, and twenty-five multi-family 
resources which are preliminarily considered eligible for Local Historic Landmark designation. 
If the Zoning Code is revised to allow multi-family designated resources in North Ponce to be 
donor/sending sites in the City’s Transfer of Development Rights (TDR) Program, 59,110.5 
square feet will be available from the multi-family resources which are currently designated 
Local Historic Landmarks. Based on preliminary analysis of the eligibility for multi-family 
historic designation in North Ponce, approximately 107,988 additional square feet could be 
available for the TDR program if additional historic designation is pursued.  
 
To date, 156,363.5 square feet of development rights have been transferred through the existing 
TDR program. As the Zoning Code is currently written, 226,412 square feet are available from 
potential donor/sending sites within the CBD (Attachment D). Of the 226,412 square feet 
available from donor/sending sites within the CBD, only 109,927 square feet are privately 
owned. The remaining 116,485 square feet are from two City-owned buildings.  
 
As previously discussed, this analysis of potential multi-family Local Historic Landmark 
eligibility within North Ponce is preliminary, and those resources considered eligible and 
ineligible for designation could change upon further research and as additional resources reach 
historic age. The data provided is solely intended to give an approximate figure of the additional 
future potential square footage available for the proposed expansion of the TDR program.  In 
addition, the proposed revision to the Zoning Code will not automatically qualify those multi-
family properties in North Ponce which are not currently designated as Local Historic 
Landmarks to be donor/sending sites in the TDR program. Historic designation must first be 
pursued and approved by the Historic Preservation Board in order for a multi-family property to 
qualify. 
 
During the initial 1920s planning of the City of Coral Gables, the North Ponce area was planned 
as a distinctive section of high quality apartment houses. It has continued in this use as primarily 
multi-family residences through today. The historic multi-family residences which remain 
provide a significant connection to the City’s early planning and development, and many are 
good examples of the prevailing architectural styles designed by prominent local architects.  
 
The proposed Zoning Code revision will incentivize the historic preservation of the significant 
multi-family buildings within North Ponce. It will not only allow funding to provide for the 
necessary maintenance and restoration of the significant buildings, but the TDR program 
requires a maintenance plan for the historic building ensuring its future care. The proposed 
amendment to the Zoning Code will significantly increase the City’s ability to promote the 
protection, enhancement, and preservation of the historic properties within its limits, with only 
minor text changes to the Zoning Code. A copy of Article 3, Division 10 of the Zoning Code that 
reflects the proposed amendments is included as Attachment E.      
 
  



 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

ATTACHMENT A: MINUTES OF THE FEBRUARY 20, 2014 HISTORIC 
PRESERVATION BOARD MEETING 

  















 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

ATTACHMENT B: FUTURE LAND USE AND ZONING MAPS SHOWING THE 
LOCATIONS OF THE MULTI-FAMILY LOCAL HISTORIC LANDMARKS AND 

POTENTIALLY ELIGIBLE RESOURCES WITHIN NORTH PONCE 



 
 

 
 
 

 
 

Map 
# 

ADDRESS 

Local Historic Landmarks 
1 235 MAJORCA AVE. 
2 24 PHOENETIA AVE.  
3 36 PHOENETIA AVE. 
4 215 PHOENETIA AVE. 
5 111 SALAMANCA AVE. 
6 1510 SALZEDO ST. 
7 131 ZAMORA AVE. 
Potentially Eligible Multi-Family 
Resources 
8 19 ANTILLA AVE. 
9 114 ANTILLA AVE. 
10 32 CALABRIA AVE. 
11 215 CALABRIA AVE. 
12 223 CALABRIA AVE. 
13 235 CALABRIA AVE./ 

835 SALZEDO ST. 
14 1901 LEJEUNE RD. 
15 124-126 MENDOZA AVE. 
16 102 MENORES AVE. 
17 114 MENORES AVE. 
18 115 MENORES AVE. 
19 118 MENORES AVE. 
20 119 MENORES AVE. 
21 122 MENORES AVE. 
22 123 MENORES AVE. 
23 223 MENORES AVE. 
24 315 NAVARRE AVE. 
25 902 SALZEDO ST. 
26 1222 SALZEDO ST. 
27 1314 SALZEDO ST. 
28 1610 SALZEDO ST. 
29 39 SIDONIA AVE. 
30 43 SIDONIA AVE. 
31 222 SIDONIA AVE. 
32 226 SIDONIA AVE. 
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ATTACHMENT C: PHOTOGRAPHS OF MULTI-FAMILY RESOURCES 
CONSIDERED POTENTIALLY ELIGIBLE FOR HISTORIC DESIGNATION WITHIN 

NORTH PONCE 
 
 

 
 
   



 
 

 
19 Antilla Avenue 

 

 
114 Antilla Avenue 

 



 
 

 
32 Calabria Avenue 

 

 
215 Calabria Avenue 

 



 
 

 
223 Calabria Avenue 

 

 
235 Calabria Avenue/835 Salzedo Street 

 
 



 
 

 
1901 LeJeune Road 

 

 
124 Mendoza Avenue (124-126 Mendoza Avenue is located on one parcel)  

 



 
 

 
126 Mendoza Avenue (124-126 Mendoza Avenue is located on one parcel) 

 

 
102 Menores Avenue 

 



 
 

 
114 Menores Avenue 

 

 
115 Menores Avenue 

 



 
 

 
118 Menores Avenue 

 

 
119 Menores Avenue 

 



 
 

 
122 Menores Avenue 

 

 
123 Menores Avenue 

 



 
 

 
223 Menores Avenue 

 

 
315 Navarre Avenue 

 
 



 
 

 
902 Salzedo Street 

 

 
1222 Salzedo Street 

 



 
 

 
1314 Salzedo Street 

 

 
1610 Salzedo Street 

 



 
 

 
39 Sidonia Avenue 

 

 
43 Sidonia Avenue 

 



 
 

 
222 Sidonia Avenue 

 

 
226 Sidonia Avenue 

 
 



 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

ATTACHMENT D: EXISTING AVAILABLE DEVELOPMENT RIGHTS FROM 
LOCAL HISTORIC LANDMARKS WITHIN THE CBD



 
 

HISTORICALLY DESIGNATED PROPERTIES WITHIN THE CENTRAL BUSINESS DISTRICT 
 

 
NAME 
 

ADDRESS / 
FOLIO NUMBER 

LEGAL DESCRIPTION PROPERTY  
SIZE*- 
(SQ. FT.) 

EXISTING  
BUILDING * 
(SQ. FT.) 

BUILD OUT* 
3.5 FAR 

DEVELOPMENT 
RIGHTS 
PREVIOUSLY 
TRANSFERRED 
 

DEVELOPMENT 
POTENTIAL* 
(SQ. FT.) 

HOTEL PLACE ST. MICHEL 162 ALCAZAR AVENUE 
(2135 PONCE DE LEON BLVD) 
4108-007-2230 

LOTS 3 AND 4, BLOCK 24, 
SECTION “L” 

5,575 
 

14,567 19,512.5 0 4,945.5 

CLA-REIN / LA PALMA HOTEL 116 ALHAMBRA CIRCLE 
(112 ALHAMBRA CIRCLE) 
4108-007-2000 

LOTS 1 AND 2, BLOCK 22, 
SECTION “L” (LENGTHY 
LEGAL) 

17,180 23,373 60,130 TDR99-01, 2001-04 
TRANSFER 28,128 
 

8,629 

“STOW” BUILDING 270 ALHAMBRA CIRCLE 
4108-006-2970 

LOT 7 AND PART OF LOT 
6, BLOCK 28, SECTION “K” 

2,500 4,207 8,750 0 4,543 

OLD POLICE AND FIRE 
STATION 

285 ARAGON AVENUE 
4108-006-3100 

LOTS 1-4 AND 20 FT 
ALLEY AND LOTS 42-48, 
BLOCK 34, SECTION “K” 

27,500 21,000 96,250 0 75,250 

JOHN M. STABILE BLDG. 
BOOKS AND BOOKS 
 

296 ARAGON AVENUE 
4108-006-3600 

LOTS 1 AND 2, BLOCK 37, 
SECTION “K” 

5,287 4,933 18,504.5 0 13,571.5 

CORAL GABLES CLINIC 
 

263 ARAGON AVENUE 
(255-265 ARAGON AVENUE) 
4108-006-3300 

LOTS 33-41, BLOCK 34, 
SECTION “K” 

22,500 32,618 78,750 TDR99-02 
TRANSFER 34,882 
 

11,250 

COLONNADE BUILDING 
 

169 MIRACLE MILE 
4117-005-0290 

LOTS 8-14, 39-47, BLOCK 
38, SECTION “L” 

86,833 625,575 303,915.5 0 0 

MIRACLE THEATRE 280 MIRACLE MILE 
4117-005-1870 

LOTS 44-47 AND ALLEY 
AND THE SOUTH 50 FT OF 
LOTS 1-3, LESS W 10 FT OF 
THE N 70 FT OF LOT 4 
AND LOT 5, CRAFTS 
SECTION (LENGTHY 
LEGAL) 

20,800 31,565  
 
 
 
 
 
 

72,800 0 41,235 

H. GEORGE FINK OFFICES & 
STUDIO 
 

2506 PONCE DE LEON BLVD. 
4117-005-1870 

LOTS 22 & 23, BLOCK 7, 
CRAFTS SECTION 

5,228 4,506 18,298 TDR 99-03 
TRANSFER 11,178 
 

2,614 

136 MIRACLE MILE 136 MIRACLE MILE 
136 CORAL WAY 
4117-005-0530 
 

LOT 13, BLOCK 3 CORAL 
GABLES CRAFTS SECTION 

3,000 2,596 10,500 TDR 2001-01 
TRANSFER 6,404 
 

1,500 

340 MIRACLE MILE 340 MIRACLE MILE 
4117-005-0080 

LOTS 10 AND 11, BLOCK 1, 
CORAL GABLES CRAFTS 
SECTION 

6000 6,883 21,000 TDR 2001-02 
TRANSFER 11,117 

3,000 

348-350 MIRACLE MILE 348-350 MIRACLE MILE 
4117-005-0070 

LOTS 8 AND 9, BLOCK 1, 
CORAL GABLES CRAFTS 
SECTION 

6,000 6,702 21,000 TDR 2001-03 
TRANSFER 11,298 

3,000 

300 ALHAMBRA CIRCLE 300 ALHAMBRA CIRCLE 
4108-006-2750 

LOTS 23 AND 24, BLOCK 
27, CORAL GABLES 
SECTION “K” 

4,713 1,356 16,495,5 TDR 2014-002 
TRANSFER 10,757 
 

4,382.5 

2312-2322 PONCE DE LEON 
BOULEVARD 

2312-14 PONCE DE LEON 
BOULEVARD  
4108-006-3180 

N 25 FT OF LOTS 25-28, 
BLOCK 34, SECTION “K” 
 

2,625 7,405 9,187.5 TDR 2014-004 
TRANSFER 1,529 

253.5 



 
 

NAME 
 

ADDRESS / 
FOLIO NUMBER 

LEGAL DESCRIPTION PROPERTY  
SIZE*- 
(SQ. FT.) 

EXISTING  
BUILDING * 
(SQ. FT.) 

BUILD OUT* 
3.5 FAR 

DEVELOPMENT 
RIGHTS 
PREVIOUSLY 
TRANSFERRED 
 

DEVELOPMENT 
POTENTIAL* 
(SQ. FT.) 

 2320-22 PONCE DE LEON 
BOULEVARD 
4108-006-3190 

N 25 FT OF S 75 FT OF 
LOTS 25-28, BLOCK 34, 
SECTION “K” 

2,575 3,698 9,012.5 TDR 2014-005 
TRANSFER 4,558 

756.5 

280-290 ALHAMBRA CIRCLE 280-290 ALHAMBRA CIRCLE 
4108-006-2950 

LOTS 1, 2, 3, AND 4, 
BLOCK 28, CORAL 
GABLES SECTION “K” 

10,287 10,200 36,004.5 TDR 2014-001 
TRANSFER 25,804.5 

0 

2120-2140 SALZEDO STREET 
(301-305 ALCAZAR AVENUE) 

2120-2140 SALZEDO STREET 
(301-305 ALCAZAR AVENUE) 
4108-006-1590 

LOTS 25, 26, 27, 28, 29, AND 
30, BLOCK 19, CORAL 
GABLES SECTION “K” 

15,289 13,544 53,511.5 0 39,967.5 

130 CORAL WAY  
(130 MIRACLE MILE) 

130 CORAL WAY 
(130 MIRACLE MILE) 
03-4117-005-0540 

LOTS 14 & 15, BLOCK 3, 
CORAL GABLES CRAFTS 
SECTION 

6,000 9,486 21,000 0 11,514 

320 MIRACLE MILE 320 MIRACLE MILE 
03-4117-005-0100 

LOTS 15 & 16, BLOCK 1, 
CORAL GABLES CRAFTS 
SECTION 

6,000 10,292 21,000 TDR 2014-003 
TRANSFER 10,708 

0 

 
 
 

     Total Available 
Square Feet 

 
226,412 
 

*Please note the Development Services Department must verify square footage calculations. These numbers are based on the available Miami-Dade County Property Appraiser’s data. 
 
 

 
 

 
 



 
 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

ATTACHMENT E: PROPOSED AMENDED ARTICLE 3, DIVISION 10 OF THE 
CORAL GABLES ZONING CODE  

 
Strikethrough indicates deletions from the existing Zoning Code text, and underline indicates 

additions. 
 



ARTICLE 3 - DEVELOPMENT REVIEW 
 

 
 

 
Division 10. Transfer of Development Rights 
 
Section 3-1001. General procedures for Transfer of Development Rights. 
 
The following graphic summarizes the review and approval procedures for the Transfer of Development 
Rights (TDRs). 
 
 

 
 
Section 3-1002.  Purpose and applicability. 
 
The purpose of these provisions are to allow the transfer/sending of unused development rights of local 
historic landmarks to other properties within the Central Business District (CBD) to encourage historic 



ARTICLE 3 - DEVELOPMENT REVIEW 
 

 
 

preservation and to provide an economic incentive to property owners to designate, protect, enhance and 
preserve historic properties. 
 
Section 3-1003.  Application.   
 
An application to transfer/send and receive TDRs shall be made in writing upon an application form 
approved by the City.  The application to transfer/send shall be filed with the Historical Resources 
Department and the application to receive TDRs shall be filed with the Planning Department. 
 
Section 3-1004.  Transfer/sending of TDRs and issuance of a Certificate of TDRs. 
 
A. Transfer/sending of TDRs.  The TDRs rights eligible to be transferred from the property calculated as 

follows:  the difference between the existing gross floor area on the property and the maximum floor 
area permitted on the property by the applicable zoning district. 

 
B. Transfer/sending of TDRs from a sending site. The Historic Preservation Officer shall have the 

authority to grant approval to transfer/send TDRs if all of the following are satisfied:   
 

1. The sending site has been designated as a local historic landmark or a contributing property 
within a local historic district pursuant to Article 3, Division 11. 
 

2. The sending site is located within the boundaries of the CBD and designated commercial zoning, 
or the sending site is located north of Navarre Avenue, east of LeJeune Road, and south of SW 
8th Street, is zoned MF2, and has one of the following MF2 permitted land uses: duplex dwelling, 
multi-family dwelling, or bed and breakfast establishment.   
 

3. The Building and Zoning Department has calculated the unused development rights or TDRs 
eligible to be transferred from the property per Section 3-1005.B. 
 

4. The property owner(s) have provided a maintenance/preservation plan prepared by a certified 
architect or engineer of the State of Florida, which sets forth a maintenance schedule and/or 
rehabilitation treatment if applicable for those architectural elements that contribute to the historic 
integrity of the property or restoration of original features.  Those features are identified by the 
“Review Guide,” a section of the local designation report produced by the Historical Resources 
Department. 
 

5. Inspection of the property may be completed by the Historic Resources Department to determine 
compliance with the above criteria. 
 

6. Historic Preservation Board review and approval of the maintenance/preservation plan to 
determine compliance with Article 3, Division 11. 

 
The approval to transfer/send shall be via the issuance of a Certificate of TDRs.  The Historic 
Preservation Officer may recommend conditions of approval that are necessary to ensure compliance 
with the standards set out herein. 

 
Section 3-1005.  Use of TDRs on receiver sites.   
 
A. Use of TDRs on receiver sites. The receiving sites shall be located within the boundaries of the CBD 

and designated Ccommercial zoning. 
 
B. Maximum TDR floor area ratio (FAR) increase on receiver sites.  An increase of up to twenty-five 

(25%) percent of permitted gross FAR and approved Mediterranean architectural style bonuses gross 
FAR may be permitted.  

 
Section 3-1006.  Review and approval of use of TDRs on receiver sites.  



ARTICLE 3 - DEVELOPMENT REVIEW 
 

 
 

 
A. An application to transfer development rights to a receiver site shall be reviewed subject to all of the 

following: 
 

1. In conformance with any applicable conditions of approval pursuant to the Certificate of TDRs. 
 

2. Board of Architects review and approval subject to Article 5, Division 6, Design Review Standards. 
 

3. If the receiving site is within five (500) hundred feet of a local historic landmark,  Historic 
Preservation Board review and approval is required to determine if the proposal shall not 
adversely affect the historic, architectural, or aesthetic character of the property. 
 

4. Planning and Zoning Board review and recommendation and City Commission review to 
determine if the application satisfies all of the following: 
 
a. Applicable site plan review requirements per Article 3, Division 2, General Development 

Review Procedures and conditional use review requirements per Article 3, Division 4, 
Conditional Uses. 

 
b. The extent to which the application is consistent with the Zoning Code and City Code otherwise 

applicable to the subject property or properties, including but not limited to density, bulk, size, area 
and use, and the reasons why such departures are determined to be in the public interest. 

 
c. The physical design of the proposed site plan and the manner in which the design makes use 

of adequate provisions for public services, provides adequate control over vehicular traffic, 
provides for and protects designated common open areas, and furthers the amenities of light 
and air, recreation and visual enjoyment. 
 

d. The conformity of the proposal with the Goals, Objectives and Policies of the City’s 
Comprehensive Plan. 

 
The Planning and Zoning Board and City Commission may recommend conditions of approval that 
are necessary to ensure compliance with the standards set out herein. 
 

Section 3-1007.  Approvals and restrictions. 
 
A Restrictive Covenant shall be required on both the sending and receiving properties outlining any/all 
applicable conditions of approval pursuant to these provisions.  The Restrictive Covenant(s) shall require 
review and approval by the City Attorney prior to recordation.  The applicants shall be responsible for all 
costs associated herein. 
 
Section 3-1008.  TDRs list of local historic landmarks. 
 
The Historical Resources Department shall maintain a list of local historic landmark properties eligible as 
TDRs transfer/sending sites. 
 
Section 3-1009. Expiration of approvals. 
 
A. Certificates of TDRs shall be valid for up to two (2) years from date of issuance., in accordance with  

 
B.    City Commission TDRs approvals shall be subject to Section 1-111., Time limitation of approvals. 
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