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Client No.: 38055.00001 
Writer’s Direct Dial Number: (305) 376-6061 

Writer’s E-Mail Address: mgarciaserra@gunster.com 

September 2, 2015 

Mr. Ramon Trias 
Planning and Zoning Director 
City of Coral Gables 
427 Biltmore Way 
2nd Floor 
Coral Gables, FL  33134 

Re: Villa Valencia / 501, 515 and 525 Valencia Avenue / Planning and Zoning 
Board Application / Amended Statement of Use and Justification 

Dear Mr. Trias: 

On behalf of Valencia 34 Development, LLC (the “Applicant”), we respectfully submit 
this amended statement of use and justification in connection with the enclosed Planning and 
Zoning Board Application (the “Application”), for review of Villa Valencia, a luxury multi-
family residential apartment project (the “Project”) to be located at 501, 515 and 525 Valencia 
Avenue; south of Biltmore Way, between Segovia Street and Hernando Street (the “Property”). 
The Property is just over one acre in size (45,229 square feet) and will consist of 103 luxury 
rental apartment units with upscale amenities, large open and green spaces and lush landscaped 
areas around the Project that will enhance the surrounding neighborhood and be consistent with 
the City of Coral Gables’ (the “City”) vision for this area.    

The Property is located in an area with a mix of high intensity commercial and high and 
low density residential developments with varying land use and zoning designations. The 
location between the large office and apartment buildings along Biltmore Way and being only 
one block west of the Central Business District (the “CBD”), makes this Project and area suitable 
for transitional multi-family development projects, like Villa Valencia, which will benefit from 
being so close to the CBD and pedestrian and transit corridors. The Property is currently zoned 
Multi-Family Special Area District, with site specific zoning regulations, and has an underlying 
land use designation of Residential Multi-Family Medium. Amendments are being proposed to 
the City’s Comprehensive Plan and Zoning Code which density will allow the Applicant to 
create a beautifully designed, Mediterranean inspired building that will provide increased public 
realm improvements and an enhanced design.   

This analysis will provide the justifications to show how the Project meets or exceeds the 
requirements necessary for the following approvals: 

1. Comprehensive Plan Text Amendment, a copy of which is attached as Exhibit “A”;
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2. Zoning Code Text Amendment to create a new Mediterranean Design Transitional
Overlay District (“MEDTOD”), a copy of which is attached as Exhibit “B”; and

3. MEDTOD conditional use site plan approval.

As part of the requested Comprehensive Plan and Zoning Code text amendments, a new
overlay district, the MEDTOD will be created which will allow increases in density and FAR in 
exchange for an enhanced design, public realm improvements and a reduction of building mass.  
The MEDTOD will provide greater opportunity for construction of high quality developments 
through more flexible guidelines to inspire superior design and sound planning principals.   

Benefits of the Proposed Development 

Villa Valencia, a 12 story, 103 unit multi-family residential development, furthers the 
goals, objectives and policies of the City’s Comprehensive Plan by providing an urban infill 
redevelopment of a high quality residential use that will provide much needed redevelopment 
activity to this area of the City.  Located only one block from the CBD, the City’s main 
employment and commercial center, Villa Valencia will energize this area and provide 
accommodations for those residents looking for an exceptionally designed development with 
pedestrian connections to the CBD and public transportation facilities.  

The Project is perfectly sited along the north side of Valencia Avenue, between Hernando 
Street and Segovia Street, as it will effectuate a greatly needed transition between the high rise 
commercial and residential buildings along Biltmore Way and those a block to the east within 
the CBD, and those less intense residential uses to the south.  This part of the City is already 
characterized by fairly intensive development and more upscale projects and high quality 
residential uses, such as Villa Valencia, will benefit the established residential neighbors to the 
south by providing a reasonable transition from the taller, more intense buildings to the north. 

Villa Valencia is designed to activate all street frontages and create unique ground level 
residential uses.  Much of the building’s street frontages will be lined with residential units 
containing front yard gardens, which are set back from the streets to soften the impact of the 
Project and create a pedestrian friendly feel for the neighboring area.  The Project also has an 
internal service and receiving area so none of the building service functions will be viewed by 
the general public. The Project will also comply with the City’s Mediterranean architectural 
requirements helping to assure that the building will have a positive aesthetic effect on the 
neighborhood. 

The Property is currently zoned Multi-Family Special Area (MFSA) and has a land use 
classification of Residential Multi-Family Medium Density.  In order to develop Villa Valencia 
as proposed, the Applicant is requesting to amend the text of the Residential Multi-Family 
Medium Density category so as to permit an increase of permitted density to 100 units/acre and a 
tower element of up to 120 feet. The Residential Multi-Family Medium Density land use 
designation allows a building height of up to 97 feet with architectural incentives.  However, 
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under this zoning the Property is also subject to Site Specific criteria per Appendix A of the 
Zoning Code which permits a maximum building height of 150 feet. The proposed text 
amendment will incentivize a decrease in the maximum permitted height by permitting increased 
density. 

As mentioned above, the proposed text amendment will also affect permitted density.  
The current classification of Multi-Family Medium Density only permits up to 50 dwelling units 
per acre with architectural incentives.  The proposed Comprehensive Plan text amendment and 
Mediterranean Design Transitional Overlay District (MEDTOD) regulations, will provide for an 
increased density of 100 units/acre and an increased F.A.R. of 3.0 floor area in exchange for 
enhanced design, public realm improvements, and limiting the maximum permitted height of the 
building to only 25% of the width of the property.  Villa Valencia is designed in accordance with 
these additional MEDTOD requirements, making it a superior project with signature design 
elements that give back to the community. Furthermore, it is important to note that the City’s 
Mixed Use District regulations permit a maximum density of 125 units/acre in both CBD and 
Mixed Use Overlay Districts. For the purposes of redevelopment, it has become apparent that a 
density level of around 100 units/acre is necessary to incentivize the desired type of 
development. Similarly, the MFSA regulations presently permit a maximum F.A.R. of 2.0 and 
require Mediterranean design but do not permit the usual addition .5 floor area bonus provided in 
every other multi-family and commercial zoning district in the City. In order to incentivize 
redevelopment and particular architectural features such as a lower element, an increased F.A.R. 
of 3.0, which can be achieved in many other part of the City, is necessary.  

The amendments proposed and the inclusion of the MEDTOD will provide the Applicant 
the opportunity to create a signature residential project that truly benefits the residents of the City 
and which will provide a true transition between the larger buildings on Biltmore Way and the 
lower rise apartments and single family homes to the South. Villa Valencia will create a unique 
development in an area of the City with access to public transportation and within walking 
distance to employment and entertainment centers, which meets the goals, objectives and 
policies of the City’s Comprehensive Plan.   

Proposed Comprehensive Plan Text Amendment 

The Applicant is proposing modifications to the City’s Comprehensive Plan through text 
amendments that would regulate the Project’s development. The Comprehensive Plan text 
amendments will request amendments to Table FLU-1, the Residential Land Use Table, which 
includes density/intensity increases to permit a unique and signature development that is 
consistent with the goals, objectives and policies of the Comprehensive Plan.  The proposed text 
amendments are attached as Exhibit “A”. 

Pursuant to Section 3-1506 of the City’s Zoning Code, Villa Valencia satisfies the 
standards for Comprehensive Plan Text and Map Amendments as follows: 
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1. Villa Valencia specifically advances several objectives and policies of the 
Comprehensive Plan.  See, Comprehensive Plan Analysis, attached as Exhibit “C”.    

2. Villa Valencia is internally consistent with the Comprehensive Plan as further 
described below.  

3. Villa Valencia will improve the level of service of public infrastructure around the 
Project. Based on the Concurrency Impact Statement submitted, the Project meets and/or 
exceeds the level of service and satisfies concurrency. Additionally, the Project is 
designed to be pedestrian friendly and encourages guests, visitors and residents to leave 
their automobiles behind and walk or take public transit to and from the Project.  Being 
located only a block west of the CBD, Villa Valencia, as an infill development, will bring 
an increase of density and new infrastructure to this area and connect the Project to transit 
corridors such as Biltmore Way and employment and commercial centers. Please also 
note that the Project shall be installing all utilities underground   

4. Villa Valencia will not have any adverse effect on environmental resources.   In fact, 
by the mere proximity of Villa Valencia to the CBD and transit corridors, and by the 
beautiful pedestrian corridors and sidewalks it will create around the Property, the Project 
will encourage its residents to walk instead of drive, saving valuable resources.   

5. Villa Valencia is a luxury multi-family rental development, which will provide the 
City of Coral Gables with much needed rental accommodations in close proximity to 
services, employment and entertainment.  The Project will create a connection to the 
CBD and opportunities for residents to live close to work without the need for daily 
automobile use.   

 
In order to create Villa Valencia, with its expansive sidewalks, large open spaces and 

ground level residential units that open out to garden terraces, the Applicant is requesting a land 
use text amendment to the Residential Multi-Family Medium category. These amendments will 
allow more flexibility in density and intensity in order to create this exceptional Project.   

 
The proposed amendments seek to encourage redevelopment of the north side of 

Valencia Avenue, east of Salzedo Street, in a rational manner consistent with the City’s vision 
for this area. Additionally, the amendments are consistent with the existing “as built” 
environment. The existing as built area in which this Property is located makes the proposed 
greater height and density of the Project compatible with development which is actually 
occurring or has already occurred in the vicinity.  For example, to the north of the Property is 
land with a future land use designation of Commercial High-Rise Intensity.  This land, which lies 
along Biltmore Way is the site of 550 Biltmore Way, a 15 story commercial building.  To the 
east of the Property across Hernando Street is 441 Valencia Avenue which is 13 stories high and 
to the west of the Property across Segovia Street is land with a future land use designation of 
Residential Multi-family High Density, which is the site of 600 Biltmore Way, a 13 story 
residential building. 
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The adoption of the proposed text amendments to the Comprehensive Plan and Zoning 

Code, will allow the Applicant to design a project which achieves the goals of an appropriate 
physical, visual, aesthetic and functional transition between the very tall and intense 
development along Biltmore Way and the less intense development to the south of the subject 
Property.  Without the land use text changes, and the addition of the MEDTOD, the development 
would likely never be redeveloped and would certainly not contain the added public amenities 
including the open spaces and plazas, the generous setbacks from the streets and the lush 
landscaping that surrounds the Property.    

 
 

Proposed Zoning Code Amendment 

The Applicant is proposing a zoning code text amendment that would create a new 
section entitled “Mediterranean Design Transitional Overlay District” (MEDTOD) that would be 
incorporated into Appendix D of the Zoning Code and permitted as a conditional use in the 
MFSA District.  A copy of the proposed MEDTOD amendment is attached as Exhibit “B”. 

 
The purpose of the amendment is to create an alternate development regulation in the 

Multi-Family Special Area (MFSA) zoning district for properties which have a Multi-Family 
Medium Density Future Land Use designation and meet certain additional criteria. The broader 
purpose of the amendment is to accommodate higher density multi-family housing in appropriate 
areas which have access to public transportation and where a transitional building type is needed 
between lower density residential development and high intensity commercial and residential 
development. The MEDTOD will require higher standards of architectural design, massing, 
materials, and building form than the current design standards in the MFSA zoning district.  In 
exchange for flexibility on density and floor area limitations, the MEDTOD overlay will also 
provide greater requirements for street level public realm improvement and pedestrian amenities.   

 
Standards for Zoning Text Amendments 
 

Pursuant to Section 3-1405, the Application satisfies the standards for review of text 
amendments as follows:   

1. Promotes the public health, safety and welfare. 

One of the stated purposes of the existing MFSA zoning district is to “accommodate 
various forms of Multi-Family housing to meet the housing needs of a diverse community, while 
insuring that there is a transition to single family neighborhoods [emphasis added] which 
protects the integrity of those neighborhoods”.  However, even though the MFSA zoning 
regulations have been in place for ten (10) years, there has been an obvious lack of 
redevelopment on the north side of Valencia Avenue.  As a result, there is no transition to the 
lower density neighborhoods to the South. This Zoning Code text amendment will create the 
incentives and additional regulations to facilitate development which will serve as a proper 
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transition between the high density buildings along Biltmore Way and much lower density 
smaller residential buildings to the south.   This will promote the public health, safety and 
welfare. 

2. Does not permit uses the Comprehensive Plan prohibits in the area affected by the 
district boundary change or text amendment. 

The Future Land Use Map designation for the lots on the north side of this section of 
Valencia Avenue is Residential Multi-Family Medium Density.  This future land use map 
designation already allows multi-family residential uses.  Nothing in the proposed Zoning Code 
text amendment would add allowable uses that are not consistent with the Comprehensive Plan. 

3. Does not allow density or intensities in excess of the densities and intensities which 
are permitted of the future land use category of the affected property. 

As noted, the Future Land Use Map designation on the lots on the north side of Valencia 
Avenue is Residential Multi-Family Medium Density which allows buildings up to 97 feet and a 
density up to 50 units per acre.  In order to create the type of creative development that will 
benefit the City and adequately transition to less intense uses, additional density is needed.  The 
additional density will allow the Project to be designed with signature features, pedestrian 
amenities and large setbacks creating first floor residential units that open out into ground floor 
gardens setback from the streets. The incentives created by the MEDTOD and the 
Comprehensive Plan amendments will provide the much needed bonus, but will contain stringent 
regulations to ensure adequate protections are in place for a seamless and responsible transition 
between the high intensity commercial development and the less intense residential development.  
The Applicant’s proposed Comprehensive Plan Future Land Use Map and text amendments are 
on a parallel track and consistent with this Zoning Code text amendment.   

4. Will not cause a decline in a 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. 

A concurrency analysis indicating compliance with the concurrency levels of service in 
the Comprehensive Plan is submitted with this application.   

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

The MEDTOD will provide additional density along and near transit corridors and 
multimodal stations and will encourage infill redevelopment project which will discourage urban 
sprawl and encourage reuse of underutilized parcels.  These projects, such as Villa Valencia, will 
support walking, bicycling and public transit use. Villa Valencia promotes sound, aesthetically 
pleasing housing which is designed to ensure the preservation of the unique character of the 
City’s existing neighborhoods and which is compatible with surrounding areas.   
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Zoning Text Amendment Justification 

The stated purpose of the MFSA district is to accommodate various forms of multifamily 
housing while ensuring a transition to single family neighborhoods.  However, since the original 
adoption of the MFSA, there has been a lack of redevelopment along Valencia Avenue, between 
LeJeune Road and Anderson Road, west of the CBD.  In fact, old and non-descript small 
apartment buildings on the north side of Valencia Avenue immediately abut buildings which are 
between 12 and 15 stories in height, creating a very poor transition area between the taller 
buildings on Biltmore Way and the smaller residential uses heading south from Valencia 
Avenue.  The intent of the MFSA, to foster the diversity of multi-family housing, is not being 
met.   

The proposed amendments regarding FAR, height and density are limited to parcels with 
a Multi-Family Medium Density future land use designation and MFSA zoning on the north side 
of the 400 and 500 blocks of Valencia Avenue, which are closer to the more intensely developed 
areas of Biltmore Way, LeJeune Road and Miracle Mile. Additionally, the adoption of the 
MEDTOD zoning overlay will result in several benefits to the City, including assuring that 
projects which are built in specific transitional areas provide an attractive visual link between the 
more intense contemporary buildings to the north and the more traditional low-rise residential 
neighborhoods to the south.  Villa Valencia will be this transitional project, designed to respect 
and complement both uses.    

The MEDTOD regulations will require adherence to the Coral Gables Mediterranean 
Architecture design elements including building façades, building materials, building massing, 
design details, and special attention to the activation of the public realm. 

As noted in the discussion above, one of the purposes of this Application is to allow a 
building which can act as a transition between the very tall buildings along Biltmore Way and 
the smaller residential buildings to the south.  Another special design feature of this building is 
that, even though it is designed up to a 12 story height, the tallest section of the building will be 
limited to no more than 25 percent of the street frontage so that it will not create a monolithic 
appearance. The modest 12 story portion of the building will be centered on the Property.  The 
profile of the building is so articulated and stepped back in many areas  that it has a visually 
interesting and beneficial effect on nearby uses, buildings and structures.  The building is 
designed to “engage the street” with inviting landscaping and significantly set back residential 
units along its east and southeast facades, which will create a human scale residential feel along 
these streets. The building will not crowd the street leaving plenty of room for courtyards and 
landscaping. 

In summary, the various approvals being requested in connection with the Villa Valencia 
project are made with the intent of developing a high quality Mediterranean style residential 
building which addresses the challenges of this relatively small but important transitional area 
which is in very close proximity to the Central Business District. We respectfully submit that this 
Project achieves the City goals of a responsible transition between high intensity uses and the 





EXHIBIT “A” 
 
CORAL GABLES PROPOSED CODE CHANGES 
 
COMPREHENSIVE PLAN 
 
Table FLU-1. Residential Land Use 
 
 Classification Description Density/Intensity Height 
EXISTING Multi-Family 

Medium Density 
Multi-family 
residential of 
medium height 
and density 

Maximum 40 
units/acre, or 50 
units/acre with 
architectural 
incentives per 
the Zoning Code 

Up to 70’ 
maximum (no 
limitation on 
floors), or 97’ 
maximum (with a 
maximum 2 
additional floors) 
with architectural 
incentives per 
the Zoning Code 

PROPOSED   Maximum 40 
units/acre, or 
Maximum 
50units/acre with 
architectural 
incentives per 
the Zoning Code 
 
Maximum 100 
units/acre for 
projects 
approved 
according to 
Mediterranean 
Design 
Transitional 
Overlay District 
regulations 

Up to 70’ 
maximum (no 
limitation on 
floors), or 97’ 
maximum (with a 
maximum 2 
additional floors) 
with architectural 
incentives per 
the Zoning Code 
 
Up to 120’ 
maximum for a 
tower element for 
projects 
approved 
according to 
Mediterranean 
Design 
Transitional 
Overlay District 
regulations 
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Section 4-104. Multi-Family Special Area (MFSA) District.  
 

*** 
 
C.  Conditional uses. The following uses are permitted in the MFSA District as conditional uses, 
if approved under the provisions of Article 3, Division 4, subject to the standards in this Section 
and other applicable regulations in Article 5 and Appendix D: 

1. Bed and breakfast establishments. 
2. Private yacht basins. 
3. Mediterranean Design Transitional Overlay District.  

 
*** 
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Mediterranean Design 
Transitional Overlay 

District

DRAFT September 2, 2015

This is a draft of the proposed MEDTOD 
district prepared for the City of Coral Gables 
by Dover, Kohl & Partners and Weiss Serota 

Helfman Cole Bireman & Popok

Dover, Kohl & Partners
1571 Sunset Drive
Coral Gables, FL  33143
(305) 666 - 0446

Weiss Serota Helfman Cole Bierman & Popok
Susan Trevarthen, Esq.
200 East Broward Blvd., Suite 1900
Fort Lauderdale, FL 33301
(954) 763-4242
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Intent 

The Mediterranean Design Transitional Overlay 
District (MEDTOD) is available as conditional use 
in the Multi-Family Special Area District (MFSA) 
zoning district for properties designated Multi-Family 
Medium Density as identified in the Future Land Use 
Element of the Comprehensive Plan. The intent of the 
MEDTOD is to accommodate various forms of higher 
density multi-family housing in appropriate areas with 
access to public transit service where the transition from 
lower density residential development to high intensity 
commercial and residential development occurs over 
a short distance, while protecting the integrity of the 
single-family neighborhoods from encroachment. The 
MEDTOD requires thorough review and approval of 
architectural design, massing, materials and building 
form in more detail than the standard requirements of 
the MFSA zoning district with street level public realm 
and pedestrian amenities, in exchange for flexibility 
on density and floor area ratio limits. Approval of the 
MEDTOD shall be evaluated against criteria listed 
below, and projects in the district will:
•	 Enhance the image of the City by visually linking 

and providing transitions to the unique historic 
appearance of Coral Gables

•	 Create a street presence that is consistent with 
surrounding lower density areas by building facade 
design, building entrances and access drives

•	 Express the overall massing of the building(s) to be 
compatible with the surrounding context 

•	 Arrange buildings to clearly delineate the public 
street space and block interiors

•	 Reduce setbacks and allow encroachments into the 
public rights-of-way with enhanced public open 
space improvements

•	 Meet the requirements of the Mediterranean Level 
2 Bonus program in Section 5-604 of the Code 

•	 Encourage multi-modal transportation by 
improving the rights-of-way that connect to a 
variety of uses and transit stops located within a 
quarter mile, or ten minute walk of the project

•	 Design a building consistent with the City's 
policies relating to design, construction, and 
maintenance by incorporating green building 
practices.

Applicability 

The MEDTOD may be proposed for new construction 
on land that is both Multi-Family Special Area Zoning 
District and Multi-Family Medium Density land use 
designation if the property:

1.	 Abuts land designated Commercial High-Rise 
Intensity, and

2.	 Is located completely within 1500 linear feet of the 
Commercial Business District (CBD).

Process 

The applicant may apply to assign the MEDTOD 
Conditional Use to a specific property or properties by 
submitting a Conditional Use site plan application.

The Planning and Zoning Board shall review and 
recommend whether to approve, and the City 
Commission shall approve, approve with conditions, or 
deny the application of the overlay, based on whether the 
application is consistent with the stated intent and meets 
all of the other requirements of this section. Prior to any 
Board or Commission hearing on the MEDTOD overlay 
application, the site plan and conceptual building 
designs shall be reviewed and approved by the Board of 
Architects.

Design Criteria  
Each development utilizing the MEDTOD shall meet 
the requirements of Coral Gables Mediterranean Style 
Design Required Standards in Section 5-604.B. In addi-
tion, each development shall be required to comply with 
the Mediterranean Bonus Level 2 Standards in Section 
5-604.D. However, bonus height shall be limited to the 
maximum height of the MEDTOD Building Height 
standards shown on page D-3, and bonus density and 
intensity shall not apply.
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Performance standards
The following performance standards shall govern the 
general development of structures in the MEDTOD. 
Standards not addressed in the MEDTOD shall be as 
established by the underlying MFSA zoning district, the 
Zoning Code and the Comprehensive Plan.

Lot Occupation, Open Space & Landscaping

Parcel / Lot Area 20,000 sf min
Building Site Street Frontage 200' min
Floor Area Ratio (FAR) 3.0 max
Density 100 du/acre
Landscape Open Space 25% min1 (10% min at Ground Level)
Shade Trees 2 1 tree per 2,500 sf of Lot Area
Street Trees 1 tree average 60' max spacing
   Clear Trunk Height 8' min.
   Height 16' min. 
1 Rooftop landscape areas and private courtyards may count toward 
this requirement.
Note: All landscape and paving materials at the ground level shall be 
designed to complement and enhance the scale, function, quality and 
appearance of the streetscape and related public spaces of the City.
2 Street Trees may count toward shade tree requirement.

Required minimum Open Space may be provided on publicly or pri-
vately accessible property and may include elevated landscaped decks

Note: Open Space requirements will cause building footprint to be no 
more than 90% of the Parcel / Lot Area.

Principal Front Setback 10' min, 35' max

Secondary Front Setback 5' min, 20' max

Side Setback 10' min
Rear Setback 0' min, 30' max

Decorative Tower elements and Pedestrian Entrances, such as porches, 
stoops and canopies, may encroach into the Building Setback.

10' min
35' max

5' min
20' max

10' min

Pr
inc

ipa
l F

ro
nt

Secondary Front

0' min
30' max

Al
ley

Building Setback

Ground Floor

80' min Setback for at least 50% of 
Principal Front, remaining shall be 
Setback back no less than 12' 
200' min Setback for at least 80' of 
Secondary Front

Upper Floors Same as Building Setback

Parking shall be located within the building envelope. 

12' min

8' min

Pr
inc

ipa
l F

ro
nt

Secondary Front

0' min
50% 
max

Al
ley

80' min

Parking Placement (Surface & Structured Parking)

200' min

10' min
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Permitted Building Height 1 80' Max.

Rooftop Mechanical Equipment 
Structures 

15' max beyond Permitted Height,
25' max if below Permitted Height

Decorative Roof Structures 1/3 max of Building Height

Structured Parking Height 5 Stories max

Max Tower 
Height: 120'

Screened Mech. Equip.
15' max beyond
Permitted Height 

Rooftop Structure
25' max if
below Max 
Permitted Height

Decorative Roof 
Structures
1/3 of Max 
Permitted Height

Building Height (Elevation)

Permitted uses and structures 

Only the following uses are permitted:
1.	 Multi-family dwellings.
2.	 Accessory uses, buildings or structures as provided 

in Section 4, Table No. 2. Accessory uses 
customarily associated with permitted uses within 
the MFSA Zoning District may be permitted 
subject to Development Review Official review and 
approval.

Pr
inc

ipa
l F

ro
nt

Secondary Front

Maximum Tower 
Height: 25% max of 
Building footprint

Al
ley

Decorative Roof 
Structures: 25% max 
of Roof Area

Permitted Maximum Tower 
Height 1

120' Max, 
25% max of the Building footprint
7,000 sf max Floorplate

Decorative Roof Structures 25% max of Roof Area

1 Height is measured from established grade to the flat roof deck. 
Where there is no flat roof deck, the height shall be measured to the 
eave on the top floor.

Building Height (Plan)

Max Building 
Height: 80'
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Architectural Standards
The bonuses associated with Article 5, Division 6, 
Table 1, "Required Standards" Table 2, "Architectural 
and Public Realm Standards" and Table 3, "Other 
Development Options" are available to projects in the 
Mediterranean Design Transitional Overlay District. 
In addition, in order to qualify for the MEDTOD, 
compliance with Section 5-605, ''Coral Gables 
Mediterranean Architecture Design" is required, and will 
be reviewed by city staff and considered and approved by 
the Board of Architects as follows.

Graphics presented below are examples for guidance. 
Required Coral Gables Mediterranean Architecture 
design elements and style shall include:

Building facades. Building facades shall be animated 
by windows, shutters, planters, columns, relief 
elements, and other architectural details to give 
character to the street. All buildings shall have a clearly 
articulated base, middle, and top. The base of the 
building shall express a load-bearing function and shall 
be designed at the pedestrian scale. The middle shall be 
designed with simple rhythm and pattern that expresses 
the interior functions. The top shall be proportioned to 
the scale of the City. Blank walls are prohibited. 

Building massing. The mass of a building shall follow 
the rules of classical proportion. The building mass 
shall include meaningful changes in roof height, facade 
depth, materials, textures and articulation used to 
express important elements in the building such as a 
Primary Pedestrian Entrance, a Civic space, or a Tower.  
All parking structure ramping shall be internalized and 
not reflected in the Building Massing. 

Building Stepbacks. For large-mass Buildings, 
Stepbacks, or change in the surface or Facade, and 
vertical hierarchy shall be utilized to emphasize the 
Primary Building Mass. 
Stepbacks are changes in building mass beyond the 
required setbacks to reduce the potential impacts of the 
building bulk and mass.

Primary Mass

Secondary 
Mass

Secondary 
Mass

Base

Middle

Top

Stepback

Vertical
Hierarchy
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Building materials. Superior quality and energy 
efficient materials designed to be characteristic of 
Mediterranean architecture shall be used. Visually 
heavier materials shall be designed below visually 
lighter materials. The lower stories shall use materials 
detailed to the pedestrian and contribute to the 
quality of the public space. The use of natural, locally-
appropriate materials shall be incorporated into the 
base of the building. This may include marble, granite, 
keystone, etc. All materials shall at minimum meet the 
requirements found in Article 5 of the Zoning Code.

Building details. Buildings shall utilize details 
characteristic of Mediterranean architecture. These 
details shall provide emphasis to the building base, 
middle, and top, as well as the building massing and 
hierarchy. Building details are also encouraged to 
emphasize the Principal Entrance of a Building. 

Building Rooflines. Cornice Lines and Expression 
Lines, or small mouldings on the Building exterior, shall 
mark the transition between the base, middle, and top of 
the Building mass. 

Horizontal subdivision shall be achieved in two ways:
1.	 Offset the plane of the facade by stepping back, 

permitted only elements such as towers.
2.	 Lines upon the facade created via shadows from 

moldings. 
An Expression Line shall not protrude further than the 
Cornice extension. The scale of the Cornice shall relate 
to its Height on the Building and its visibility from the 
Sidewalk. 

Building fenestration. The rhythm and spacing of 
openings in the building facade and the proportion 
of opening to wall shall relate to the overall building 
proportion. All windows shall be recessed at least four 
(4) inches.
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Building Towers. Towers shall relate to the overall 
proportion and design of the building, and shall be used 
to emphasize the Building Massing. The scale of the 
Tower shall relate to its Height on the Building and its 
visibility from the Sidewalk level. The use of towers or 
similar masses may be used to reduce the mass and 
bulk of buildings.
Towers are recommended to sit on a low base and be 
trimmed to resemble pilasters surrounding glazed or 
louvered openings and supporting a beam and roof 
above. Towers and their elements shall be bilaterally 
symmetrical. These elements also usually strongly 
exhibit the cap, shaft, and base arrangement of the 
Tower.
The roof of a Tower is usually the crowning element of 
a Building and often enriched with upgraded materials, 
such as a copper roof and articulated with elements, 
such as finials, weathervanes and spires. The slope of 
the roof is typically steeper than the main roof. 

Garage openings. Parking garage facades shall be 
designed according to the rules of Fenestration and 
limited to 1 vehicular entrance on the Principal and 
Secondary Front of Building. Garage Openings shall be 
designed to be compatible with the overall Mediterranean 
Architectural style and Window design of the building, 
but with a simplified treatment that expresses the 
utilitarian parking use. Garage Openings shall be 
screened to hide the garage structure, garage lighting, 
and vehicle headlights from view. Architectural screening 
treatment shall derive from Mediterranean Architectural 
precedent in Coral Gables. Garage screening materials 
may include wood, wrought iron, cast cement, terra cotta, 
or architectural quality pre-cast glass fiber reinforced 
concrete panels.

Primary Pedestrian Entrances. Ground level units 
shall be designed with Primary Pedestrian Entrances 
that front the sidewalk. These entrances may access 
the sidewalks directly or through courtyards. Stoops, 
porches, courtyards and other "front yard" frontages 
are required. Private "backyard" patios are prohibited. 



EXHIBIT “C” 
 

VILLA VALENCIA 
COMPREHENSIVE PLAN ANALYSIS 

 
 

Villa Valencia will be consistent with the following Comprehensive Plan goals, policies, 
and objectives: 

Goal FLU-1 – Protect, strengthen, and enhance the City of Coral Gables as a 
vibrant community ensuring that its neighborhoods, business opportunities, shopping, 
employment centers, cultural activities, historic value, desirable housing, open spaces, and 
natural resources make the City a very desirable place to work, live and play. 
 

Villa Valencia will protect, strengthen and enhance the City of Coral Gables as a vibrant 
community and bring desirable, luxury housing with upscale amenities and enhanced streetscape 
improvements close to employment, cultural and entertainment centers.  Villa Valencia is located 
only one block west of the Central Business District (“CBD”), and provides accommodations for 
residents of the City who enjoy walking to work or their favorite restaurants instead of driving. 
The City’s vision of being pedestrian friendly and a desirable place to work, live and play is 
realized with the proposed Villa Valencia.   

 
Objective FLU-1.1 - Preserve Coral Gables as a “placemaker” where the balance of 

existing and future uses is maintained to achieve a high quality living environment by 
encouraging compatible land uses, restoring and protecting the natural environment, and 
providing facilities and services which meet or exceed the minimum Level of Service (LOS) 
standards and meet the social and economic needs of the community through the 
Comprehensive Plan and Future Land Use Classifications and Map. 
 

Villa Valencia will preserve Coral Gables as a “placemaker” and balance the existing and 
future surrounding land uses to achieve a high quality living and working environment. The 
Applicant is proposing a change to the Property’s land use designation, to make it compatible 
with its current Multi-Family Special Area zoning district.  The land use text and map changes 
along with the proposed Mediterranean Design Transition Overlay District (“MEDTOD”) will 
enable Villa Valencia to be designed as a high quality project with compatible land uses.  The 
proposed overlay district requires a higher standard of building design and public realm 
improvements, which will enhance the area, preserve the City as a “placemaker” and balance the 
surrounding uses that today are lacking compatibility and a logical transition.  Villa Valencia 
will also enhance City infrastructure, provide facilities and services surrounding the 
development, and with its superior architectural details and prominent tower feature, it will bring 
George Merrick’s vision to this part of the City.  

 



Objective FLU-1.7 – Discourage the proliferation of urban sprawl by including a 
regulatory framework for encouraging future infill and redevelopment within existing 
developed areas.  
 

Villa Valencia will create an infill redevelopment project which will discourage urban 
sprawl and encourage the reuse of underutilized parcels.  The Project will replace an older and 
underutilized residential project located on 15 separate lots with a unified and beautifully 
designed, luxury residential building, which will revitalize and reenergize this area of the City.  
Being so close to the CBD and transit corridors makes this urban infill site a perfect location for 
this multi-family residential development.   

 
Objectives DES-1.1 – Preserve and promote high quality, creative design and site 

planning that is compatible with the City’s architectural heritage, surrounding 
development, public spaces and open spaces. 
 

Villa Valencia will revitalize this area by providing a high quality residential 
development that is creatively designed and compatible with the surrounding neighborhood.  The 
Project’s design, with its Mediterranean style and features, reaffirms George Merrick’s vision for 
Coral Gables.  Villa Valencia incorporates beautiful streetscape improvements around the entire 
Project to facilitate pedestrian activity and connectivity to surrounding areas. The Project has 
been designed with first floor residential units containing large front gardens, large pedestrian 
corridors, green areas and plazas, tree lined streets and ground level amenities such as water 
features and benches.  The design also incorporates Mediterranean style architecture such as 
arcades and loggias and a prominent tower element which creates the center focal point at the top 
of the building.  The Project is consistent and compatible with the surrounding areas and satisfies 
the City’s vision for new development.   
 

Policy DES-1.1.1 - Promote and support George Merrick’s vision consistent with the 
established historic and cultural fabric of the City. 

 
Villa Valencia is inspired by classical Mediterranean architecture and will honor and 

promote George Merrick’s vision for the City of Coral Gables.  With a taller prominent tower 
feature framing the Project and arcades and loggias throughout and along the ground floor, Villa 
Valencia with its Mediterranean design will be a significant step towards fostering development 
in the area which is consistent with the established historic and cultural fabric of the City.  

  
Policy DES-1.1.2 - Provide for rigorous design guidelines, standards, and review 

processes via the City’s Zoning Code that ensure high quality design of buildings and 
spaces. 

 
The Applicant, with the introduction of the MEDTOD overlay zoning district, seeks to 

comply with more stringent design guidelines and standards for Villa Valencia than merely 
relying on the current Multi-Family Special Area District design guidelines.  The MEDTOD 
requires the Applicant and its design professionals not only to provide a superior design, but also 
create added benefits and public realm improvements for the community.  The project architects 
are committed to complying with and satisfying the rigorous design guidelines, standards and 
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review processes in order to ensure that the Project is being designed and constructed with the 
utmost quality and detail.   

Objective DES-1.2 - Preserve the Coral Gables Mediterranean design and 
architecture. 

Villa Valencia has been meticulously designed in a Mediterranean architectural style 
compatible with the City’s architectural heritage. The Project promotes sound and aesthetically 
pleasing designs and will ensure the preservation of the unique character of the City’s 
Mediterranean architecture.   

Objective HOU-1.2 -  Promote sound, aesthetically pleasing housing. 

Villa Valencia is aesthetically pleasing and in visual harmony with the neighborhood and 
the vision for the City.  With its large pedestrian corridors, green areas and plazas, tree lined 
streets and ground level amenities, Villa Valencia’s design creatively incorporates the City’s 
architectural heritage including Mediterranean style architecture, arcades and loggias and a tower 
element at the top of the building to make it compatible with adjacent residential areas.  The 
Project is also designed to ensure the preservation of the unique character of the City’s existing 
neighborhoods and the architects have gone to great lengths to incorporate additional features 
and landscaping around the entire project to greatly enhance the surrounding area.   

Policy MOB-1.1.1 - Promote mixed use development to provide housing and 
commercial services near employment centers, thereby reducing the need to drive. 

While not a mixed use project, Villa Valencia, is a multi-family residential development 
which will provide necessary housing near the CBD, an employment, shopping and 
entertainment area.  Villa Valencia is located one block west of the CBD and will create 
pedestrian friendly corridors with large sidewalks and green areas so residents can safely walk to 
employment and entertainment areas without being dependent on automobiles.  

Policy MOB-1.1.2 - Encourage land use decisions that encourage infill, 
redevelopment and reuse of vacant or underutilized parcels that support walking, bicycling 
and public transit use. 

Villa Valencia is located right off Biltmore Way and a block from LeJeune Road, two of 
the City’s main transit corridors.  The Property where the Project is proposed is currently an 
underutilized small residential development on 15 separate lots.  Villa Valencia is designed to 
create a multi-family urban infill development, with luxury residential apartments close to the 
CBD.  The Project will include large public corridors with tree lined sidewalks, green areas and 
pedestrian amenities, all which support walking, bicycling and public transit use.   

MIA_ACTIVE 4248408.2
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Contact Information 
 

Applicant & Attorney 
Mario Garcia-Serra 
Gunster 
Brickell World Plaza 
600 Brickell Avenue 
Suite 3500 
Miami, FL 3313 
 
Ph: 305-376-6061 
Email: MGarcia-Serra@gunster.com 
 
 
 
Property Owner 
Valencia 34 Development, LLC 
2665 South Bayshore Drive 
Suite 410 
Coconut Grove, FL 33133 
 
Contact: Matthew Pellar 
Ph: 305-854-2552 
Email: MPellar@thetmcompanies 
 
 
 
Architect 
The Fullerton Group, Inc.     Hamed Rodriguez Architects Inc. 
366 Altara Avenue      3250 Mary Street, Suite 305 
Coral Gables, FL 33146      Coconut Grove, FL 33133 
 
Contact: John Fullerton      Contact: Hamed Rodriguez 
Ph: 305-442-4200      Ph: 305-529-9967 
Email: JFullerton@thefullertongroup.com   Email: hamed@hr-architects-inc.com 
           & cc: JSheilds@thefullertongroup.com  
 
 
 
Traffic Engineer 
David Plummer & Associates 
1750 Ponce De Leon Blvd. 
Coral Gables, FL 33134 
 
Contact: Juan Espinosa 
Ph: 305-447-0900 
Email: Juan.Espinosa@DPlummer.com 
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Pool Deck Section | Planting

Typical Garden Planting Plan | Ground Level

Ficus green island

Sidewalk

Building

Strelitzia nicolai (White Bird of Paradise)

Spathoglottis plicata  (Ground Orchid)

Bougainvillea spp. (in pots)

Planters:
 Plumbago spp. (Plumbago)
 

 Ptychosperma elegans (Solitaire Palm)
 

Planter:
 Nephrolepsis ‘Queen Kimberly’ (Queen Kimberly Fern)
 Ligustrum japonicum (Wax Privet)
 

Potted annuals on gravel

Byrsonima lucida (Locustberry)

Strelitzia nicolai (White Bird of Paradise)

Caesalpinia pulcherrima (Dwarf Poinciana)

Grey gravel

Galphimia gracilis (Thryallis)

Veitchia montgomeryana (Montgomery Palm)
over Philodendron xanadu (Xanadu)

Pavers

L-9

Monstera deliciosa  (Swiss Cheese Plant)

Plumeria acuminata (Frangipani)
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