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C i t y  o f  C o r a l  G a b l e s  
P l a n n i n g  a n d  Z o n i n g  S t a f f  R e p o r t  
 

Property:    
 

Annex Building at Douglas Entrance (800 Douglas Road) 
 

Applicant:   
         

Banyan Street/Gap Douglas Entrance Owner, LLC 
 

Application:    
     

Conditional Use with Site Plan Review 

Public Hearing: 
 

Planning and Zoning Board 
 

Date & Time: 
 

February 1, 2017, 6:00 – 9:00 p.m. 
 

Location: 
 
 

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

 
 

1. APPLICATION REQUEST 

Application request is for consideration of a conditional use with site plan review as required for an 
educational facility of greater than fifty (50) student seats on property zoned Commercial Limited (CL) 
District, which is permitted as a conditional use, on the property located at 800 Douglas Road. The 
Resolution under consideration is as follows:   
 

A Resolution of the City Commission of Coral Gables, Florida granting conditional use approval 
pursuant to Zoning Code Article 3, “Development Review,” Division 4, “Conditional Uses,” and 
Article 4, “Zoning Districts,” Division 3, “Nonresidential Districts,” Section 4-301, “Commercial 
Limited District,” for an educational facility of greater than fifty (50) student seats within a 
Commercial Limited (CL) zoned district for the property legally described as Blocks 1, 2 and 4, 
Douglas Entrance (800 Douglas Road), Coral Gables, Florida; including required conditions and 
providing for an effective date.  

 
Applications for conditional use with site plan review require review and recommendation by the 
Planning and Zoning Board at one (1) public hearing, and consideration by the City Commission at one 
(1) public hearing (Resolution format). 
 
 
2. APPLICATION SUMMARY 
 
Banyan Street/Gap Douglas Entrance Owner, LLC (hereinafter referred to as the “Applicant”) has 
submitted an application for conditional use site plan review (hereinafter referred to as the 
“Application”) in order to allow the University of St. Augustine to operate an educational facility of 
greater than fifty (50) student seats on property zoned Commercial Limited (CL) District, which is 
permitted as a conditional use, within the Annex Building at Douglas Entrance located at 800 Douglas 
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Road.  The application package submitted by the Applicant is provided as Attachment A.  
  
The Applicant is proposing a change of use within the existing 2-story building with the address 3790 SW 
8th Street, referred to as the “Annex Building at Douglas Entrance,” to utilize the 53,201 sq. ft. space  as 
a university with a total student enrollment of 390 students including 200 student stations. University 
employees and students that drive will park in the existing garage located at Galiano Street. 
 
The property is legally described as Blocks 1, 2 and 4, Douglas Entrance (800 Douglas Road), Coral 
Gables, Florida, and is shown on the following location map and aerial:   
 

Location Map 
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Aerial 

     
 
Property Designations and Surrounding Uses 
 
The following tables provide the subject property’s designations and surrounding land uses: 

Existing Property Designations 
Comprehensive Plan Future Land Use Map designation  Commercial, Low-Rise Intensity 
Zoning Map designation  Commercial Limited (CL) District 

 
Surrounding Land Uses 

Location Existing Land Uses CP Designations Zoning Designations 
North One and two story 

commercial buildings 
Commercial, Low-Rise Intensity Commercial Limited (CL) 

District 
South  Two, three and six story 

apartment buildings 
Residential, Multi-Family 
Medium Density 

Multi-Family 2 (MF2) 
District 

East One and five story 
commercial and residential 
buildings 

Commercial and residential 
designations (City of Miami) 

Commercial and residential 
districts (City of Miami) 

West Two story commercial and 
apartment buildings 

Commercial, High-Rise Intensity 
and Residential, Multi-Family 
Medium Density 

Commercial (C) District and 
Multi-Family 2 (MF2) 
District 
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The subject property currently has the existing land use and zoning designations, as illustrated in the 
following maps: 
 
 Existing Future Land Use Map                               Existing Zoning Map

  
 
City Review Timeline  
 
The submitted application has undergone the following City reviews: 
 

Type of Review Date  
Development Review Committee  09.30.16 
Board of Architects   11.17.16 
Historic Preservation Board N/A 
Planning and Zoning Board 02.01.17 
City Commission  TBD 

 
 
3 .  APPLICATION REQUEST – CONDITIONAL USE WITH SITE PLAN REVIEW 

The Applicant’s proposal is for conditional use site plan review in order to allow an educational facility of 
greater than fifty (50) student seats on property zoned Commercial Limited (CL) District, which is 
permitted as a conditional use, within an existing building requires review and evaluation pursuant to 
various sections of the City’s Official Zoning Code.  To provide an overview of the purpose and intent of 
the Conditional Use provisions, Zoning Code Article 3, “Development Review,” Division 4, “Conditional 
Uses,” Section 3-401, “Purpose and Applicability” provides for the following: 
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“The purpose of providing for conditional uses within each zoning district is to recognize 
that there are uses which may have beneficial effects and serve important public interests, 
but which may, but not necessarily, have adverse effects on the environment, particularly 
residential areas, overburden public services, or change the desired character of an area.  
Individualized review of these uses is necessary due to the potential individual or 
cumulative impacts that they may have on the surrounding area or neighborhood.  The 
review process allows the imposition of conditions to mitigate identified concerns or to 
deny the use if concerns cannot be resolved.” 
 
Staff’s Findings:  Based upon the Findings of Facts provided herein, Staff finds the 
Application satisfies the provisions of the Zoning Code for the Conditional Use Site Plan 
Review for the proposed educational facility. Staff review finds that the proposed plans 
and Staff’s recommended conditions of approval incorporate measures to mitigate 
potentially negative impacts that could have adverse effects on neighboring properties.    

 
Traffic Study 
 
The property is located in the Gables Redevelopment Infill District (GRID), which was created to 
encourage urban infill development by exempting projects from concurrency analysis for traffic capacity.  
The traffic study shows that all intersections operate at an acceptable level of service. 
 
Concurrency Management 
 
This project has been reviewed for compliance with the City’s Concurrency Management program.  The 
Concurrency Impact Statement (CIS) for the project indicates that there is adequate infrastructure 
available to support the project.  A copy of the CIS is provided with the submitted Application for review 
(see Attachment A).  
 
Art in Public Places Program 
 
The Applicant is required to satisfy the City’s Art in Public Places program by either providing public art 
on site, or providing a contribution to the Art in Public Places Fund.   
 
Findings of Fact 
 
A Mixed-Use Site Plan is a Conditional Use review, and must comply with Zoning Code Section 3-408, 
“Standards for Review” as follows: 
 

STANDARD STAFF EVALUATION 

1. The proposed conditional use is 
consistent with and furthers the 
goals, objectives and policies of 
the Comprehensive Land Use 
Plan and furthers the purposes 
of these regulations and other 

Yes.  As concluded in this report, this Application is “consistent” with 
the CP’s Goals, Objectives and Policies with the recommended 
conditions of approval. The geographic area encompasses a large area 
that is served by numerous residential, civic, retail and office uses. The 
area is served by the Coral Gables Trolley and the Miami-Dade County 
bus service. 
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STANDARD STAFF EVALUATION 

City ordinances and actions 
designed to implement the Plan. 

 

2. The available use to which the 
property may be put is 
appropriate to the property that 
is subject to the proposed 
conditional use and compatible 
with existing and planned uses 
in the area. 

Yes. The proposed educational facility containing more than fifty (50) 
student seats on property zoned Commercial Limited (CL) District is 
permitted as a conditional use.  Staff has reviewed the Application and 
is recommending conditions that improve the surrounding area and 
limit the maximum number of students in order to ensure compatibility 
with surrounding uses. 

3. The proposed conditional use 
does not conflict with the needs 
and character of the 
neighborhood and the City 

Yes. The redevelopment of this property as a mixed use project fulfills 
the objectives of the City to attract mixed use developments to the area 
and the creation of a pedestrian oriented urban environment.  
 

4. The proposed conditional use 
will not adversely or 
unreasonably affect the use of 
other property in the area. 

Yes. Staff has provided recommended conditions of approval, including 
limiting the maximum amount of students to ensure that the 
Application will not adversely affect the use of other properties in the 
area. 

5. The proposed use is compatible 
with the nature, condition and 
development of adjacent uses, 
buildings and structures and will 
not adversely affect the 
adjacent uses, buildings or 
structures 

Yes. The proposed use is permitted as a conditional use on property 
zoned Commercial Limited District, which is the Zoning designation of 
this property.  This application requires public hearing review because it 
is allowed as a conditional use.  The university will not adversely affect 
adjacent uses or buildings as it is a permitted use within the 
surrounding area.  

6. The parcel proposed for 
development is adequate in size 
and shape to accommodate all 
development features. 

Yes. The proposed development meets the requirements of the Zoning 
Code, a sufficient amount of parking is available within the building’s 
parking garage to accommodate staff and students parking on site. 
 

7. The nature of the proposed 
development is not detrimental 
to the health, safety and general 
welfare of the community. 

Yes. The proposed development will be beneficial to the area as it 
provides an additional opportunity for higher education in a convenient 
location for residents within the area.  
 

8. The design of the proposed 
driveways, circulation patterns 
and parking is well defined to 
promote vehicular and 
pedestrian circulation. 

Yes. The Applicant has indicated that the students that drive to the 
university will enter the site via Galiano Street to park in the parking 
garage.  Pedestrian circulation will not be affected by vehicular traffic 
which will utilize the current parking garage entrance/exit.   
   

9. The proposed conditional use 
satisfies the concurrency 
standards of Article 3, 
Division 13 and will not 
adversely burden public 
facilities, including the traffic-
carrying capacities of streets, in 
an unreasonable or 
disproportionate manner. 

Yes. The Application will not adversely impact public facilities as there 
will be no increase in the overall building square footage.  This location 
is also served by various forms of public transportation including the 
Coral Gables Trolley and Miami-Dade County bus service. 
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Staff comments:   
 

The standards identified in Section 3-408 for the proposed conditional use are satisfied, with conditions. 
 

Consistency Evaluation of the Comprehensive Plan (CP) Goals, Objectives and Policies 
 
The Planning and Zoning Division has reviewed the CP and finds the following CP Goals, Objectives and 
Policies are applicable.  
 
Consistent CP Goals & Objectives and Policies are as follows: 
 
Ref. 
No. CP Goal, Objective and Policy Staff Review 

1. 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. 

Complies 

2. 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 (see FLU-1: Future Land Use Map). 

Complies 

3. Policy FLU-1.11.1.  Maintain and enforce effective development and 
maintenance regulations through site plan review, code enforcement, and 
design review boards and committees. 

Complies 

4. Objective FLU-1.12.  The City shall enforce the recently adopted Zoning Code 
which maintains the high aesthetic community design standards. 

Complies 

5. Objective FLU-1.14.  The City shall enforce Zoning Code provisions which 
continue to preserve and improve the character of neighborhoods. 

Complies 

6. Policy FLU-1.14.1.   The City shall enforce Zoning Code provisions which 
continue to address the location and extent of residential and non-residential 
land uses consistent with the Future Land Use Map in order to preserve the 
character of existing neighborhoods. 

Complies 

7. Goal FLU-3.  The City as a part of its development review process shall engage 
public/community participation and collaboration to provide for a transparent 
development review process. 

Complies 

8. Objective FLU-3.1.  The City shall continue its efforts to notify stakeholders, 
residents, property owners and neighborhood associations of pending 
development reviews to provide transparency within the development process. 

Complies 

9. Policy FLU-3.1.1.  The Planning Department shall, when necessary, assist in the 
dissemination of information of applications to surrounding properties with the 
intent of supporting all the goals, objective and policies of the Comprehensive 

Complies 
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Ref. 
No. CP Goal, Objective and Policy Staff Review 

Plan.  Specifically as it relates to ensuring residential areas are protected from 
potential impacts which may include noise, light, traffic, and vehicular access. 

10. Goal DES-1.  Maintain the City as a livable city, attractive in its setting and 
dynamic in its urban character. 

Complies 

11. Policy DES-1.1.6.  Maintain the character of the residential and nonresidential 
districts, and their peculiar suitability for particular uses. 

Complies 

 
Staff Comments:  Staff’s determination that this Application is “consistent” with the CP’s goals, objectives 
and policies that are identified is based upon compliance with conditions of approval recommended by 
Staff.  The conditions of approval should mitigate the potential negative impacts on the surrounding areas. 
 
 
4. PUBLIC NOTIFICATION 
 
The Applicant completed the mandatory neighborhood meeting with notification to all property owners 
within 1,000 feet of the property boundary.  A meeting was held by the Applicant with the property 
owners on 11.30.16.  
 
The Zoning Code requires that a courtesy notification be provided to all property owners within 1,000 feet 
of the boundary of the property.  The notice indicates the following:  Application filed; public hearing 
dates/time/location; where the application files can be reviewed and provides for an opportunity to 
submit comments.  Approximately 746 notices were mailed.  A copy of the legal advertisement and 
courtesy notice are provided as Attachments B and C.   A map of the notice radius is as follows: 

 
Courtesy Notification Radius Map
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The following has been completed to solicit input and provide notice of the application: 
 

Public Notice 
 

Type Date 
Public information meeting  11.30.16 
Courtesy notification -  1,000 feet  01.20.17 
Posting of property 01.20.17 
Legal advertisement  01.20.17 
Posted agenda on City web page/City Hall 01.20.17 
Posted Staff report on City web page  01.27.17 

 
 
5. STAFF RECOMMENDATION 
 
The Planning and Zoning Division based upon the complete Findings of Fact contained within this Report 
recommends approval, with conditions of the Application.  
 
Summary of the Basis for Approval  
 
As enumerated in the Findings of Fact contained herein, Staff finds the Application is in compliance with 
the Comprehensive Plan, Zoning Code, and other applicable City Codes, subject to the identified 
conditions of approval.  
 
Conditions of Approval 
 
In furtherance of the Comprehensive Plan (CP) Goals, Objectives and Policies, Zoning Code and other 
applicable City provisions, the recommendation for approval of the Application is subject to the 
following conditions of approval: 
 
Prior to the issuance of a Temporary Certificate of Occupancy the Applicant shall: 
1. Provide improvements to the property’s frontage on SW 8th Street including landscape and 

pedestrian improvements, subject to review and approval by the Directors of Public Works and 
Planning and Zoning. 

2. Provide improved public transportation stops at all locations throughout the property.  This includes, 
but is not limited to, shelters with benches for the bus stop on Douglas Road and the Coral Gables 
trolley stop on Galiano Street.  Subject to review and approval by the Directors of Parking, Public 
Works and Planning & Zoning. 

3. Install lighting in the rights-of-way, where permitted by FDOT.  Lighting shall be LED, 3500k, and 
Coral Gables pole with acorn fixture.  The top shall not be clear in an effort to reduce lighting 
pollution.  Subject to review and approval by the Director of Public Works. 

 
The Applicant, its successors or assigns, shall adhere to the following condition: 
1. Maximum student capacity.  The university shall have a maximum total enrollment of 390 students. 
 





Attachment B





C i t y  o f  C o r a l  G a b l e s
C o u r t e s y  P u b l i c
H e a r i n g  N o t i c e

J a n u a r y  2 0 ,  2 0 1 7  

A p p l i c a n t :   B a n y a n  S t r e e t / G a p  D o u g l a s  E n t r a n c e  O w n e r ,  L L C  

A p p l i c a t i o n :   C o n d i t i o n a l  U s e  w i t h  S i t e  P l a n  R e v i e w  

P r o p e r t y :  A n n e x  B u i l d i n g  a t  D o u g l a s  E n t r a n c e  ( 8 0 0  D o u g l a s  R o a d ) ,
C o r a l  G a b l e s ,  F l o r i d a  

P u b l i c  H e a r i n g  -  
D a t e / T i m e /  
L o c a t i o n :  

P l a n n i n g  a n d  Z o n i n g  B o a r d  
F e b r u a r y  1 ,  2 0 1 7 ,  6 : 0 0  –  9 : 0 0  p . m .  
C i t y  C o m m i s s i o n  C h a m b e r s ,  C i t y  H a l l ,
4 0 5  B i l t m o r e  W a y ,  C o r a l  G a b l e s ,  F l o r i d a ,  3 3 1 3 4  

PUBLIC NOTICE is hereby given that the City of Coral Gables, Florida, Planning and Zoning Board (PZB) 
will conduct a Public Hearing on February 1, 2017 on the following applications at the Coral Gables City 
Commission Chambers, City Hall, 405 Biltmore Way, Coral Gables, Florida. 

An application has been submitted by Banyan Street/Gap Douglas Entrance Owner, LLC for conditional 
use review for an educational facility of greater than fifty (50) student seats within a Commercial 
Limited (CL) zoned district located at 800 Douglas Road, Coral Gables, Florida.  The request requires two 
public hearings, including review and recommendation by the Planning and Zoning Board, and approval 
via Resolution by the City Commission. 

The Resolution under consideration is as follows: 

A Resolution of the City Commission of Coral Gables, Florida granting conditional use approval 
pursuant to Zoning Code Article 3, “Development Review,” Division 4, “Conditional Uses,” and 
Article 4, “Zoning Districts,” Division 3, “Nonresidential Districts,” Section 4-301, “Commercial 
Limited District,” for an educational facility of greater than fifty (50) student seats within a 
Commercial Limited (CL) zoned district for the property legally described as Blocks 1, 2 and 4, 
Douglas Entrance (800 Douglas Road), Coral Gables, Florida; including required conditions and 
providing for an effective date.  

All interested parties are invited to attend and participate.  Please visit the City webpage at 
www.coralgables.com to view information concerning the application.  The complete application is on 
file and available for examination during business hours at the Planning Division, 427 Biltmore Way, Suite 
201, Coral Gables, Florida, 33134.  Questions and written comments regarding the application can be 
directed to the Planning and Zoning Division at planning@coralgables.com, Fax: 305.460.5327 or Phone: 
305.460.5211.  Please forward to other interested parties. 

Attachment C



 

Sincerely, 
 

City of Coral Gables, Florida 
 
Any person requiring special accommodations in order to attend or participate in the meeting should 
contact the City’s ADA Coordinator, Raquel Elejabarrieta (Email: relejabarrieta@coralgables.com, 
Telephone: 305-722-8686, TTY/TDD: 305-442-1600, at least three (3) working days prior to the meeting.  
All meetings are telecast live on Coral Gables TV Channel 77. 
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