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CITY OF HALLANDALE BEACH, FLORIDA







      MEMORANDUM
To:


Planning and Zoning Board 

From:

Richard D. Cannone, Director, Development Services Department

Date:

October 31, 2007

Subject:

Applications # 35-07-PA and # 32-07-Z by Hallandale Park Central, LLC, applicant, requesting Small Scale Future Land Use Plan Map Amendment and Rezoning as a prerequisite to seek approval of a mixed use development containing 462 units and 23,397 square feet of commercial/retail space generally located at 301 North Federal Highway and 507 NE 4th Street.

Recommendation

The Development Services Department recommends approval of the following requests:

1. Small Scale Future Land Use Plan Map Amendment to change the land use designation of the portion of the property presently designated Residential Medium Density to Residential, High Density-2 (HD-2) Category. 
2. Rezoning of the portion of the property presently zoned  RM-18  (Residential Multi-Family) District to RM-HD2 (Residential High Density-2) District
The recommendation for approval is based on the following findings of fact which are provided within this Staff report:

1. The proposal is consistent with specific Comprehensive Land Use Plan (CLUP) Goals, Objectives and Policies as identified herein. 

2. The proposal is consistent with the review criteria established in Section 32-963 of the City Zoning Code as identified herein.

Request
The applications are as follows:

1.) Application #35-07-PA for a Small Scale Future Land Use Plan Map Amendment to change the land use designation of the portion of the property presently designated Residential Medium Density to Residential, High Density-2 (HD-2) Category on the City’s Future Land Use Map.
2.) Application #32-06-Z to rezone the portion of the property presently zoned RM-18 (Residential Multi-Family) District to RM-HD2 (Residential High Density-2) District. 

Location
The parcels are generally located at 301 North Federal Highway and 507 NE 4 Street. The legal description is on file in the Development Services Department. 
Planning District

Gulftream
Parcel Size
6.527 acres

Existing Property Designations

	CLUP Map Designation
	Residential – Medium Density (18 units per net acre)

	Zoning Map Designation
	RM-18  (Residential Multi-Family)


Surrounding Uses

	Location
	Existing Land Uses
	CLUP Designations
	Zoning Designations

	North
	-Commercial Businesses

-Mobile Home Park
	-Commercial

-Residential 18 DU/AC


	-Business General (BG)

Residential Multi-Family

(Medium Density) (RM-18)

-Planned Redevelopment Overlay District

	South 
	-Commercial Businesses

-Multi-Family

Residences
	-Commercial

-Residential 18 DU/AC
	-Business General (BG)

-Residential Multi-Family

(Medium Density) (RM-a8

-Planned Redevelopment Overlay District

	East
	-Commercial Businesses
	-Commercial
	-Business General (BG)

-Planned Redevelopment Overlay District

	West
	-Single Family Residences

-Multi-Family Residences
	-Residential 18 DU/AC
	-Residential Multi-Family (medium Density) (RM-18)

-Planned Redevelopment Overlay District


Findings of Facts

This section evaluates the application for consistency with the Zoning Code, Comprehensive Land Use Plan (CLUP), and City Code (as applicable).  This evaluation provides findings of fact and recommendations (as applicable) for compliance with each of the above.
Compliance with the Zoning Code

Adherence to Criteria Set Forth in § 32-963, entitled “Land use plan amendments and rezonings.” Those criteria are as follows: 

a.    The relationship of the proposed amendment to the purposes and objectives of the city's comprehensive land use plan, when adopted, with appropriate consideration as to whether or not the proposed changes will further the purpose of this chapter and other codes, regulations and actions designed to implement the plan. 

Applicants Response

The proposed amendments are intended to further the City’s Goals, Objectives and Policy’s of the adopted Comprehensive Plan and would not modify and existing goal objective or policy of the City’s comprehensive land use plan. The amendments consist of a small-scale amendment coupled with a change in zoning that furthers the following redevelopment goals and policies of the City’s comprehensive land use plan: 

Policy 1.2.4:  North Federal Highway:  The City shall develop a redevelopment or appearance improvement strategy for the North Federal Highway Corridor by 2002.

Policy 1.2.10:  The City shall reduce land use conflicts through prohibiting incompatible commercial uses in residential neighborhoods, through enforcement of the Hallandale Beach Zoning District requirements.  Commercial development shall be limited primarily to the perimeter areas of Hallandale Beach’s planning districts (as delineated in the Element)  Well – planned mixed use projects and appropriate neighborhood commercial uses in defined neighborhood commercial notes are encouraged when they will improve an area observed as neighborhood centers.  However, commercial uses within residential areas shall note be considered incompatible if, through proper screening, buffering design and access control, there are no significant noises, odors, fumes, vibrations other negative impacts beyond site boundaries and provided the use is either tied to a neighborhood commercial node or a peripheral commercial corridor or area.

Future Land Use Element

Policy 1.3.6:  The City shall encourage infill residential development.

Policy 1.5.8:  Development themes for land use along Hallandale Beach Boulevard and U.S. 1 shall be incorporated into the Land Development Code in the form of Special Zoning Districts that redefine these corridors as focal areas of the City.  In conjunction with development of these Special Zoning Districts, site development standards will be revised to include innovative approaches to site and building design.  

Policy 1.10.4:  The City shall maintain innovative land development regulations that encourage mixed-use developments and incorporate site design planning techniques that will enhance the quality of large scale developments or redevelopment areas.

Objective 1.16:  Urban Infill and Redevelopment:  Establish criteria which encourage development of urban infill and urban redevelopment area(s) to promote economic development, increase housing opportunities, and maximize the use of existing public facilities and service.

Policy 1.16.1:  Increase economic development and employment opportunities within urban infill and urban redevelopment area(s).

Policy 1.16.2:  Adequate housing opportunities necessary to accommodate all segments of present and future residents shall be provided within urban infill and urban redevelopment area(s).

Policy 1.16.3:  The Hallandale Beach Land Use Plan shall encourage mixed use developments within urban infill and urban redevelopment area(s).

Staff’s Response

Staff concurs that the proposed amendments will further the City’s Goals, Objectives and Policy’s of the adopted Comprehensive Plan and would not modify and existing goal objective or policy of the City’s comprehensive land use plan. The amendments consist of a small-scale amendment coupled with a change in zoning that furthers the redevelopment goals and policies of the City’s comprehensive land use plan’s as outlined above.

b.    The proposed change would or would not be contrary to the established land use pattern. 

Applicants Response

The proposed changes are intended to establish a new land use pattern in accordance with the goals of the redevelopment plan for this area.  The new land use pattern will integrate housing and commercial development that is consistent with the City’s vision for redeveloping this area as a Transit Oriented Corridor (TOC). The intent of the proposed changes are to further the above policies and objectives in order to provide for a transit-oriented, mixed-use development in an area designated by the City for urban redevelopment.  The site is located on US 1 a recently establish transit corridor, as designated by Broward County Transit.  By locating on a Transit Corridor, the site can support a higher-density mixed-use development while at the same time the higher density affords the opportunity to create a variety of housing options for City residents. The project’s location along a transit corridor will provide its residents with an opportunity to take advantage of public transportation as a means to get to work.  

Staff Response 

Staff agrees that the site can support the maximum density prescribed in the Comprehensive Plan.  Additionally, the City is in the process of conducting a Master Plan for the City and has targeted this area as a redevelopment area.  
c.   The proposed change would or would not create an isolated district unrelated to adjacent and nearby districts. 

Applicant Response

The proposed change would provide for the property to be developed in accordance with the City established long-term vision of a mixed-use transit-oriented corridor.  Additionally, the proposed changes to this district would further enhance the recent changes to the districts located to the south and east of the subject property. 

Staff Response

Staff agrees that the proposed change would not create an isolated district unrelated to adjacent and nearby district but rather serve as a catalyst for redevelopment of this area and complement the redevelopment activity planned for the north and south of the site.

d.   The proposed change would or would not alter the population density pattern and thereby have an adverse impact upon public facilities such as schools, utilities and streets. 

Applicant Response

The increase in residential density proposed by these amendments will not adversely impact public facilities. 

Staff Response

Staff agrees that the increase in residential density proposed by these amendments will not adversely impact public facilities.  The applicant completed an impact analysis for both schools and utilities that were reviewed by both City and School Board staff and found to not have an adverse impact.  A separate impact analysis will be required for major development approval process.  
e.   Existing district boundaries are illogically drawn in relation to existing conditions on the property proposed for change. 

Applicant Response

The existing district boundaries are not illogically drawn as is relates to the subject property.

Staff Response

The existing district boundaries are not illogically drawn in relation to existing conditions on the property.
f.   
Changed or changing conditions make the passage of the proposed amendment necessary. 

Applicant Response

Changing conditions in the market coupled with the City’s vision to redevelop this area require the passage of the proposed changes. Specifically, these changes will create a new land use pattern that will expand and create new housing opportunities and unify housing and commercial development. These expanded opportunities also provide a stronger market for expanded transit services.
Staff Response

Staff agrees that market conditions have changed and the approval of these applications will further the City’s vision to redevelop this area to create a new land use pattern that will expand and create new housing opportunities and unify housing and commercial development.
g.     Substantial reasons exist why the property cannot be used in accordance with the adopted land use plan and/or the existing zoning. 

Applicant Response

The existing zoning and development regulations would restrict the subject property to redevelop in accordance the City’s redevelopment goals to increase the intensification of this area.  Under the existing land use and zoning the redevelopment goals of the City’s vision to redevelop this area as a mixed use development in accordance with the City’s Comprehensive Plan as identified above.

Staff Response

While staff agrees that the existing zoning and development regulations restrict the property, staff supports the land use and zoning map amendments increasing the density to 50 units per net acre.  However, it is staff’s opinion that substantial reasons do not exist that would require an additional increase in density above the established maximum (50 units per net acre).
h.     
Whether or not the change is out of scale with the needs of the neighborhood. 

Applicant Response

The predominate use in the existing neighborhood is comprised of a number of nuisance properties and dilapidated mobile home parks.  The proposed changes would be the first in the area to create a transit-oriented corridor accented with planters, water features, trees, urban furniture, exquisite in-ground lighting and high end finish materials for the walls and pavers.  These changes will allow intensification of the site that is compatible with the surrounding uses by allowing mid-rise buildings supported by new commercial development that incorporates transit amenities and provides new landscaping and housing opportunities to the residents of Hallandale Beach.  Furthermore the changes further the goals of urban redevelopment by promoting economic development and maximizing housing and employment opportunities while at the same time being able to utilize existing public facilities and services.  

Staff Response

It is staff’s opinion that these amendments are not out of scale with the needs of the neighborhood.  Staff agrees these changes will allow intensification of the site that is compatible with the surrounding uses by allowing mid-rise buildings supported by new commercial development that incorporates transit amenities and provides new landscaping and housing opportunities to the residents of Hallandale Beach.
Findings of Fact Summary
In summary, staff based upon its analysis of the CLUP and applicable codes and information determined the following are findings of fact regarding this application:
1. Staff concurs that the proposed amendments will further the City’s Goals, Objectives and Policy’s of the adopted Comprehensive Plan and would not modify and existing goal objective or policy of the City’s comprehensive land use plan. The amendments consist of a small-scale amendment coupled with a change in zoning that furthers the redevelopment goals and policies of the City’s comprehensive land use plan’s as outlined above.
2. Staff agrees that the site can support the maximum density prescribed in the Comprehensive Plan.  Additionally, the City is in the process of conducting a Master Plan for the City and has targeted this area as a redevelopment area. 

3. Staff agrees that the proposed change would not create an isolated district unrelated to adjacent and nearby district but rather serve as a catalyst for redevelopment of this area and complement the redevelopment activity planned for the north and south of the site.

4. Staff agrees that the increase in residential density proposed by these amendments will not adversely impact public facilities.  The applicant completed an impact analysis for both schools and utilities that were reviewed by both City and School Board staff and found to not have an adverse impact.  A separate impact analysis will be required for major development approval process.  
5. The existing district boundaries are not illogically drawn in relation to existing conditions on the property.

6. Staff agrees that market conditions have changed and the approval of these applications will further the City’s vision to redevelop this area to create a new land use pattern that will expand and create new housing opportunities and unify housing and commercial development.

7. While staff agrees that the existing zoning and development regulations restrict the property, staff supports the land use and zoning map amendments increasing the density to 50 units per net acre.  However, it is staff’s opinion that substantial reasons do not exist that would require an additional increase in density above the established maximum (50 units per net acre).

8. It is staff’s opinion that these amendments are not out of scale with the needs of the neighborhood.  Staff agrees these changes will allow intensification of the site that is compatible with the surrounding uses by allowing mid-rise buildings supported by new commercial development that incorporates transit amenities and provides new landscaping and housing opportunities to the residents of Hallandale Beach.

Planning and Zoning Board Suggested Motions

Should the Board agree with Staff’s findings of fact we suggest the following motion:

I make a motion to approve Application #35-07-PA for a Small Scale Future Land Use Plan Map Amendment to change the land use designation of the portion of the property presently designated Residential Medium Density to Residential, High Density-2 (HD-2) Category on the City’s Future Land Use Map and Application #32-06-Z to rezone the portion of the property presently zoned  RM-18  (Residential Multi-Family) District to RM-HD2 (Residential High Density-2) District, legal description on file with the Development Services Department, based upon Staff’s findings of fact.

Should the Board disagree with Staff’s findings of fact we suggest the following motion:

I make a motion to deny Application #35-07-PA for a Small Scale Future Land Use Plan Map Amendment to change the land use designation of the portion of the property presently designated Residential Medium Density to Residential, High Density-2 (HD-2) Category on the City’s Future Land Use Map and Application #32-06-Z to rezone the portion of the property presently zoned  RM-18  (Residential Multi-Family) District to RM-HD2 (Residential High Density-2) District, legal description on file with the Development Services Department, based upon (insert findings).
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