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REGULAR AGENDA

CITY COMMISSION, CITY OF HALLANDALE BEACH

WEDNESDAY, APRIL 16, 2008 1:30 PM

1. CALL TO ORDER

2. ROLL CALL

3. PLEDGE OF ALLEGIANCE

4. PRESENTATIONS AND REPORTS

A. Recognition of the Police Athletic League (PAL) of Hallandale Beach Under 8 B Division Champion Soccer Team

B. Recognition of the Under 12A Police Athletic League (PAL) of Hallandale Beach Soccer Team for a Perfect Season

TO BE HEARD AT 7:00 P.M.

C. Proclamation Proclaiming Earth Day 

D. Proclamation Proclaiming Relay for Life Day

E. Parks and Recreation Summary Report

F. Recognition of the First Place Golden Isles "B" Ladies Tennis Team 

TO BE HEARD AT 7:05 P.M. IN CONJUNCTION WITH THE PARKS AND RECREATION ADVISORY BOARD ANNUAL REPORT

5. PUBLIC PARTICIPATION (to be heard at 1:45 P.M.)

6. CITY BUSINESS (Voting on Items Deferred to Evening Consent Agenda to be Heard at 7:15 P.M.)

A. Presentation by the Marine Advisory Committee (Presented by Jerry Natelson, Chair)(see backup)

TO BE HEARD AT 2:00 P.M.

B. Presentation by the Historical Preservation Advisory Board (Presented by Eddie Pickett, Chair)(see backup)

DEFERRED FROM THE APRIL 2, 2008 COMMISSION MEETING

TO BE HEARD AT 2:10 P.M.

C. Presentation by the Parks and Recreation Advisory Board (Presented by Barbara Southwick, Chair)(see backup)

TO BE HEARD AT 7:05 P.M.

D. A Resolution of the City of Hallandale Beach, Florida, Approving the Submission of a Grant Application for a Florida Communities Trust Florida Forever Grant for the Acquisition of Land Adjacent to Bluesten Park Located at 500 - 600 Old Federal Highway(Staff: Manager of Intergovernmental Relations) (see backup) CAD 07/016

TO BE HEARD IN CONJUNCTION WITH ITEM #7.E.

E. A Resolution of the City of Hallandale Beach, Florida, Approving the Submission of a Grant Application for a Florida Communities Trust Florida Forever Grant for the Acquisition of Land Adjacent to Bluesten Park Located at 601 Old Federal Highway (Staff: Manager of Intergovernmental Relations) (see backup for item #7.D.) CAD 07/016

TO BE HEARD IN CONJUNCTION WITH ITEM #7.D.

F. Consideration of Commissioner Appointments for City Representation on the Broward, Florida and National League of Cities (Staff: City Clerk/Director, General Services)(see backup)

7. MONTHLY REPORTS

8. COMMISSIONER REPORTS

9. OTHER

10. PUBLIC PARTICIPATION  (to be heard at 7:00 P.M.)

11. CONSENT AGENDA (to be heard at 7:15 P.M.)

A. Voting on City Business Items Previously Discussed 

12. PUBLIC HEARINGS (to be heard at 7:30 P.M.)

A. An Ordinance of the City of Hallandale Beach, Florida, Applying the Planned Development Overlay District to the Hallandale Oasis Property Located at 1100 East Hallandale Beach Boulevard; Providing for Conflict, Severability and an Effective Date (First Reading) (This Ordinance is the result of Application #26-06-Z by Hallandale Oasis, Limited LLLP) (Staff: Director, Development Services) (see backup and backup in the Additional Materials Folder)

THIS ITEM IS TO BE HEARD IN CONJUNCTION WITH ITEMS #12.B.,#12.C.and #12.D.

B. Application #26-06-CU For a Conditional Use Permit by Hallandale Oasis, Limited LLLP Pursuant to Section 32-175(2)(d)(5) of the Zoning and Land Development Code in order to construct 250 Residential Units Within the Proposed Hallandale Oasis Limited, LLLP Mixed Use Development. (Staff: Director, Development Services) (see backup for item #12.A.)

THIS ITEM IS TO BE HEARD IN CONJUNCTION WITH ITEMS #12.A.,#12.C.and #12.D.

C. Application #24-06-DB by Hallandale Oasis, Limited LLLP Requesting Major Development Review Approval Pursuant to Section 32-782 of the Zoning and Land Development Code in Order to Construct a Mixed Use Development and Build a Residential/Retail Building at 1100 East Hallandale Beach Boulevard. (Staff: Director, Development Services) (see backup for item #12.A.)

THIS ITEM IS TO BE HEARD IN CONJUNCTION WITH ITEMS #12.A.,#12.B. and #12.D.

D. A Resolution of the City of Hallandale Beach, Florida, Assigning 250 Residential Flexibility Units to the Hallandale Oasis Project. (Staff: Director, Development Services) (see backup and backup for item #12.D.)

THIS ITEM IS TO BE HEARD IN CONJUNCTION WITH ITEMS #12.A.,#12.B. and #12.C.

E. An Ordinance of the City of Hallandale Beach, Florida, Applying the Planned Development Overlay  District to the Hallandale Park Central Located at 301 North Federal Highway; Providing for Conflict, Severability and an Effective Date. (First Reading)(This Ordinance is the result of Application #32-06-Z by Hallandale Park Central)(Staff: Director, Development Services) (see backup)

THIS ITEM IS TO BE HEARD IN CONJUNCTION WITH ITEMS #12.F.

F. An Ordinance of the City of Hallandale Beach, Florida Vacating Certain Portions of NE 4th Street and NE 4th Avenue and Adjacent Alleyways Within the Hollywood Pines Estates Subdivision Blocks 4,5 & 6 Generally Located at 301 North Federal Highway/507 NE 4th Street; Providing for Conflict, Severability and an Effective Date.(First Reading)(This Ordinance is the result of Application #31-07-RV by Hallandale Park Central)(Staff: Director, Development Services)(see backup and backup for item #12.E.)

THIS ITEM IS TO BE HEARD IN CONJUNCTION WITH ITEM #12.E.

G. An Ordinance of the City of Hallandale Beach, Florida, Rezoning Property Located at 112 NW 3 Avenue in the Town of Hallandale Beach Subdivision From Residential, Two family (RD-12) to Residential, Multi-family (RM-25); And Allocating 23 Residential Reserve Units To The Highland Village Project, Providing for Conflict, Severability And an Effective Date (First Reading) (This Ordinance is the result of Application #16(a)-07-Z and #16(b)-07-Z by Highland Park Ventures, LLC)(Staff: Director, Development Services Department)(see backup and backup in the Additional Materials Folder)

THIS ITEM IS TO BE HEARD IN CONJUNCTION WITH ITEM #12.H. and #12.I.

H. An Ordinance of the City of Hallandale Beach, Florida, Applying the Planned Development Overlay Zoning District to the Highland Park Village Property Located at 112 NW 3rd Avenue Providing for Conflict, Severability and an Effective Date.  (First Reading) (This Ordinance is a result of Application# 16-07-Z (b) by Highland Park Ventures, LLC) (Staff: Director, Development Services) (see backup for item #12.G.)

THIS ITEM IS TO BE HEARD IN CONJUNCTION WITH ITEMS #12.G. and #12.I.

I. Application #07-17-DB by Highland Park Ventures, LLC Requesting Major Development Review Approval Pursuant to Section 32-782 of the Zoning and Land Development Code in Order to Construct a 53 Unit Multifamily Development at 112 NW 3rd Avenue. (Staff: Director, Development Services) (see backup for item #12.G.)

TO BE HEARD IN CONJUNCTION WITH ITEMS #12.G.and #12.H.

6D. CITY OF HALLANDALE BEACH

MEMORANDUM

DATE:

April 8, 2008

TO:

D. Mike Good, City Manager

FROM:
Franklin Hileman, Manager of Intergovernmental Relations

SUBJECT: 
Resolutions Approving the Submission of two Grant Applications for a Florida Communities Trust Florida Forever Grant for the Acquisitions of Land Adjacent to Bluesten Park Located at 500 - 600 Old Federal Highway and 601 Old Federal Highway CAD 016/07

Purpose: 

Approve a Resolution of the City of Hallandale Beach authorizing the City Manager to submit two applications to the Florida Communities Trust for a grant from the Florida Forever Program to reimburse funding for the purchase of land at 500, 600 and 601 Federal Highway to expand the City’s park facilities.

Background:

The Florida Communities Trust has created the Florida Forever Program which is a grant program to assist local governments in funding for the acquisition of land for Parks, Open Space and Greenways. The Florida Forever Program created by the Florida Communities Trust currently has a grant cycle with an anticipated Sixty-Six Million Dollars in available grant funding for the acquisition of land for parks, open space and greenways.  The available funding for any one project is 10% of total available funding and would have made available $6.6 Million Dollars per project. Staff was contacted by the Florida Communities Trust staff and advised that due to the budget constraints in Tallahassee, total grant funding will likely be reduced. Staff has been asked by the Florida Communities Trust staff to adjust any application in accordance with the proposed budget that is negotiated during the budget conference committee process. Currently the Senate has an adopted budget that fully funds the Program at $66 Million Dollars. At the time of this report the House has a proposed budget that includes no funding for the Program. Once the House budget has been adopted, which is likely before the Commission Meeting, the total funding will be negotiated by the House and Senate in the Budget Conference Committee. 

The Florida Communities Trust staff expects a final budget to include funding for the Program, but at a much lower level. Staff had anticipated submitting an application for each of the two parcels for the maximum available amount, but now must adapt an application to the actual budget levels available for the Program. Grant funds can only be applied to acquisition costs. Although no match is required, the grant criteria provides substantial points toward the final score based upon the percentage of match. The City anticipates providing a 60% match, which results in the maximum number of points available.  
On March 7, 2007, the City Commission authorized the City Manager to negotiate the purchase of land at 500, 600 and 601 Federal Highway, adjacent to Bluesten Park. The purchases have been completed and the City is eligible to submit a grant application for both the 500/600 Old Federal Highway and 601 Federal Highway.  Each of these properties is eligible for grant funds because they are divided by Old Federal Highway and therefore are not considered “contiguous” as defined by the Program criteria.  Purchases of multiple, separate, but “contiguous” parcels are only eligible for a single grant. All legal and other requirements for acquisition of this property have been followed.  

Discussion:

The Florida Communities Trust staff prepares a written evaluation report for each application containing preliminary scores. Project are evaluated not only for their recreation and resource protection potential, but also on how well they further specific portions of a local government’s comprehensive plan. The program encourages the community to combine issues such as flooding, urban revitalization, and water quality improvements with establishing urban open space, protecting natural communities and providing recreational facilities. The Florida Communities Trust Governing Board ranks and selects the projects at a public meeting. Staff submitted an application last year and appeared before the Board to present the project and received a very positive response based upon the City’s current level of urban development and the planned development for the future.  

The Florida Communities Trust encourages the creation, expansion and preservation of parks and open space within urban centers. These properties when joined with the existing Bluesten Park will be in close proximity to the City’s current parks, Library, City Hall as well as other recreational facilities. All of these facilities will ultimately be in walking distance of the planned town center at the Village of Gulfstream and City Hall.  The town center will include a transit “Super stop” which will be serviced by Broward County and Miami-Dade Transit. Additionally, the City’s minibus routes will also service this area.. This combination fits very well within the criteria that the Florida Community Trust considers in evaluating grant applications.

Recommendation:

The City Commission approve the City of Hallandale Beach Resolutions authorizing the City Manager to submit two applications for a Florida Communities Trust Florida Forever Program Grant at levels Staff determines to be appropriate based upon the Budget Conference Committee results to reimburse the City for the acquisition of property for the expansion of Bluesten Park.

Reviewed:
________________________


_______________

D. Mike Good, City Manager




Date

_____Approved   

__________Denied     
________Hold for Discussion

04/16/08
6F. CITY OF HALLANDALE BEACH

MEMORANDUM

DATE:

April 3, 2008


TO:

D. Mike Good, City Manager



FROM:
E. Dent McGough, City Clerk/Director, General Services


SUBJECT: 
Consideration of Commissioner Appointments for City Representation on the Broward, Florida and National League of Cities

PURPOSE:

The City Commission consider City representation for meetings of the Broward, Florida and National League of Cities for the ensuing year. 

BACKGROUND/ DISCUSSION:

On March 26, 2007 the City Commission made the following appointments for City representation on the Broward, Florida and National League of Cities:  
Broward and Florida League of Cities:  Mayor Cooper, Director; Commissioner Ross, 1st Alternate; Vice Mayor Julian, 2nd Alternate

National League of Cities:
Vice Mayor Julian, Voting Member; Commissioner Ross, 1st Alternate
RECOMMENDATION:

The City Commission designate members for the ensuing year to represent the City at the Broward, Florida and National League of Cities meetings.

 

Reviewed:

  

_______________________________




__________

D. Mike Good, City Manager






  Date

 

_____Approved                _____Disapproved                _____Hold for Discussion

 

 

 

 

 

 
12A. CITY OF HALLANDALE BEACH, FLORIDA

MEMORANDIUM

DATE:

March 28, 2008

TO:

D. Mike Good, City Manager

FROM:
Richard D. Cannone, Director of Development Services
SUBJECT:
Applications #24-06-DB, #25-06-CU and #26-06-Z for Major Development, Rezoning and Conditional Use Permit
Hallandale Oasis Limited, LLLP 

1100 East Hallandale Beach Boulevard

I.
BACKGROUND INFORMATION

______________________________________________________________________

APPLICANT

Hallandale Oasis Limited, LLLP
PROJECT NAME

Hallandale Oasis

REQUEST

The applicant is requesting the following:

1. Application # 24-06-DB for Major Development Review approval pursuant to Section 32-782 of the Zoning and Land Development Code in order to build a mixed use project consisting of a 4-story building containing 33,345 square feet of retail space and 120,000 square feet of office space and a 26 story residential building containing 250 residential units, at 1100 East Hallandale Beach Boulevard.

2. Application #26-06-Z applying the PDD (Planned Development Overlay) District to the subject property.

3. Application #25-06-CU for a Conditional Use Permit pursuant to Section 32-175(2)(d)(5) of the Zoning and Land Development Code in order to construct 250 residential units within the proposed mixed use development.  Assignment of 250 residential flexibility units is also requested to allow the residential use.

LOCATION

The property is located at 1100 East Hallandale Beach Boulevard (please refer to survey for the full legal description.)

PLANNING DISTRICT

Gulfstream

PARCEL SIZE

The property is 5.3 acres or 232,035 square feet in area.  A 5 foot dedication along the rear property line of 2,003.05 square feet is proposed for future SE 2 Street.  The net acreage after dedication is 5.28 acres. 

EXISTING ZONING

Central City Business (CCB) District and Planned Redevelopment Overlay (PRD) District.

EXISTING USE

The Property is currently used as a 50,560 square foot one story office complex (Hallandale Professional Center).

PROPOSED USE

Mixed use development with a four story office/retail building fronting East Hallandale Beach Boulevard, a five story parking garage and a 26 story residential building. 

SURROUNDING ZONING

North
-   Central City Business District and Planned Redevelopment District

South
-   Commercial Recreation Active (CR-A) District

East    -   Central City Business District and Planned Redevelopment District

West       Central City Business district and Planned Redevelopment District

SURROUNDING LAND USE

North  -    Commercial across East Hallandale Beach Boulevard

South -    Gulfstream Park Racetrack and Casino

East   -     The 1250 Office Building

West  -     Wachovia Bank/Commercial Office Building

II.
LAND USE HISTORY

In 1992, the City created the Hallandale Financial District Corridor Plan as a mechanism to promote redevelopment within the Hallandale Beach Boulevard Corridor with high density taller buildings close to the road in a more urban design.  The City Commission in October 2003 changed the name of the Corridor to City Central Business District and authorized preparation of an Ordinance to apply the Planned Redevelopment Overlay District to this area and South Federal Highway in order to further redevelopment of the Corridors.

Planning and Zoning Board recommended approval of these applications on February 27, 2008 by a vote of 4-1. (Cooper, No).
The applicant has also filed a Plat Note Amendment application to change the present note restriction on the maximum permitted development square footages for Regency Park Plat to allow for the proposed development.  The Plat Amendment is presently being reviewed by Broward County and will be submitted directly to the City Commission when ready.

______________________________________________________________________

III. DETAILS OF THE APPLICATION

______________________________________________________________________
In summary, the applicant Major Development site plan depicts the following:

1. A 4-story building containing 33,345 square feet of retail space and 120,000 square feet of office space fronting East Hallandale Beach Boulevard and a 26 story residential building containing 250 residential units.

2.
Retail space will be located on the first floor and floors two thru four will be office space.

3.        Parking for the commercial building is contained in a detached 5 level parking garage located between the office building and the residential building.

4.
The pool deck for the residential building is on the eighth floor.  A recreation center is proposed on the parking garage roof top.

5.
Parking for the residential building is on floors one thru seven.  The residential units are on floors eight thru twenty-six.

6.
The residential unit mix is as follows:

· one bedroom units -  72

· two bedroom units - 108

· three bedroom units -70

7. 16% of the site will be landscaped (15% is the minimum required.)

8. The project consists of two phases as follows:


Phase I:

· Demolition of 12,965 square feet of 50,560 square feet existing commercial space leaving 37,895 square feet of existing commercial.

· Retain 185 surface parking spaces (152 are required) for the remaining commercial component.  

· Construct the 26 story residential tower with a total of 250 units with integrated 552 space parking garage (481 spaces are required). 


Phase II:

· Demolition of 37,595 square feet of remaining existing commercial space. Construction of commercial development consisting of 120,000 square feet of office space and 33,345 square feet of retail space.  The parking provided for Phase II is 689 spaces (689 spaces are required).

9. 1,073 parking spaces are required and 1,281 parking spaced are provided.

OTHER SITE DETAILS

The developer will be required to dedicate 5 feet along the rear property line for Right of Way.  This dedication in addition to the 20 feet of existing Right of Way will provide for a total of 25 feet of right-of-way from the center line for SE 2nd Street.  The Applicant will also be required to construct the portion of Right of Way abutting the subject property.

IV.
INTERDEPARTMENT REVIEW SUMMARY

Comments/issues identified by the Development Review Committee (DRC) were discussed with the applicant during DRC review of the application. The majority of these comments/issues were addressed and incorporated into the Major Development Plan application. The applicant has committed to traffic improvements to mitigate the traffic concerns raised by the DRC. Specific recommendations and conditions of the DRC are enumerated in the attached Development Agreement.

V.
COMPREHENSIVE PLAN CONSIDERATIONS

MAJOR DEVELOPMENT REVIEW

Staff finds that this development is consistent with the City’s Comprehensive Plan. Specifically, the General Commercial designation permits office and retail uses and residential mixed uses.  All of the uses proposed by the applicant are permitted under the land use category. Additionally, the proposed project will assist in furthering the following policies and objectives of the City’s Comprehensive Plan: 

· Policy 1.3.4:  Residential areas should continue to be buffered from high intensity nonresidential uses.  

A. Low to medium range residential densities should continue to be located with access to existing local, collector and minor arterial streets.

B. High density residential developments should continue to be located with direct access major arteries. 

· Policy 1.5.8: Development themes for land use along Hallandale Beach Boulevard and US 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 shall be implemented by 2000.

· Policy 1.10.4: The City shall maintain innovative land development regulations that encourage mixed-use developments and incorporate site design and 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 services. 

· Policy 1.16.1: Increase economic development and employment opportunities within urban infill and urban redevelopment area. 

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

Furthermore, the retail/commercial uses, which are located on a transit corridor, will provide a number of employment opportunities and increase the economic development in the area. 
CONDITIONAL USE

The subject property is presently designated General Commercial on the City’s

Future Land Use Map. The property is designated Commercial on the Broward

County Land Use Map.  The applicant proposes to develop the site per the

Neighborhood Commercial category in order to build the mixed use project with

250 residential units at a density of 47.34 dwelling units per acre.

The City’s and County’s Comprehensive Plan permits residential units within

commercial designated land provided the local government applies flexibility or

reserve units to the parcel. 

(Note: Flexibility Units are defined as the difference between the number of

dwelling units permitted within a flexibility zone by the Broward County Land Use

Plan and the number of dwelling units permitted within the flexibility zone by the

City’s Land Use Plan.)

The City is divided into 2 Flexibility Zones. The FEC Railroad serves as the

dividing line between zones. The subject property is located in Flexibility Zone

#93. There are1,348 Residential Flexibility Units available within Flex Zone

#93. The maximum number of Flexibility Units that may be assigned pursuant to

the Neighborhood Commercial category is 264. The applicant is requesting assignment of 250 Flexibility Units.
The proposal will be consistent with the City’s Comprehensive Plan if the petition to allocate 250 Residential Flexibility Units to the proposed development is approved by the City Commission.  In order for Residential Density to be allocated to a property with a Commercial Land Use, Residential Flex Units are required.

Assignment of 250 Flexibility Units to this parcel would reduce the number of Flexibility Units in Flex Zone #93 to1,098.*

*Note: The City is processing the Park Central application with a request for 257
Flexibility Units and R.K. Townhomes project with a request for 9 Flexibility Units.

Should the City Commission approve these two requests and the subject application, the number of Flexibility Units available within Flex Zone #93 would be reduced to 832 flex units. 

VI.
APPLICABLE CODES AND ORDINANCES

CONDITIONAL USE
1.
The subject property is presently zoned (CCB) Central City Business District. Article III Section 32-175(2)(d)(5), of the City’ Zoning and Land Development Code permits by a Conditional Use Permit, medium and high-density residential uses in conjunction with a mixed use project subject to the provisions for residential and mixed use set forth in Section 2.3(B)(1) the Neighborhood Commercial category of the City’s Comprehensive Plan Future Land Use Element.


The applicant proposes to build a mixed use high rise building which will contain 250 residential units. Therefore, he seeks a Conditional Use Permit to allow the proposed residential component of the project pursuant to the above section.

2.
The subject property is designated Commercial in the City’s and County’s 


Future Land Use Maps. The Neighborhood Commercial land use designation permits mixed commercial/residential developments as follows:

a.
Residential uses shall be subject to allocation of Residential Flexibility or Reserve Units for the site.

b.
For mixed commercial/residential developments greater than 5 acres in size, freestanding multi-family residential uses are permitted provided the gross residential acreage does not exceed 5 acres or 40% of the commercially-designated site, whichever is greater, and the entire mixed commercial/residential development be governed by specific zoning regulations that establish criteria to ensure proper integration and compatibility of land uses within and surrounding the development.

c. 
Residential densities shall not exceed 50 dwelling units per acre. 

The subject property is 5.28 acres in size. Based on the above criteria the residential densities for commercially designated land cannot exceed 50 dwelling units per acre or 264 units. The applicant proposes to build 250 residential dwelling units, which is permitted by the Comprehensive Plan. The use, however, is allowed subject to assignment by the City Commission of Residential Flexibility Units. The applicant has requested assignment of 250 Residential Flexibility Units to the project.

3.
The Planned Redevelopment Overlay (PRD) is also assigned to the property.  Section 32-176(d)(2) also permits mixed multi-family uses on sites no less than one acre subject  to assignment of flexibility or reserve units under the Broward County Flexibility Rules Document. Paragraph (g)(7) of the subsection states that commercial designated properties in PRD District of at least two acres in size shall be permitted, subject to assignment of flexibility units, the maximum density of 50 dwelling units per acre.

The property is 5.28 acres in size therefore; the proposed density of 47.34 units per acre does not exceed the requirements for residential development in PRD District. 

4.
Section 32-175(f) requires 1000 square feet in gross floor area for each (1) one bedroom apartment, 1100 square feet in gross floor area for each (2) two bedroom apartment and 1200 square feet for each 3 bedroom apartment on properties zoned (CCB) Central City Business District. 

 When the above stated requirements are applied, the proposal meets the minimum unit size as follows:


Unit Type
Required
Proposed
Deficiency

1 bedroom
1000 sq. ft.
1000 sq. ft.
      -0-


2 bedroom
1100 sq. ft.
1218 sq.ft.
      -0-


3 bedroom
1200 sq.ft.
1580 sq.ft.
      -0-

REZONING

1.
The applicant proposes to apply the PDD Overlay District to the property. Section 32-174(g)(5) provides procedures and requirements for rezoning to PDD. The Section requires that proposed development within a developer-initiated PDD be evaluated for its consistency with the City’s goals and policies relating to the area being proposed for development. 

The rezoning to PDD and proposed Development Plan is consistent with the City’s goals and policies which encourage site design planning techniques to enhance the quality of large scale developments or redevelopments as addressed under Section VII, Review of Application Criteria of this report.

2.
Article III Section 32-174(g)(3) allows rezoning to PDD be submitted for review as a Concept Plan. A Concept Plan is a preliminary plan of the developer’s proposal which includes existing and future development of a project site.


According to the provisions, the following information shall be provided in a Concept Plan:


(1)
A certified boundary survey.


(2)
General schematic representation of the land uses (existing and proposed) with densities, intensities, along with a table of computation which depicts the number of units, gross floor area, parking, building height and site coverage.


(3)
Approximate delineation of internal circulation, with hierarchical classification of streets.


The applicant has provided a detailed Development Plan which exceeds the information required to evaluate a Concept Plan. The development details are summarized under Details of the Application on pages 3 and 4.

3.
Section 32-174(h) specifies the procedures and requirements for major development plans.


An application for Major Development Plan, a detailed plan representing the specific development and impact analysis has been filed by the developer. A major development plan must meet the requirements of Article V, Development Review, and the PDD requirements specified in Section 32-174(h). The Major Development Plan application will be submitted directly for City Commission consideration and will be processed subsequent to approval of the PDD rezoning application.

4.
Section 32-174(i) requires all Planned Development Districts must contain a minimum of 1.5 acres of land under unified control.


The subject property is 5.28 acres, thus, it exceeds the minimum parcel size required. 

5.
Section 32-174(i), Planned Development District (PDD) provides assignment of PDD as an optional zoning procedure to permit site design flexibility; greater land use intensity and density in order to encourage high quality innovate development and promote its most appropriate use consistent with Comprehensive Plan policies. Development in a PDD is governed by a Development Agreement pursuant to Section 32-174(d)(2).


The uses permitted in a PDD are those uses enumerated by the underlying zoning district in accordance with the City’s Comprehensive Plan. All site development standards, including density, in a PDD are negotiated between the City and the applicant as part of the development process. 


The proposed uses are permitted or conditionally permitted by the underlying Central City Business District zoning of the property.  As required for properties zoned PDD, the development standards, including density, will be negotiated and the development will be governed by a Development Agreement which will be presented to the City Commission with the Major Development Plan.  

MAJOR DEVELOPMENT REVIEW

1.
The subject property is presently zoned (CCB) Central City Business District. Article III Section 32-175(2)(d)(5), of the City’ Zoning and Land Development Code permits by a Conditional Use Permit, medium and high-density residential uses in conjunction with a mixed use project subject to the provisions for residential and mixed use set forth in Section 2.3(B)(1) the Neighborhood Commercial category of the City’s Comprehensive Plan Future Land Use Element.

The applicant proposes to build a mixed use development comprised of a 4-story building containing 33,345 square feet of retail space and 120,000 square feet of office space fronting East Hallandale Beach Boulevard and a 26 story residential building containing 250 residential units. Therefore, the applicant has also filed companion Application #26-06-CU (Conditional Use Permit) to permit the proposed residential component of the project pursuant to the above section on land with a commercial land use designation.  The subject property also has Planned Redevelopment Overlay District assigned.  Based on the above criteria, the residential densities for commercially designated land cannot exceed 50 dwelling units per acre or 264 units. The applicant proposes to build 250 residential dwelling units, which is permitted by the Comprehensive Plan. The use, however, is allowed subject to assignment by the City Commission of Residential Flexibility Units. The applicant has requested assignment of 250 Residential Flexibility Units to the project.

2.
The Planned Redevelopment Overlay (PRD) is also assigned to the property.  Section 32-176(d)(2) also permits mixed multi-family uses on sites no less than one acre subject  to assignment of flexibility or reserve units under the Broward County Flexibility Rules Document. Paragraph (g)(7) of the subsection states that commercial designated properties in PRD District of at least two acres in size shall be permitted, subject to assignment of flexibility units, the maximum density of 50 dwelling units per acre.

The property is 5.28 acres in size therefore; the proposed density of 47.34 units per acre does not exceed the residential density permitted (50 units per acre). 
3.
Section 32-174(i)(3) permits smaller yard areas than those of the underlying zoning district where the use is appropriate for a particular 
project. Minimum setbacks in PDD may be considered by utilizing one of the following methods:


a.
the applicable setbacks of the underlying zoning


b.  
established setback pattern of adjacent property and property 


within 500 feet of the PDD site.


c.  
as a combination of (a.) and (b.) above utilizing good planning 


practices such as considering buffering, service areas, access for 


fire fighting equipment and containment of fire.

Setback
Required
Proposed
Deficiency

Front

15 feet max.
   16’-16”
 1’- 6”



Rear

15 feet min.     10 feet
 5 feet


Sides

  0 feet
   
12 feet

-0- 

The applicant has agreed to dedicate 5 feet in the rear of the property for additional right of way for SE 2nd Street (Hibiscus Road) which presently is a 20ft right of way for the width of the subject property.  The building will be setback 10 feet from the future rear property line after the dedication.  Therefore, the proposal would not meet the minimum of 15 feet rear setback required by the underlying zoning.  The applicant has agreed to extensively landscape the rear of the new building.  The existing use to the south is the Gulfstream Park Racetrack and stables.  

Although Staff does not support the applicant’s request of the proposed 10 foot rear setback, staff is requesting that it be conditioned that prior to Building permit application, the Applicant is to increase the set back to 20 feet or incorporate building stepbacks above 45 feet. 

4.
Section 32-175(f) requires 1000 square feet in gross floor area for each (1) one bedroom apartment, 1100 square feet in gross floor area for each (2) two bedroom apartment and 1200 square feet for each 3 bedroom apartment on properties zoned (CCB) Central City Business District. 

When the above stated requirements are applied, the proposal meets the minimum unit size as follows:


Unit Type
Required
Proposed
Deficiency

1 bedroom
1000 sq. ft.
1000 sq. ft.
      -0-


2 bedroom
1100 sq. ft.
1218 sq.ft.
      -0-

3 bedroom
1200 sq.ft.
1580 sq.ft.
      -0-

5. Section 32-455 (b) (3) requires 1.5 parking spaces for every one bedroom unit, 1.75 spaces for every 2 bedroom units and 2 spaces for every 3 bedroom units plus 10% of the total required for guest parking.  
The City’s Administrative Parking Document requires 1 parking space for every 300 square feet of retail space and 1 parking space for every 250 square feet of office space.
When the above referenced standards are applied, the required parking for the total project is as follows:

Residential



Required
Proposed
Deficiency
72 one bedroom units x 1.50 = 
  
108

      



108 two bedroom units x 1.75 =
  
189



      

70 three bedroom units x 2.0 =
  
140





10% guest parking
=

     
  44

____             _____



 Sub-Total                    


481

 552

 -0-

Commercial

Retail – 33,345 square feet 1/300 =  
112

Office – 120,000 square feet 1/250 = 
480  

_____

_____     







592

    689               -0-

Grand Total
Parking


1,073               1,281

  -0-

The proposal exceeds the number of parking spaces required by Code by 208 spaces.  The developer intends on phasing the project into 2 phases.  During the phasing of the development, the parking requirements will be met as follows:

Phase I - Parking

	Use
	Required
	Proposed

	Residential-250 units
	481
	552

	Office (37,895 s.f.)
	152
	185

	Retail (-0-)
	- 0-
	- 0-

	Phase I Total
	633
	737


Phase II - Parking

	Use
	Required
	Proposed

	Residential -0-
	-
	-

	Office (120,000 s.f.)
	480
	349

	Retail (33,345 s.f.)
	112
	340

	Phase II Total
	592
	689


6. Section 32-175 (f) (6) requires the following minimum floor area for multi-family developments in Central City Business District

Unit Type

Requires

Proposed

Deficiency

One bedroom

1,000 sq. ft               
1,000 s.f.

      -0-

Two bedroom
1,199 sq. ft

1,218 to 1271 s.f.
      -0-

Three bedroom
1,200 sq. ft               
1,580 s.f. 

      -0-

The proposal meets on exceeds the minimum floor area required for all unit types. 

8.
Section 32-175 (f) (5) requires a minimum of 15 % landscape area for   multi-family development in Central City Business District. 
The applicant is proposing 16% landscape areas at grade therefore it meets the above referenced requirement.

9.
Section 32-384 (c) (3) requires one tree for every 1500 sq. ft. of lot area.  Trees for credit in commercial zoned properties must have a minimum of 15 feet at time of planting.

Based upon the 229,996.8 square foot (5.28 acre) parcel, 154 trees are required to be installed.  The applicant proposes to install 154.  The applicant proposes to plant 139 City approved credited trees, resulting in 15 tree deficiency.  The applicant has agreed to install the additional trees to meet the code requirements.
______________________________________________________________________

VII.
REVIEW OF APPLICATION CRITERIA

______________________________________________________________________

PLANNED DEVELOPMENT OVERLAY DISTRICT  (PDD) REVIEW CRITERIA

Article III Section 32-174(g)(5) of the Zoning and Land Development Code states  applications for rezoning to PDD shall be reviewed with consideration given to the following criteria:

1.
That the proposed project would further the development or redevelopment of an area of the City consistent with City land use and development goals, policies and development/redevelopment efforts.

The proposed project will further the following policies and objectives of the city’s comprehensive land use plan:


Policy 1.2.1:  A financial district theme for land use along East Beach Boulevard shall be implemented by 1997 to promote the concentration of financial services and offices and further define this corridor as a focal area of the City.  The theme shall include use of Royal Palm Trees along Boulevard right-of-way.


Policy 1.3.4: High density residential developments should continue to be located with direct access onto major arteries. 


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 encouraged mixed use developments within urban infill and urban redevelopment area(s). 

(Note: The entire City is designated as an Urban Infill Area).


Consistent.  Assignment of PDD Overlay district to the property is consistent with the City’s adopted goals and redevelopment efforts. 

2.
That the proposed development would be of an equal or higher quality with regard to appearance, site design, compatibility with the adjacent area, landscaping, and provision of amenities that would result under the existing development standards. 


Consistent.  The proposed development would be of a higher quality than required by the underlying existing commercial zoning.  Quality, appearance, or provision for amenities of the development are not regulated by the underlying zoning district.  PDD extends the City’s discretion in assuring a high quality development and compatibility with the surrounding area through the negotiated process.  Development is governed by a Development Agreement between the City and the developer.  The proposal includes high quality materials and architectural features consistent with established Design Guidelines for PRD. The building is a modern mediterranean design with large spans of glass, stone and stainless steel.  Building elevations and design includes urban plazas with brick pavers sidewalks, water features and outdoor seating areas.

2. That PDD would allow a more innovative design than would be possible under the development standards of the existing zoning district and development regulations.


Consistent.  PDD zoning will allow for a more innovative design of the development, consisting of commercial along Hallandale Beach Boulevard with residential to the south and includes amenities that will enhance the development.  

4.
That the proposed development would promote the public interest, including, if appropriate, the provision of open space and amenities available for public use.


Consistent.  The proposed development provides many amenities such as interior atriums, landscaped areas, fountains, seating areas and pedestrian sidewalks for public and private use.

5.
That mixed commercial and residential development proposals would be well planned, in an integrated design that would encourage use of mass transportation, pedestrian and bicycling modes of transportation.


Consistent. The proposed development integrates commercial, retail, office, and residential uses.  The project’s location along Hallandale Beach Boulevard, a transit corridor well served by Broward County Transit, should encourage use of mass transportation by residents, employees and visitors to the site.

6.
That is would be more appropriate for a proposed project to be developed under PDD development standards and procedures than the existing zoning district development standards, and development review and variance procedures, when the criteria mentioned in this subsection are considered.

Consistent.  It is more appropriate to evaluate the proposed project as an overall redevelopment plan under PDD than adhering to the specific Code criteria of the underlying zoning district.  PDD zoning provides the flexibility to determine the appropriateness of a code modification based on the suitability to the specific site than the variances process.  Adherence to the strict review criteria for variance of Section 32-965 is not applicable with PDD zoning. Such modifications can be determined to have no significant impact on the actual development and neighboring properties, or that it may actually enhance the proposal through the negotiated process.  

CONDITIONAL USE REVIEW CRITERIA

ARTICLE VI, SECTION 1 (1.02)  Conditional uses: Applications for conditional

uses shall be reviewed with consideration given to the following:

(1)
That the use is compatible with the existing natural environment and other properties within the neighborhood.


Consistent. The surrounding neighborhood consists of residential high-density, multi-family, commercial and commercial recreational uses, therefore, the residential component of this mixed-use project is well integrated with its surrounding uses.

(2)
That the use will create no substantial detrimental effects on property values in the neighborhood.

 Consistent. The surrounding area consists primarily of high-density residential, retail and offices, therefore, the proposed residential mixed-use project will not create detrimental effects on any surrounding property values. The addition of high-end, mixed use buildings will substantially improve the area and is consistent with the purpose of the CCB District and PRD Overlay District and the City’s Comprehensive Plan.
(3)
That there are adequate public facilities such as schools, roads, parks, and utilities within the service areas involved.

Consistent. Adequate public facilities exist within the subject service area.  The developer will be required to demonstrate the proposal and will meet all concurrency requirements of Chapter 32 of the Code as part of the review of the Major Development Plan.
(4)
That there will be adequate provisions for the traffic movement, both vehicular and pedestrian, both internal to the use and in the area which will serve the use.

Consistent.  Vehicular and pedestrian traffic movements were reviewed as part of the Major Development Plan application and were found to be adequate. The proposed development will not obstruct or impede pedestrian movements. Traffic impacts on roadway system will be addressed and mitigated in the Major Development Plan application submitted directly to Commission.
(5)
That there will be adequate drainage systems to service the use with particular attention to the necessity for on-site retention systems to alleviate drainage and pollution problems.

Consistent.   A storm water drainage system will be provided as required by Code. 
(6)
That there are adequate setbacks, buffering, and general amenities in order to control any adverse effects of noise, light, dust, and other nuisances.

Consistent.  The proposed project will actually upgrade and enhance the landscaping and buffering in the immediate area and will not result in the creation of any nuisances. 
(7)
That the land area is sufficient, appropriate and adequate for the use and for any reasonably anticipated expansion thereof.

Consistent. The proposal is in compliance with the City’s Comprehensive Plan. Additionally, the proposed site carries the proper zoning, land-use, and Comprehensive Plan designations required for such development. Several other high-density residential developments currently exist or are planned in close proximity to the subject site and the project is located on a major transit corridor, making the proposed use appropriate.
(8) Any other conditions as may be stipulated and made a requirement in granting any application for a conditional use, when it is considered necessary to further the intent and general welfare, including but not limited to:

a.) Limitations on the hours of business operations.

b.) Limitations on the number of occupants of any building at any one time.

MAJOR DEVELOPMENT REVIEW

Section 32-787 specifies the following criteria shall be utilized in the review and evaluation of applications for Major Development Review approval:
1. Natural Environment

Subject property is the site of the Hallandale Professional site consisting of 9 one story office buildings on East Hallandale Beach Blvd.  The existing development will be demolished in phases.

2. Open Space

The minimum landscaping area required by Code is 15% and the applicant is providing 16% of the site will be landscaped at ground level.  In addition, the building will contain landscaped areas in common areas above ground level in the amenity deck for the residential use.  According to the landscaped plans, the grounds and non-ground level common area will be substantially landscaped with mature trees, ornamental trees, and shrubbery.  Royal Palms, Medjool Date Palms, Alexander, and Coconut Palms are proposed to be installed throughout the property. In addition, Oak trees, Mahogany trees, Gumb Limbos and various species of ornamental trees are proposed. The applicant is required to install 154 trees and is providing 154 trees.  
3. Circulation and Parking

1,073 parking spaces are required for the development and 1,281 parking spaces are proposed. The City’s parking Code requires parking spaces calculated on the square footage of individual uses, thus, no credit is provided for mixed use developments as a result of internalization of mixed uses.  

The vehicular use area has been designed to allow free movement within the proposed new buildings and the parking garage.  Parking for the commercial building is provided on a 5 level parking garage. Parking for the residential building is contained in floors 1 thru 7 of the residential building.
4. Access Control
The existing complex has two (2) right turn in/right turn out driveways from East Hallandale Beach Boulevard and two (2) two-way driveways from SE 2 Street (Hibiscus Road) an unimproved 20 foot right of way which the developer will be required to make necessary infrastructure improvements adjacent to the property.  The developer has been required to dedicate an additional 5 feet from the property to provide for a 25 foot right of way.
5. Public Transportation

Broward County, Miami-Dade County and the City shuttle bus services Hallandale Beach Boulevard.  There is a bus stop and a shelter adjacent to the subject site on Hallandale Beach Boulevard.  Staff recommends that the applicant install a new City bus shelter.
6. Community Services

The building will have a trash enclosure in a service area on the ground floor of the commercial and residential building.  The location was acceptable for service by the City’s sanitation trucks.  Prior to the issuance of the building permit, the developer must provide a hydraulic analysis of the water system, including a fire flow test to determine if the system is adequate to provide required fire and domestic use demand.

7. Drainage

Paved areas are proposed to have underground catch basins for storm water runoff.  Storm water must be retained on site.  Drainage calculations will be required at time of permitting.  The applicant will be required to comply with DPEP regulations and City criteria to retain a 5-year 1-hour storm on site.

8. Building and Other Structures
The proposed development will have a four story building with restaurants, offices and retail uses, a five story parking garage and a twenty-six story residential building with the first seven levels as parking.  

9. Concurrency Evaluation

According to Article V Section 32-782, determination of concurrency must occur prior to the approval of a building permit.

Staff has conducted a concurrency evaluation of the project relative to its impact on water, sewer, solid waste, recreation and drainage. Staff has determined that concurrency requirements for water, sewer, drainage and solid waste facilities have been met. Water, sewer, recreation and drainage calculations must be provided to the satisfaction of the City Engineer prior to the issuance of a building permit. The City reserves the right to require upgrades to the water, sewer, and drainage existing infrastructure if it is determined the systems are inadequate or will be severely impacted by the development.

The developer has submitted an Impact Evaluation Report as required by Section 32-788 that addresses each issue. The following is a summary of the expected impacts to the various public utilities for reference.

Potable Water - According to the criteria in the Impact Evaluation Report, the development will generate the need for approximately 81,164 gallons of potable water per day. The City Water Plant is expandable to 15 MGD (Million Gallons per Day). The plant’s current capacity is 9 MGD. The City’s current demand is about 6 MGD. There is sufficient capacity to maintain this development.  In addition, this project combines with Highland Park Village and Park Central presently being considered would not exceed available capacity.
Wastewater - The City has a Large User Agreement with City of Hollywood and several other communities for wastewater treatment.  The City recently obtained additional capacity at the sewer plant. 

The City’s current committed capacity is 7.85 MGD and the City’s total flow is 7.25 MGD according to the applicant, based on the proposed commercial / residential use, the wastewater demand for the site is 68,224 gallons per day. There is sufficient capacity to maintain this development.

The developer is required to pay for their share of additional sewage demand from the Hollywood Wastewater Treatment Plan as a result of their development.  The developer will be required to pay the City $384,000. This amount is based on the estimated gallons of sewage demand in applicant’s Impact Study and the City’s cost to obtain additional capacity at the Plant.  Should the actual sewage amount generated be greater than specified in the applicant’s Impact Study, the developer will be required to pay the actual cost to the City.   

Transportation System – The applicant was required to submit a traffic Study and Trips Run Report pursuant to Section 32-788 (g) for an analysis of the impact of the development as related to current and projected roadway usage and design capacities. The City’s consultant for this project, Michael Miller & Associates (MMA) reviewed the Study.   The Traffic Study and the Consultant’s Report have been placed in the Additional Materials Folder.

According to the consultant, the project will generate a significant amount of new traffic to the roadway system.  MMA stated that due to the phasing of the project, Phase I, consisting of the 250 residential units and 37,895 square feet of office use will generate 1846 new daily trips/188 PM Peak Hour trips.  The existing 50,645 square feet office park now generates about 790 daily trips/135 PM Peak Hour trips.  The Phase I redevelopment would result in 1056 more vehicle trips per day/53 PM Peak Hour trips than the existing development.  The total project (phase 1 and 2) would result in 3232 more vehicle trips per day/220 PM Peak Hour trips than the existing development (80% daily/62% PM Peak hour increase).  As the City is within a designated Urban Infill area, development projects may not be denied based upon concurrency, however they are required to mitigate their impacts.  The applicant will be mitigating its impacts as specified in the Development Agreement for this project.

Additionally, the applicant has agreed to pay for any future fees within three (3) years of the issuance of the building permit for the development established by the City to fund infrastructure improvements including but not limited to traffic and transit improvements as more specifically described in the attached Development Agreement between the Developer and the City.

School Facilities - The City’s Zoning and Land Development Code, Chapter 32, Section 32-788(i), Impact Evaluation Statement, requires that impacts on school facilities be considered for new development.  Accordingly, the applicant was required to provide an Impact Analysis regarding the project's impact on the public school system.

The Broward County School Board calculated the potential student impact of the 250 high rise units proposed. According to the School Board, the proposed project would generate 3 high school, 3 middle school, and 6 elementary school students for a total of 12 students. The schools impacted by the proposed development are Hallandale Elementary, McNicols Middle and Hallandale High School.  The middle school and high school are neutral. Hallandale Elementary is critically overcrowded.

The application is subject to the provisions of Section 7.8 of the Interlocal Agreement for Public School Facility Planning and School Board Policy 1161.  Pursuant to same, mitigation is required of new residential developments that impact overcrowded schools.  The applicant/owner will be required to mitigate the 6 students anticipated for Hallandale Elementary School.
10. Community Meeting

The developer held a Community Meeting on July 25, 2007 to present the project to the community in a public forum. The meeting was advertised on July 19, 2007 and notices were mailed to all area residents and owners within 1,000 feet from the site; in accordance with City’s Administrative Policy #2014. 011. 

11. Financial Impact

The project’s anticipated value at build out is $120 million.  It is expected the proposed development will generate approximately $598,000 in City of Hallandale Beach taxes and approximately $1,200,000 in CRA TIF revenue.
12. PRD Design Guidelines

Properties zoned PRD are also subject to the adopted Design Guidelines for the PRD Overlay District. The proposed development has been found to be consistent with the established design guidelines for properties zoned PRD.

13. Master Plan

The proposed Hallandale Oasis development is located along the Hallandale Beach Corridor, which has been identified as a focus for redevelopment.  The subject site has been designed to take proactive steps towards responsible urban form and function. The master plan encourages the following design principles:  redevelopment of surface parking lots, inclusion of public/civic space, pedestrian/vehicular connectivity, urban landscape materials, green building practices, and flexibility to create unique developments.  These objectives have been incorporated into the design of the Hallandale Oasis development.



The existing development consists of a suburban office park surrounded by surface parking. The project includes an expanded sidewalk along East Hallandale Beach Boulevard approximately 26 feet in width in concert with the Master Plan’s objective of a 20 foot minimum sidewalk along the major corridors.  Street trees will line the project’s frontage creating an urban rather than suburban landscape theme consistent with the Master Plan’s objectives for urban form and design.  Store fronts along the frontage lines create a visual and aesthetic presence to attract and ultimately gather pedestrians.  The commercial component is connected to the residential area by means of pedestrian sidewalks to the urban plazas, landscaped areas and water features.  

14.      Green Development

The applicant has agreed to design and construct the development utilizing the principles of sustainable or “green” design for the benefit of the community; the future building occupants, tenants and owners; and the global environment in general.  Examples of such sustainable or ‘green development systems, products and practices that might be incorporated into the design and construction of the proposed development could include, by way of example: reduction of pollution and land development impacts from automobile use; reuse and recycling of stormwater for non-potable uses such as landscape and irrigation and custodial uses; and high performance, energy efficient building technologies and systems (HVAC, lighting, windows, etc.).  The type of “green” certification is outlined in the attached Development Agreement and will be required prior to issuance of Certificate of Occupancy.

______________________________________________________________________

VIII. STAFF RECOMMENDATIONS

______________________________________________________________________
Conditional Use Application

A comprehensive compatibility analysis has revealed the proposed mixed use development will not negatively impact surrounding properties and will prove to be an overall asset to the area. Since the immediate vicinity is primarily composed of high-density residential, retail, and office uses the proposed location is appropriate for such land-use intensity. The subject application meets the requirements of the City Code and the overall vision of the City’s Comprehensive Plan and the Planned Redevelopment Overlay (PRD) District. 

Therefore, staff has no objections to the approval of the application for a Conditional Use Permit subject to assignment of 250 Residential Flexibility Units to the project by the City Commission.

Rezoning to PDD

As previously stated, the objective of the PDD is to provide an optional zoning procedure to permit site design flexibility and greater land use intensity and density in order to encourage high-quality, innovative development that is consistent with comprehensive plan policies, applicable city development and redevelopment plans, and desired development patterns and land uses in an overlay zone that encourages flexibility in the design and negotiation of land development in order to promote the most appropriate use while allowing flexibility in development.  The intent of applying the PDD for this property was predicated on the City’s desire to promote the redevelopment of underutilized properties in need of revitalization through flexible development standards. 

Staff has no objections to assigning the PDD Overlay District to the subject site. Rezoning to PDD will allow for design flexibility through the negotiated process in order to encourage development that is consistent with Comprehensive Plan policies and desired development patterns.

Major Development Review 

As outlined in this memo, Staff has conducted a comprehensive analysis of the subject application and has determined the applicant’s proposal meets the general requirements for Major Development Plan approval relative to concurrency and other Code requirements subject to special conditions in addition to the Code mandated regulations. The proposed conditions are outlined in the attached Development Agreement and should be imposed to assure a quality development and mitigate any negative impacts. 

In furtherance of the Comprehensive Land Use Plan Goals, Objectives and Policies, Zoning Code and other applicable City provisions and based upon the findings of facts contained herein, staff recommends approval of the following applications:
1. Application # 24-06-DB for Major Development Review approval pursuant to Section 32-782 of the Zoning and Land Development Code in order to build a mixed use project consisting of a 4-story building containing 33,345 square feet of retail space and 120,000 square feet of office space and a 26 story residential building containing 250 residential units, at 1100 East Hallandale Beach Boulevard.

2. Application #25-06-Z applying the PDD (Planned Development Overlay) District to the subject property.

3. Application #26-06--CU for a Conditional Use Permit pursuant to Section 32-175(2)(d)(5) of the Zoning and Land Development Code in order to construct 250 residential units within the proposed mixed use development.  Assignment of 250 residential flexibility units is also requested to allow the residential use.
These recommendations for approval are subject to all of the conditions of approval outlined in the attached Development Agreement.
Staff recommends approval on First Reading of the Ordinance applying the Planned Development Overlay District to the subject property.

Staff further recommends the City Commission approve the following during Second Reading of the above referenced Ordinance (on May 7, 2008):

1. Application #25-06-CU for a Conditional Use Permit to build the mixed use commercial/residential project.

2. The Resolution assigning 250 residential Flexibility Units to the project.

3. Application #24-06-DB for Major Development Review approval to build the mixed use project consisting of 250 residential units, 120,000 sq.ft. of office and 33,345 sq. ft. of retail space.

4. The Development Agreement for the Oasis project.
Should the City Commission concur with the Development Agreement as drafted, approval should be contingent on the applicant executing the Agreement with the City within a period not exceeding 60 days from the date of the application approval and the City Attorney’s concurrence of the final document. Further, the City Commission should authorize the City Manager to complete any final negotiations with the applicant and execute the Development Agreement. 

Prepared By: ________________________________________

Christy Dominguez, Director of Planning & Zoning

Reviewed:

______________________________



_____________

D. Mike Good, City Manager




Date

_____ Approved
    
_____ Denied

       ______ Hold for Discussion

Comments: ______________________________________________________________________                                                  
______________________________________________________________________

______________________________________________________________________           ______________________________________________________________________
04/16/08
12E. CITY OF HALLANDALE BEACH, FLORIDA

MEMORANDUM

DATE:


April 2, 2008

TO:


D. Mike Good, City Manager

FROM:

Richard Cannone, Development Services Director


SUBJECT:
Applications # 32-06-Z and # 31-07-RV by Hallandale Park Central Development , LLC, applicant, requesting assignment of PDD Overlay and Vacation of Right of Way as a prerequisite to seek approval of a mixed use development containing 372 units and 20,200 square feet of commercial/retail space generally located at 301 North Federal Highway and 507 NE 4th Street. 

I.
BACKGROUND INFORMATION

___________________________________________________________________

APPLICANT

Hallandale Park Central, LLC

Project Name

Hallandale Park Central

REQUEST

The applicant is requesting the following: 

1. Application #32-06-Z assigning the PDD (Planned Development District) Zoning Overlay to the subject property.

2. Application #31-07-RV for Right of Way Vacation in order to vacate certain roadways and alleyways adjacent to the subject property.

LOCATION

The property is located at 301 North Federal Highway and 507 NE 4th Street (see Exhibit A of the attached Rezoning Ordinance).


PLANNING DISTRICT

Dog Track

PARCEL SIZE

Parcel A:  
1.00  Acres

Parcel B:  
6.44 Acres

Total:

7.44 Acres

EXISTING ZONING

Parcel A:  Business General District (B-G); Residential Multifamily-18 District (RM-18) with Planned Redevelopment Overlay District (PRD).

Parcel B:  Presently zoned RM – 18 District.  City Commission on January 22, 2008 approved First Reading of and Ordinance to Rezone to Residential High Density – 2 District (RM-HD-2 adoption hearing is pending).

EXISTING USE

The Palmetto Trailer Park with 130 trailer homes and the Paddock Mobile Home Park with 61 trailer homes and one story vacant commercial building.  

PROPOSED USE

Six story mixed use structure with 372 residential units and 20,200 square feet of commercial space.

SURROUNDING ZONING

North
-   Commercial Recreational (Active) District

South
-   (RD-12) Residential Two Family (Duplex) District

East    -   (RS-6) Residential Single Family District

West       (BL) Business Limited

SURROUNDING LAND USE

North  -   Residential Multi-family (RM-18) District and (B-G) Business 

               General District  

South -   Residential Multi-family (RM-18) District

East  -   Business general District  

West -   Residential Multi-family (RM-18) District 

II.
LAND USE HISTORY

___________________________________________________________________

Previous Request

On January 22, 2008, the City Commission approved on first reading, two ordinances relative to the Park central project as follows:

1. An ordinance changing the Land Use plan designation of the residentially zoned portion of the property (Parcel B) from Residential Medium density such property legally described as lots 9-22 block 4,  Lots 9-22 Block 5 and all of Block 6 Hollywood Pines Estates.

2. An ordinance changing the zoning of the above referred property from RM-18 to RM-HD-2 District.

Second Reading of the above ordinances is pending and will be presented to the City Commission with all related applications for this project.

On March 26, 2008, the following applications were presented to the Planning and Zoning Board:

1. Application #39-07-CU for a Conditional Use Permit to allow a residential component in the commercially zoned portion of the property.

2. Application #32-06-Z applying the PDD Overlay District to the subject property.

3. Application #40-07-P to Replat the subject property.

The Planning and Zoning Board recommended approval of the applications by a majority vote (3-2), (Cooper and Butler – No).

___________________________________________________________________

III.
DETAILS OF THE APPLICATION 

___________________________________________________________________

The applicant, Hallandale Park Central Development, LLC has filed the following applications as a prerequisite to seek approval of a mixed use development containing 372 units and 20,200 square feet of commercial/retail space for the properties generally located at 301 North Federal Highway and 507 NE 4 th Street:

1. Application #32-06-Z assigning the PDD (Planned Development District) Zoning Overlay to the subject property.

2. Application #31-07-RV for Right of Way Vacation in order to vacate certain roadways and alleyways adjacent to the subject property.
___________________________________________________________________

IV.
COMPREHENSIVE PLAN CONSIDERATIONS

___________________________________________________________________

The proposed PDD assignment will assist the City in furthering the following policies and objectives of the City’s Comprehensive 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 not be considered incompatible if, through proper screening, buffering design and access control, there are no significant noises, odors, fumes, vibrations or 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.

Policy 1.3.4:  Residential areas should continue to be buffered from high intensity nonresidential uses.  

A. Low to medium range residential densities should continue to be located with access to existing local, collector and minor arterial streets.

B. High density residential developments should continue to be located with direct access major arteries. 

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.

Policy 1.10.6:  The City shall study and consider amortization and other methods of requiring nonconforming mobile home parks to meet Codes, including replacement of the parks with conforming uses by 1998.  

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).











_______
V.
APPLICATION CODES AND ORDINANCES











_______

A. PDD REZONING

1.
The applicant proposes to apply the PDD Overlay District to the property. Section 32-174(g)(5) provides procedures and requirements for rezoning to PDD. The Section requires that proposed development within a developer-initiated PDD be evaluated for its consistency with the City’s goals and policies relating to the area being proposed for development. 

The rezoning to PDD and proposed Development Plan is consistent with the City’s goals and policies which encourage site design planning techniques to enhance the quality of large scale developments or redevelopments as addressed under Section VII, Review of Application Criteria of this report.

2.
Article III Section 32-174(g)(3) allows rezoning to PDD be submitted for review as a Concept Plan unless a Major Development Plan is submitted.


According to the provisions, the following information shall be provided in a Concept Plan:


The applicant has provided a detailed Major Development in order for Staff to review all necessary provisions of the code.

3.
Section 32-174(h) specifies the procedures and requirements for major development plans.

The Major Development Plan submitted are detailed plans that represent the specific development including an impact analysis filed by the developer. A major development plan must meet the requirements of Article V, Development Review, and the PDD requirements specified in Section 32-174(h). The Major Development 
Plan will be presented to the City Commission at second reading of the PDD rezoning application.

4.
Section 32-174(i) requires all Planned Development Districts must contain a minimum of 1.5 acres of land under unified control.


The subject property is 7.44 acres, thus, it exceeds the minimum parcel size required. 

5.
Section 32-174(i), Planned Development District (PDD) provides assignment of PDD as an optional zoning procedure to permit site design flexibility; greater land use intensity and density in order to encourage high quality innovative development and promote its most appropriate use consistent with Comprehensive Plan policies. Development in a PDD is governed by a Development Agreement pursuant to Section 32-174(d)(2).


The uses permitted in a PDD are those uses enumerated by the underlying zoning district in accordance with the City’s Comprehensive Plan. All site development standards, including density, in a PDD are negotiated between the City and the applicant as part of the development process. 


The proposed uses are permitted or conditionally permitted by the underlying Planned Redevelopment Overlay (PDD) District zoning of  the property. As required for properties zoned PDD, the development standards, including density, will be negotiated and the development will be governed by a Development Agreement which will be presented to the City Commission with the Major Development Plan.  

B. Right of Way Vacation

1. 
The applicant requests a right-of-way vacation of NE 4th Street abutting  

Blocks 4 and 5 and NE 4th Avenue between Blocks 5 and 6 and adjacent alleyways within the Hollywood Pines Estates Subdivision of the subject property. (See Exhibit “A” of vacation ordinances). The area to be vacated is 44,497square feet. or 1.021acre in size.  The applicant is the adjacent, owner of the aforementioned rights of way.

2.  The applicant intends to use the subject streets as apart of the proposed 

residential development.  The 1.02 acre vacation represents an additional 50 Units for the project if said area is vacated.
3. Florida Power & Light, Bellsouth and Peoples Gas have no existing facilities in the street. Level 3 Communication or Comcast, had no abjections to the vacation.  The Department of Public Works had no objections provided a new 12 foot utility easement is granted around the perimeter of the property.  According to the Director of Public Works, the existing water and or sewer lines within the area to be vacated will need to be relocated by the developer.

___________________________________________________________________

VI. 
REVIEW CRITERIA

___________________________________________________________________
PLANNED DEVELOPMENT OVERLAY DISTRICT  (PDD) 

REVIEW CRITERIA

Article III Section 32-174(g)(5) of the Zoning and Land Development Code states applications for rezoning to PDD shall be reviewed with consideration given to the following criteria:

(1)
That the proposed project would further the development or redevelopment of an area of the City consistent with City land use and development goals, policies and development/redevelopment efforts.

The proposed project will further the following policies and objectives of the city’s comprehensive land use plan:


Policy 1.3.4: High density residential developments should continue to be located with direct access onto major arteries. 


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 Future Land Use Plan shall encourage mixed use developments within urban infill and urban redevelopment area(s). 

(Note: The entire City is designated as an Urban Infill Area).

Consistent.  The subject property is located within the City’s CRA and the proposed project will help revitalize the area.  Assignment of PDD Overlay district to the property is consistent with the City’s adopted goals and redevelopment efforts.  The proposal is also consistent with the City’s Master Plan as discussed below.

(2)
That the proposed development would be of an equal or higher quality with regard to appearance, site design, compatibility with the adjacent area, landscaping, and provision of amenities that would result under the existing development standards. 


Consistent.  The proposed development would be of a higher quality than required by the underlying B-G and RM-HD-2 zoning.  Quality, appearance, or provision for amenities of the development is not regulated by the underlying zoning district.  PDD extends the City’s discretion in assuring a high quality development and compatibility with the surrounding area through the negotiated process.  Development is governed by a Development Agreement between the City and the developer.  

The proposal is also consistent with the City’s Master Plan.  The project includes design principles of the Master Plan, such as public space, pedestrian/vehicular connectivity, and urban landscape.  The building is a modern Mediterranean design.  A covered colonnade extends from the building providing cover to the commercial stores.  Street trees also line the project’s frontage creating an urban form and design.  In addition, the proposal is consistent with established Design Guidelines for PRD. 

(3)
That PDD would allow a more innovative design than would be possible under the development standards of the existing zoning district and development regulations.


Consistent.  PDD zoning will allow for a more innovative design of the development, consisting of commercial along Federal Highway and includes amenities such as commercial retail strip, restaurants and pedestrian walks within the development that will enhance the development.  
(4) That the proposed development would promote the public interest, including, if appropriate, the provision of open space and amenities available for public use.


Consistent.  The proposed development provides amenities such as interior courtyards, landscaped areas, seating areas and pedestrian sidewalks for public and private use.

(5)
That mixed commercial and residential development proposals would be well planned, in an integrated design that would encourage use of mass transportation, pedestrian and bicycling modes of transportation.


Consistent. The proposed development integrates commercial, retail, and residential uses.  The project’s location along Federal Highway a transit corridor well served by Broward County Transit, should encourage use of mass transportation by residents, 
employees and visitors to the site. A bus shelter has also been provided and integrated into the site.

(6)
That is would be more appropriate for a proposed project to be developed under PDD development standards and procedures than the existing zoning district development standards, and development review and variance procedures, when the criteria mentioned in this subsection are considered.

Consistent.  It is more appropriate to evaluate the proposed project as an overall redevelopment plan under PDD than adhering to the specific Code criteria of the underlying zoning district.  PDD zoning provides the flexibility to determine the appropriateness of a code modification based on the suitability to the specific site than the variances process.  Adherence to the strict review  criteria for variance of Section 32-965 is not applicable with PDD zoning. Such modifications can be determined to have no significant impact on the actual development and neighboring properties, or that  it may actually enhance the proposal through the negotiated process.  

Community Meeting
In accordance with City’s Administrative Policy #2014. 011, the developer held two Community Meetings on May 21, 2007 and on July 25, 2007 to present the project to the community in a public forum. The meetings were advertised and notices mailed to all area residents and owners within 1,000 feet from the site. 
Approvals Required
 

After First Reading and approval of the subject Ordinances, the following approvals will be required and brought back for City Commission consideration when ready:
· Land Use Plan Map Amendment – HD2 (Second Reading) 

· Rezoning – RM-HD-2 (Second Reading) 

· Rezoning – PDD (Second Reading) 

· Vacation of Right of Way (Second Reading) 

· Major Development/Development Agreement (Approval)

· Conditional Use (Approval)

· Allocation of Residential Flex Units (Resolution) 

· Plat (Resolution) 

 
________________________________________________________________
VII. STAFF RECOMMENDATIONS

________________________________________________________________
Staff recommends approval of the attached ordinances on First Reading.  Second Reading of the Ordinances will be brought back for City Commission approval with the other related applications when ready.
Prepared by:  _______________________________________



Christy Dominguez, Director of Planning & Zoning
Reviewed:

_______________________


______________

D. Mike Good, City Manager



Date

____ Approved
____ Denied

____ Hold for Discussion

Comments:

____________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________
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12G. CITY OF HALLANDALE BEACH, FLORIDA

                   MEMORANDUM

DATE:          March 28, 2008

TO:
          D. Mike Good, City Manager

FROM:         Richard D. Cannone, Director of Development Services

SUBJECT:   Applications #07-17-DB, 16(a)-07-Z and 16(b)-07-Z for Major Development 


         And Rezonings
                     Highland Park Village


         112 NW 3rd Avenue

I.
BACKGROUND INFORMATION

APPLICANT:

Highland Park Ventures, LLC

Richard Shan, Shanco Building Group

Project Name:

Highland Park Village

REQUEST:

The applicant is requesting the following:

1)  Application #16(a)-07-Z rezoning the subject property from RD-12, residential Duplex District to RM-25, Residential Multifamily District and assignment of 23 residential reserve units.

2) Application #16(b)-07-Z applying the PDD (Planned Development Overlay) District to the subject property. 

3) Application #07-17-DB for Major Development Review approval pursuant to Section 32-782 of the Zoning and Land Development Code in order to construct a 53 unit multifamily development at 112 NW 3rd Avenue.

LOCATION:

The property is located at 112 NW 3rd Ave.  (Please refer to the survey with the architectural plans for full legal description.)

PLANNING DISTRICT:

Northwest

PARCEL SIZE:

2.15 Acres (93,750.0 sq. ft. in lot area.)

EXISTING ZONING:

RD-12 Residential (Two Family) District.  

PROPOSED ZONING

RM-25, Residential Multi-family and Planned Development Overlay (PDD) District. 

EXISTING USE:

Highland RV Park with 7 mobile homes and 45 RV spaces for a total of 52 spaces.

PROPOSED USE:

A 53 unit multi-family development.

COMPREHENSIVE PLAN:

City:

Residential Low-Medium Density

County:
Residential Low-Medium Density

SURROUNDING ZONING:

North
-
I-L (Light Industrial District) across NW 2nd Street. 

South
-
RD-12 (Residential Two-Family District) 

East
-
RD-12 (Residential Two-Family District) across NW 2nd Street

West
-
RD-12, (Residential Two-Family District) across NW 3rd Street 
SURROUNDING LAND USE:

North 
- Warehouses across NW 2nd Ave.

South -
  Single family residential

East   -  Single family, two family and multi-family residential

West  -
  Single family, two family and multi-family residential

RELATED LAND USE HISTORY:

Planning and Zoning Board recommended approval of these applications on February 27, 2008 by a vote of 5-0.

PREVIOUS REQUEST ON SAME PROPERTY:

None related to the application. 


DETAILS OF APPLICATION:

Construct 53 multi-family units, three-story buildings with single story units on the first floor and two story units on he second and third floors; (4 one bedroom units, 42 two bedroom units and 7 three bedroom units).

104 parking spaces are proposed and 104 spaces are required.

An entrance driveway from NW 2nd Avenue with a resident and guest lane and two exit driveways to NW 2nd Avenue.

One bedroom units have 753 sq. ft. in gross floor area; two bedroom units range from 1,129 sq. ft. to 1,254 sq. ft. in floor area, three bedroom units have 1,262 square feet in floor area.

An automated sliding safety gate at the entrance on NW 2nd Avenue with a resident and a guest lane setback 48 feet from the front property line (accommodates 4 tandem stacked vehicles). 

29.34% landscaped area is proposed, (35% is required).

Perimeter trees are proposed along the north, south and west property lines.

Two masonry dumpster enclosures on the north and south sides of the development.

______________________________________________________________________

II.
INTERDEPARTMENTAL REVIEW SUMMARY

Comments/issues identified by the Development Review Committee (DRC) were discussed with the applicant during DRC review of the application. The majority of these comments/issues were addressed and incorporated into the Major Development Plan application. 

The Committee recommended approval of the application subject to conditions as enumerated in the attached Development Agreement. 

______________________________________________________________________

III.
 COMPREHENSIVE PLAN CONSIDERATIONS

REZONING

The subject property is designated residential Low-Medium density on the City’s Future Land Use Map which permits densities of up to 14 dwelling units per acre.  The applicant would be permitted to develop 30 units on the 2.15 acre parcel with the present zoning and land use designation.  The applicant proposes to build 53 multi family units which generate a density of 24.65 dwelling units per acre.  The applicant is requesting rezoning to RM-25 District which permits  densities of up to 25 dwelling units per acre as provided by the Future Land Use Element Section 2.3 A(3) of the City’s Comprehensive Plan.  The property is designated Residential Low-Medium Density on the County’s Land Use Map.

According to the Broward County Comprehensive Plan, a municipality may rearrange residential densities by utilizing residential Flexibility or Reserve Units pursuant to the Broward County Administrative Rules Document.  In order to avoid the need for City and County Land Use Plan Amendments for land uses with greater densities, the applicant has requested assignment of 23 Residential; reserve Units to the project to accommodate the proposal.

(Note: Reserve Units are defined as additional permitted dwelling units equal to 2% of the total number of dwelling units permitted within a flexibility zone by the Broward County Land use Plan).

The City is divided into 2 Flexibility Zones.  The FEC railroad serves as the dividing line between zones.  The subject property is located in Flexibility Zone #94, west of the FEC railroad.  Presently, there are 77 Reserve Units available within Flex Zone #94.  Assignment of 23 Reserve Units to this parcel would reduce the number of reserve Units in Flex Zone #94 to 54 units. 

(Note: As part of the Development Agreement for the approval of the Dixie Foster Townhome project, the developer was required to apply for a City and County Land Use Plan Amendment to recoup the 17 Residential reserve Units.  The Dixie Foster Land Use Plan Amendment application is presently being processed.  Upon approval of the application by City and County, the Reserve Unit pool will recapture the 17 units, which would bring the amount available to 94.

There are no Flexibility Units in Flex Zone #94.  The only available tool in Flex Zone #94 to rearrange residential densities for any project beneficial to the community without the need of a land use plan amendment is this limited available reserve unit pool.  Furthermore, staff has always, whenever feasible recommended that Flex or reserve units be recaptured for future use.  Should the City Commission approve the assignment of Reserve Units to this project, staff recommends that the applicant be required to apply for a City and County Small-Sclae Map Amendment, as required of the Dixie  Foster developer, in order to enable the City to recoup the 23 Reserve Units for Flex Zone #94 for reuse.

MAJOR DEVELOPMENT REVIEW

Staff finds that this development is consistent with the City’s Comprehensive Plan.  The proposed project will assist in furthering the following policies and objectives of the City’s Comprehensive Plan: 

Policy1.3.4:  Residential areas should continue to be buffered from high intensity nonresidential uses.  

C. Low to medium range residential densities should continue to be located with access to existing local, collector and minor arterial streets.

D. High density residential developments should continue to be located with direct access major arteries. 

Policy 1.3.6:  The City shall encourage infill residential development.

Policy 1.10.6:  The City shall study and consider amortization and other methods of requiring nonconforming mobile home parks to meet Codes, including replacement of the parks with conforming uses by 1998.  

The proposal will be consistent with the City’s Comprehensive Plan if the petition to rezone the property to RM-25 (related application #16-07-Z) and assignment of the requested 23 Residential Reserve Units is approved by the City Commission. 

However, Staff recommends the Reserve Units be recaptured for future use through a small scale County and City land use plan amendment.  A similar recommendation was required of the Dixie Foster developer, in order to enable the City to recoup the Reserve Units for Flexibility Zone # 94 for future reuse. 

IV.
APPLICABLE CODES AND ORDINANCES

REZONING REQUIREMENTS 

1. The subject parcel is designated residential Low medium Density in the City’s Future Land Use Map which permits density of up to 14 density units per acre.  The applicant is requesting assignment of 23 residential reserve Units in order to allow for development at a density of up to 25 dwelling units per acre.  The  property is designated low-Medium Density in the County’s Future Land Use Map.
In order for the applicant to be permitted to develop the property with 53 units without a land use plan amendment, allocation of 23 Reserve Units will be required.  
2. The property is presently zoned RD-12.  

RM-25 District permits densities of up to 25 dwelling units per acre.  RD-12 District permits densities of up to 14 dwelling units per acre.  The property is 2.15 acres.  Since the applicant proposes 53 units generating a density of 24.65 units per acre, the property must also be rezoned to RM-25.

3. The applicant proposes to apply the PDD Overlay District to the property.  Section 32-174(g)(5) provides procedures and requirements for rezoning to PDD.  The Section requires that proposed development within a developer-initiated PDD be evaluated for its consistency with the City’s goals and policies relating to the area being proposed for development.

The rezoning to PDD and proposed Development Plan is consistent with the City’s goals and policies which encourage site design planning techniques to enhance the quality of redevelopment projects as addressed under Section V, Review of Application Criteria of this report.

4. Article III Section 32-174(g)(3) allows rezoning to PDD be submitted for review as a Concept Plan.  A Concept Plan is a preliminary plan of the developer’s proposal which includes existing and future development of a project site.

According to the provisions, the following information shall be provided in a Concept Plan:

1) A certified boundary survey.

2) General schematic representation of the land uses (existing and proposed) with densities, intensities, along with a table of computation which depicts the number of units, gross floor area, parking, building height and site coverage.

3) Approximately delineation of internal circulation with hierarchical classification of streets. 

The applicant has provided a detailed Development Plan which exceeds the information required to evaluate a Concept Plan.  Staff has reviewed the plan and has determined that all the requirements were satisfactorily addressed.  The development details are summarized under Details of this Staff Report, Section I. 

5. Section 32-174(h) specifies the procedures and requirements for major development plans.

An application for Major Development Plan, a detailed plan representing the specific development and impact analysis has been filed by the developer.  A Major development Plan must meet the requirements of Article V, Development review, and the PDD requirements specified in Section 32-174(h).  The Major Development Plan application will be submitted directly for City Commission consideration and will be processed subsequent to approval of the PDD rezoning application. 

6. Section 32-174(i) requires all Planned Development Districts must contain a minimum of 1.5 acres of land under unified control.

The subject property is 2.15 acres, thus, it exceeds the minimum parcel size required.

7. Section 32-174(i), Planned development District (PDD) provides assignment of PDD as an optional zoning procedure to permit site design flexibility; greater land use intensity and density in order to encourage high quality innovative development and promote its most appropriate use consistent with Comprehensive Plan policies.  Development in a PDD is governed by a development Agreement pursuant to Section 32-174(d)(2). 

The uses permitted in a PDD are those uses enumerated by the underlying zoning district in accordance with the City’s Comprehensive Plan.  All site development standards, including density, in a PDD are negotiated between the City and the applicant as part of the development process.

The proposed multi-family residential complex is permitted by the proposed underlying RM-25 District zoning of the property.  As required for properties zoned PDD, the development standards, will be negotiated and the development will be governed by a Development Agreement which is being presented to the City Commission with a Major Development Plan.  

MAJOR DEVELOPMENT REQUIREMENTS

1. Section 32-156(d)(5) requires multifamily uses maintain the following

setbacks and section:

           REQUIRED

                      PROPOSED
       DEFICIENCY
Front (2 Ave) 30ft.


     20 ft.

       10 ft.


            Rear (3 Ave) 25ft.

                20 ft.

         5 ft



Side (corner or between structures) 30ft.   20 ft.
                  10 ft.

Side (interior) 20ft.

               15 ft. 
                    5 ft

The applicant is requesting the setback requirements outlined above be waived as part of the development negotiations process for properties zoned PDD. 

2. Section 32-156(d)(4) restricts multifamily development in RM-25 to 8

stories or 85 feet in height.

The overall height of the proposed buildings is 36’– 8” feet in height,

therefore, the proposal does not exceed the above referenced

requirement.

6.
Section 32-156(d)(7) requires the following minimum floor area for multifamily developments:

UNIT TYPE
       REQUIRED
PROPOSED  
DEFICIENCY
One Bedroom
750 sq. ft.

753 sq. ft. 

-0-

Two Bedroom
850 sq. ft.

1129 to 1254 sq. ft.
-0-

Three bedroom      1000 sq. ft. 

1262 sq. ft. 

-0-

The proposal meets or exceeds the minimum floor area required for all proposed units types. 


7.  Section 32-455(d)(2) requires 1.5 spaces for every 1 bedroom unit, 1.75spaces for every 2 bedroom units and 2 spaces for every 3 bedroom unit plus 10% of the total required for guest parking.

According to the aforementioned requirement 104 parking spaces are required for the project and 104 spaces are provided thereby the proposal meets Code. 

8.      Section 32- 156(d)(6) requires a minimum of 35% landscape area for

Multifamily development in RM-25 District.

The applicant is proposing 29.34% landscaped pervious area instead

of the 35% required (5.66% deficiency). Therefore, a waiver for the

landscaped area is needed by the applicant.

9.      Section 32-384 (c)(3) requires 1 tree per every 1,500 square feet of lot

Area.  Trees in residential zoning districts must have a minimum height of

10 feet.  


Based on the 93,750 square foot lot, 63 trees are required.  The applicant proposes to plant 65 trees, therefore exceeding the code requirement.  The applicant proposes trees ranging in heights of 10 feet to 15 feet.  Royal Palms, Queen Palms, Live Oaks and Green Buttonwood trees are proposed throughout the property.  

V.  REVIEW OF APPLICATION CRITERIA

REZONING

Article VIII, Section 963 specifies the following criteria to be addressed in considering applications for rezoning and land use amendments:

1) The relationship of the proposed amendment to the purposes and objectives of the City’s Comprehensive Land Use Plan, when adopted, with the appropriate consideration as to whether or not the purpose of this and other codes, regulations, and actions designed to implement said plan.

The proposed rezoning to RM-25 District is consistent with and will further the following Comprehensive Plan Policies:

Future Land Use Element 

Goal:
To provide a coordinated and compatible mix of land uses which encourages a high quality of life meeting the social, economic and physical needs of the present and future population of Hallandale Beach, while insuring reasonable environmental protection and timely and efficient provision of services.  

Policy 1.6.6:
The City shall encourage infill residential development.

Objective 1.10: Land Use Consistency: The City shall manage growth and development through the continued administration, and enforcement of the Hallandale Zoning and Land Development Code which shall ensure that future land uses remain consistent with this Plan.

Policy 1.11.3:  While the City should focus on the Northwest Planning District, the original Target Area for the City, the City should also commit resources to the expanded Community Redevelopment Area (CRA) where neighborhood improvements are needed.  (Note: The subject property is within the CRA district).

Policy 1.12.2: The Development Services Department shall evaluate impacts resulting from new developments to ensure that adequate facilities are either in place or planned so that Level of Service standards are not reduced.

Policy1.16.6:  Adequate housing opportunities necessary to accommodate all segments of present and future residents shall   be provided within urban infill and urban redevelopment area(s).

Housing Element

Goal4-1: Quality Residential Environment.  To ensure the availability of a safe, sound, and attractive residential environment for all residents of Hallandale.

Objective 4.1.1:  Provide Adequate and Affordable Housing Sites.  The City shall support the need for adequate sites for all residents.

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

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).

(Note: The entire City is designated an Urban Infill Area.  The subject property is within the Urban Redevelopment Areas).

The proposed rezoning and assignment of Reserve Units will enable an infill redevelopment parcel to be redeveloped with a new, attractive multi-family development which will greatly enhance the neighborhood.

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

Consistent.  The proposed change would be compatible with the existing land use pattern of the neighborhood.  The are is developed with a mix of uses including single family homes, duplexes, multifamily and commercial developments.

3) The proposed change would or would not create an isolated district unrelated to adjacent and nearby district.

Consistent.  The proposed change would not create an isolated district.  The area is surrounded by low-medium and medium density residential buildings and commercial/industrial uses to the north.   

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

Consistent.  The proposed change would not have an adverse impact on schools, public facilities or change the density pattern.  The applicant will be required to demonstrate the proposal will meet all concurrency requirements of Chapter 32 of the Code as part of the development review and approval process, including the newly implemented requirements for school concurrency. 

5) Existing district boundaries are illogically drawn in relaxation to existing conditions on the property proposed for change.

Consistent.  The existing lRD-12 (Duplex) zoning category and density limitation of 14 dwelling units per acre is not logical in relation to existing conditions and desired development patterns for the area.

6) Changed or changing conditions make the passage of the proposed amendment necessary.  

Consistent.  The existing land use designation limiting densities to 14 dwelling units per acre has not provided for redevelopment of underutilized land in area.  There is a need for change to encourage redevelopment of a medium/high density in the area.

7) Substantial reasons exist why the property cannot be used in accordance with the adopted land use plan and/or the existing zoning.  

Consistent.  The existing RD-12 District zoning limits potential redevelopment of area.  

8) Whether or not the change is out of scale with the needs of the neighborhood.

Consistent.  The proposed change is not out of scale with the needs of the neighborhood.  Rather, the proposal will have a positive effect on the property and encourage urban infill residential development compatible with the neighborhood.

PLANNED DEVELOPMENT OVERLAY DISTRICT (PDD) REVIEW CRITERIA

Article 111 Section 32-174(g)(5) of the Zoning and Land Development Code states applications for rezoning to the PDD shall be reviewed with consideration given to the following criteria:

1) That the proposed project would further the development or redevelopment of an area of the City consistent with City Land Use and development goals, policies and development/redevelopment efforts.
Consistent.  Assignment of PDD Overlay District to the property is consistent with the City’s adopted goals and redevelopment efforts as outlined in item V(1) of this report.

2) That the proposed development would be of an equal or higher quality with regard to appearance, site design, compatibility with the adjacent area, landscaping, and provision of amenities that would result under existing development standards.  

Consistent.  The proposed development would be of an equal or higher quality than required by the proposed underlying RM-25 District zoning.  Quality, appearance, or provisions for amenities of the development are not regulated by the underlying zoning district.  PDD extends the City’s discretion in assuring a high quality development and compatibility with the surrounding area through the negotiated process.  Development is governed by a Development Agreement between the City and the Developer.  The proposal includes high quality materials and landscaping than mandated by the City Code.

3) That PDD would allow a more innovative design than would be possible under the development standards of the existing zoning district and development regulations.

Consistent.  PDD zoning will allow for a more innovative design of the development, consisting of one story units on the ground floor and two story townhomes on the second and third floors.  The development will be a gated community with amenities that will enhance the development.  

4) That the proposed development would promote the public interest, including, if appropriate, the provision of open space and amenities available for public use.

Consistent.  The proposed development provides several amenities such as a gated secured community, a clubhouse, swimming pool, tot lot and landscaped areas.  

5) That mixed commercial and residential development proposals would be well planned, in an integrated design that would encourage use of mass transportation, pedestrian and bicycling modes of transportation.  

Consistent.  The proposed development does not include commercial development, however, is one block from the project’s location along Hallandale Beach Boulevard, a transit corridor well served by Broward County Transit, should encourage use of mass transportation by residents and visitors to the site.

6) That It would be more appropriate for appropriate for a proposed project to be developed under PDD development standards and procedures than existing zoning district development standards, and  development  review and variance  procedures, when the criteria mentioned in this subsection are considered.
Consistent.  It is more appropriate to evaluate the proposed project as an overall redevelopment plan under PDD than adhering to the specific Code criteria of the underlying zoning district.  PDD zoning provides the flexibility to determine the appropriateness of a code modification based on the suitability of the specific site rather than the variance process.  Adherence to the strict review criteria for variance of Section 32-965 is not applicable with PDD zoning.  Such modifications can be determined to have no significant impact on the actual development and neighboring properties; or that it may actually enhance the proposal through the negotiated process.

MAJOR DEVELOPMENT REVIEW

Section 32-174(h) specifies the following criteria shall be utilized in the review and evaluation of applications for Major Development Review approval:

1. Natural Environment
The subject property is the Highland RV Park with 7 mobile homes and 45 RV spaces on the property to be demolished. There are no rare, historical or valuable trees on the property.

2. Open Space
A swimming pool and pool recreation area is proposed.  29.34 % of the site will be landscaped.

3. Circulation and Parking
One hundred four parking spaces are required for the development and 104 spaces are provided. 

4. Access Controls
The development will be a gated community accessed from NW 2 Avenue with a resident and guest lane by a two-way driveway. The proper stacking for 4 vehicles for residents and guest is provided at the entrance to the gate. An exit drive aisle is proposed at the south end of the property on NW 2 Ave. 

5. Public Transportation

Public mass transit is available on West Hallandale Beach Boulevard in the immediate vicinity of the parcel.

6. Community Services
Two dumpster locations with masonry enclosures are proposed on the north and south side of the development. The City sanitation department will service the development. The applicant proposes to construct a 5 foot concrete sidewalk along the perimeter of the property as required by code. 

7. Drainage
Paved areas are proposed to have underground catch basins for storm water runoff. Storm water must be retained on site. Drainage calculations will be required at time of permit. The applicant will be required to comply with all DPEP regulations and City criteria to retain 5 year 1 hour storm water onsite. 

8. Buildings and Other Structures
The proposed development consists of four buildings with a total of 53 units, 3 story buildings with one story buildings on the first floor and two story units on the second and third floors.   A Knox box key for Fire, Police Department use will be installed at the main entrance.

9. Concurrency Evaluation
According to Article V Section 32-782, determination of concurrency must occur prior to the approval of a building permit.

Staff has conducted a concurrency evaluation of the project relative to its impact on water, sewer, solid waste, drainage, and recreation facilities.  Staff has determined that concurrency requirements for water, sewer, drainage, solid waste, and recreation facilities have been met.  Water, sewer and drainage compliance are all subject to submission of hydraulic analysis, and drainage calculations to the satisfaction of the City Engineer prior to the issuance of a building permit.  The City reserves the right to require upgrade to the system if it is determined the system is inadequate or will be severely taxed by development.

The developer has submitted an Impact Evaluation Report as required by Section 32-788 that addresses each issue. The following is a summary of the expected impacts to the various public utilities for reference.

Potable Water - According to the criteria in the Impact Evaluation Report, the development will generate the need for approximately 13,250 gallons of potable water per day. The City Water Plant is expandable to 15 MGD (Million Gallons per Day). The plant’s current capacity is 9 MGD. The City’s current demand is about 6 MGD. There is sufficient capacity to maintain this development. 

Wastewater - The City has a Large User Agreement with City of Hollywood and several other communities for wastewater treatment.  The City recently obtained additional capacity at the sewer plant. 

The City’s current committed capacity is 7.85 MGD and the City’s total flow is 7.25 MGD according to the applicant, based on the proposed 53 units the wastewater demand for the site is 13,250 gallons per day. There is sufficient capacity to maintain this development.

The developer is required to pay for their share of additional sewage demand from the Hollywood Wastewater Treatment Plan as a result of their development.  The developer will be required to pay the City $50,880. This amount is based on the estimated gallons of sewage demand in applicant’s Impact Study and the City’s cost to obtain additional capacity at the Plant.  Should the actual sewage amount generated be greater than specified in the applicant’s Impact Study, the developer will be required to pay the actual cost to the City.   

Transportation System – The applicant was required to submit a Traffic Study pursuant to Section 32-788(g) for an analysis of the impact of the development as related to current and projected roadway usage and design capacities.  The study was reviewed by the City's consultant, Michael Miller and Associates which concluded the development will have minimal impact on the City’s roadway.   The expected average daily trips will decrease about 100 trips per day.  There will be a slight increase in AM (7) and PM (3) Peak Hour trips.  The Traffic Study and consultant’s report have been placed in the Additional Materials Folder.
School Facilities - The City’s Zoning and Land Development Code, Chapter 32, Section 32-788(i), Impact Evaluation Statement, requires that impacts on school facilities be considered for new development.  Accordingly, the applicant was required to provide an Impact Analysis regarding the project's impact on the public school system.

The Broward County School Board calculated the potential student impact of the proposed development. The current land use designation for the site permits 30 units and the proposed amendment would allow 53 units. The School Board reviewed the application on the 23 additional units proposed. According to the School Board, the proposed project would generate 3 high school, 3 middle school, and 6 elementary school students for a total of 12 students.   The schools impacted by the proposed development are Hallandale Elementary, McNicols Middle and Hallandale High School.  The middle school and high school are neutral. Hallandale Elementary is critically overcrowded.

The application is subject to the provisions of Section 7.8 of the Interlocal Agreement for Public School Facility Planning and School Board Policy 1161.  Pursuant to same, mitigation is required of new residential development that generates additional students and impact overcrowded schools.  The applicant/owner is required to mitigate the 6 students anticipated for Hallandale Elementary School with Broward County School Board. The Applicant has since entered into a Declaration of Restrictive Covenant with the School Board to mitigate the 6 students at a cost of $103,448. 

10. Financial Impact

The project’s anticipated value at build out is $13 million.  It is expected that the proposed development will generate approximately $65,000 in City of Hallandale Beach taxes and approximately $127,000 in CRA TIF Revenue.
VI.
STAFF RECOMMENDATIONS     

The objective of properties zoned PDD is to enhance properties and surrounding areas while allowing flexibility in development.  Adoption of PDD was predicated on the City’s desire to promote development at properties underutilized in need of revitalization or prime for redevelopment. 

The present use of the property is a dilapidated RV park in need of redevelopment.  The applicant’s proposal is consistent with the City’s guidelines to encourage redevelopment and innovative planning techniques to enhance the quality of redevelopment projects.  The applicant’s project as designed encourages pedestrian walkable community, access to mass transit and is compatible with adjacent areas. The application as proposed, meets the overall vision of the City’s Comprehensive Plan. As a result, staff has no objections to the requested waivers provided special conditions summarized below and on the attached Development Agreement are imposed in addition to the Code mandated regulations. 

Staff recommended and the developer has agreed to designate 15% of the total units (8 units) as affordable housing. For individuals earning not more than 120% of the area median income adjusted for household size for a period of 30 years.  This requirement has been incorporated in the attached Development Agreement.

The applicant has also agreed to file applications with the City and County to change the land use designation of the property from Residential Low Medium Density to High Density Residential category to enable the City to recoup the 23 Reserve units requested to allow the residential development at this time.  Conditions are regarding this matter and other terms and conditions of approval are specified in a Development Agreement between the City and the Developer. 

As outlined in this memo, Staff has conducted a comprehensive analysis of the subject application and has determined the applicant’s proposal meets the general requirements for Major Development Plan approval relative to concurrency and other Code requirements subject to special conditions in addition to the Code mandated regulations. The proposed conditions are outlined in the attached Development Agreement and should be imposed to assure a quality development and mitigate any negative impacts. In furtherance of the Comprehensive Land Use Plan Goals, Objectives and Policies, Zoning Code and other applicable City provisions and based upon the findings of facts contained herein, staff recommends approval of the following applications: 

1) Application #16(a)-07-Z rezoning the subject property from RD-12, residential Duplex District to RM-25, Residential Multifamily District and assignment of 23 residential reserve units.
2) Application #16(b)-07-Z applying the PDD (Planned Development Overlay) District to the subject property. 

3) Major Development Review approval pursuant to Section 32-782 of the Zoning and Land Development Code in order to construct a 53 unit multifamily development at 112 NW 3rd Avenue.

These approvals are recommended subject to all of the conditions of approval outlined in the attached Development Agreement.
Staff recommends approval on First Reading of the following:

1) The Ordinance rezoning the property from RD-12 (Residential Duplex) District to RM-25 (Residential Multifamily) District.

2) The Ordinance applying the Planned Development Overlay District to the subject property.

Staff recommends the City Commission approve the following on May 7, 2008 during Second Reading of the above referenced properties:

1) The Resolution assigning 23 residential reserve Units to the project.

2) Application #07-17-DB for Major Development review approval in order to build the 53 unit multifamily development.

3) The Development Agreement for the Highland Park Village project.

Should the City Commission concur with the Agreement as drafted, approval should be contingent on the applicant executing the Agreement with the City within a period not exceeding 60 days from the date of the application approval and the City Attorney’s concurrence of the final document.  Further, the City Commission should authorize the City Manager to complete any final negotiations with the applicant and execute the Development Agreement. 
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