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SUBJECT:
Application #65-10-Z- An Ordinance of the City of Hallandale Beach, Florida, Approving a Change of Zoning for the Proposed Project Referred to as "Palms Gateway" the Property Legally Described as Lots 2, 4, 6, 8, 10, and 12 from "B-G", Business General to "B-L", Business Limited and Lots 7, 9, 11 from "RD-12", Residential Two Family, to "B-L", Business Limited all in Block "E", George M. Phippens Subdivision and Generally Located at 500 N. Dixie Highway.

and

Application #66-10-Z - An Ordinance of the City of Hallandale Beach, Florida Applying The Planned Development Overlay District To The “Palms Gateway”, the Property Legally Described as Lots 2, 4, 6, Block “F” and all of Block “E”, George M. Phippens Subdivision Generally Located at 500 N. Dixie Highway and 501-509 NW 1st Avenue.                               
    
              CAD#003/10
I.
BACKGROUND INFORMATION

APPLICANT
City of Hallandale Beach 

PROJECT NAME

Palms Gateway

REQUEST

The City of Hallandale Beach is proposing to change the zoning and apply the Planned Development Overlay District (PDD) to the “Palms Gateway” project site generally located at 500 N. Dixie Highway and 501- 509 NW 1st Avenue.
The applications are as follows:  
1. Application #65-10-Z by the City of Hallandale Beach, Florida, rezoning the property legally described as lot 2, 4, 6, 8, 10 and 12 from “B-G” Business General to “B-L” Business Limited, and lots 7, 9, 11 from “RD-12”, Residential Two Family to “B-L”, Business Limited, all in Block “E”, George M. Phippens Subdivision.

2. Application #66-10-Z by the City of Hallandale Beach, Florida applying the Planned Development Overlay District (PDD) to the property legally described  as lots 2, 4, 6, Block “F” and all of Block “E” of George M. Phippens Subdivision.  

LOCATION

The property is located at 500 N. Dixie Highway and 501-509 NW 1st Avenue, legally described as:  Lots 2, 4, 6 Block “F” and lots 1-12 Block “E” George M. Phippens Subdivision.  

The subject property is comprised of 2 parcels on the east and west of NW 1st Avenue between Foster Road and NW 6th Street.  For the purposes of this report, the subject property will be referred to as Parcel “A” and Parcel “B” as depicted in the location sketch below:
LOCATION MAP 
[image: image1.png]



PLANNING DISTRICT

Northwest 
PARCEL SIZE

Parcel “A”: 140 X 142 feet, or 19,880 square feet, or .456 acres
Parcel “B”: 300 X 265 feet, or 79,500 square feet or 1.825 acres

      Total: 2.28 net acres


EXISTING ZONING

Parcel “A”: Lots 2, 4, and 6, Block “F”, are zoned (B-L), Business Limited District and Foster Road Overlay District.
Parcel “B”:  Lots1, 3 and 5 Block “E” are zoned (B-L) Business Limited District. Lots 2, 4, 6, 8, 10, and 12 Block “E” are zoned (B-G) Business General District.  Lots 7, 9, and 11 are zoned (RD-12) Residential Two Family District. Foster Road Overlay and North Dixie Highway Overlay Districts are also assigned to the property.  
EXISTING USE

Parcel “A”:  Vacant building formerly Eagles Wings and 2 vacant lots.
Parcel “B”: Vacant, except for an abandoned building at 513 North Dixie Highway, formerly an auto repair shop.  

PROPOSED USE

Parcel “A”: Future mixed use commercial/affordable housing residential development.
Parcel “B”:  Future mixed use commercial/ affordable housing residential development.  
EXISTING COMPREHENSIVE PLAN FUTURE LAND USE DESIGNATIONS:




Parcel  “A”


         Parcel “B” 
City:


Neighborhood Commercial
*       Neighborhood Commercial*








        Commercial*








        Low-Medium Residential*
County:

Commercial*



Commercial*
*Regional Activity Center (RAC) Designation is being processed. It is anticipated to become effective in October 2010 after final approval by the Broward County Commission and recertification by the Broward Planning Council. 
SURROUNDING ZONING OF APPLICATION PARCELS:

North:
B-G (Business General) District and RD-12 (Residential Two-Family District); Foster Road Overlay District; and North Dixie Highway Overlay District

South:
B-L (Business Limited) District; RD-12 (Residential Two-Family) District; Foster Road Overlay District; and North Dixie Highway Overlay District

East:
FEC Railroad across North Dixie Highway

West:
B-L (Business Limited) District, RD-12 (Residential Two-Family District) and Foster Road Overlay District.

SURROUNDING LAND USE OF APPLICATION PARCELS:
North:
Auto body shop across NW 6th Street

South:
Vacant lot

East:
FEC Railroad across North Dixie Highway

West:
Vacant, commercial and residential apartment uses 
II.
LAND USE HISTORY

On December 16, 2009, the City Commission awarded a Request for Proposal (RFP/QBS # FY-2008-2009-003) “Design-Build, Qualifications Based Selection Process, to Carlisle Development Group, LLC, to develop the subject property with a mixed use project that includes affordable housing and commercial and/or office space.  
III.
INTERDEPARTMENTAL REVIEW SUMMARY 
The Development Review Committee (DRC) had no adverse comments regarding the rezoning.  The change in zoning is consistent with the City’s vision to allow the development of the property with mixed use, affordable housing, consisting of townhomes or multifamily residential units and commercial retail and/or office space.  
IV. COMPREHENSIVE PLAN CONSIDERATIONS

Parcel “A” 

Parcel “A” is presently designated Neighborhood Commercial on the City’s Future Land Use Map.  

Parcel “B” 

Parcel “B” is presently designated Neighborhood Commercial (lots 1, 3, 5), General Commercial (lots 2, 4, 6, 8, 10, and 12), and Residential Low Medium Density (lots 7, 9, and 11) on the City’s Future Land Use Map.

The City and Broward County, however, are processing a land use plan amendment that would change the land use of the subject property as well as the Foster Road Corridor and nearby area to Regional Activity Center (RAC) on the City’s and the County’s Future Land Use Maps.  The City has already approved Second Reading of the ordinance amending the land use.  The Broward County Commission will consider Second and Final Reading of the amendment on September 14, 2010. The RAC designation will become effective upon a Notice of Intent being issued by the Department of Community Affairs (DCA) and recertification of the City’s Comprehensive Plan by the Broward County Planning Council. This is anticipated to occur in October 2010.  

V.
APPLICABLE CODES AND ORDINANCES

1. Section 32-180(d)(2), the Foster Road Overlay District permits residential and commercial uses on properties zoned B-L (Business Limited) District by a conditional use permit subject to a maximum density of 25 dwelling units/acre.   

The City proposes to develop Parcels “A” and “B” with a new mixed use residential/commercial development. Parcel “A” is already zoned B-L which would permit the intended uses.  
Parcel “B” has 3 different zoning classifications: : Lots 1, 3, 5 are zoned B-L, however Lots 7, 9, 11 are zoned RD-12 (Residential Duplex) which does not permit multi-family or commercial uses, Lots 2, 4, 6, 8, 10, and 12 are zoned B-G (Business General) which permits more intense uses such as ‘automotive’. Since it is the City’s intention that the subject property be developed with townhomes, multi-family and commercial retail/office uses, it is necessary to rezone the entire Block ‘E’ to one uniform zoning classification (B-L) which would allow the proposed uses without allowing more intense incompatible land uses.  
Based upon the size of the property at 2.28 acres, the maximum number of residential units that could be permitted by a conditional use permit would be 57 units for Parcels “A” and “B”. 
2. Section 32-174, the Planned Development Overlay District (PDD) provides an optional zoning procedure to permit site design flexibility in order to encourage high quality, innovative development consistent with Comprehensive Plan Policies and City development and redevelopment plans.  PDD regulations are intended to ensure that development is planned, designed and developed in concert with existing land use patterns and adjacent building sites in a unified development approach.   Development in a PDD is governed by a Development Agreement pursuant to Section 32-174(d) (2).  
The City has awarded a contract to the Carlisle Development Group, LLC, to design and build a mixed use development on the subject property.  A specific development plan has not been proposed by the developer at this time. The developer will be required to meet with the community to present their proposal prior to filing for Major Development Plan approval. 
Applying the PDD to the site will further the redevelopment of the area consistent with the City’s goals, policies and redevelopment efforts. 
3. Pursuant to Section 32-174(f) procedures for city-initiated rezoning, where the City initiates a rezoning to PDD based on a redevelopment plan, the PDD provisions shall serve to further the recommendation or goals of the Plan.   
Rezoning the property to PDD will ensure redevelopment of the property is consistent with the City’s intended plan for the area.  

4. 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 proposed B-L Business Limited District zoning of the property.  In addition, 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 when filed by the developer.  
VI.
REVIEW OF APPLICATION CRITERIA

REZONING TO B-L BUSINESS LIMITED DISTRICT

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 B-L District is consistent with, and will 
further the following Comprehensive Plan Policies:

FUTURE LAND USE ELEMENT

POLICY 1.2.10:  Foster Road:  the City shall continue to implement the Foster Road Corridor Plan.  The City will have succeeded in meeting this objective if all further development is consistent with the plan recommendations and overlay district standards, and if additional City investment occurs.

POLICY 1.2.11:  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 this Element).  Well-planned mixed use projects and appropriate neighborhood commercial uses in defined neighborhood commercial nodes are encouraged where they will improve an area or serve 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 the 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:
Low and medium density residential areas should continue to be buffered from high intensity residential and nonresidential uses and should continue to be located with access to existing local, collector and minor arterial streets.

POLICY 1.3.7:
The City shall focus on compatible infill residential development.

POLICY 1.5.4:
Commercial areas will continue to be regulated by development standards, such as, but not limited to, size and bulk regulations, landscaped medians, right-turn only exits and other controls or designs intended to improve vehicular and pedestrian safety.  

OBJECTIVE 1.9:
Regional Activity Center Land Use:   Consider a Regional Activity Center (RAC) land use category within the city to encourage attractive and functional mixed living, working, shopping, educational and recreational activities.

POLICY  1.9.1:
The City shall use the Regional Activity Center designation as a means to carry out recommended land use policies within a unified planning district based on an adopted master or redevelopment plan.

POLICY 1.9.2:
Non-motorized transportation as well as mass transit shall be encouraged to serve a Regional Activity Center to reduce reliance upon automobile travel.

POLICY 1.9.3:
To facilitate public transit access, integrated transportation systems should be encouraged to serve a Regional Activity Center.

POLICY 1.9.4:
To enhance pedestrian movement and safety, the separation of pedestrian and vehicular traffic should be encouraged within a Regional Activity Center.

POLICY 1.9.5:
Redevelopment activities should be encouraged within a Regional Activity Center.

POLICY 1.9.6:
A Regional Activity Center should provide for substantial housing opportunities to allow people to both live and work within the Regional Activity Center.

POLICY 1.9.7:
A Regional Activity Center shall include opportunities to address the affordable/workforce housing needs of the city.

POLICY 1.9.8:
Park land and/or open space that is open to the public must be included as a functional component within a proposed Regional Activity Center.  

POLICY 1.12.2:  The City shall continue to ensure that the provisions of the Hallandale Beach Zoning and Land Development code include all necessary site plan requirements to further the intent of this Comprehensive Plan.  These requirements shall include but not be limited to adequate drainage and stormwater management, landscaping and open space requirements, signage regulations, subdivision regulations, safe and convenient on-site traffic flow, vehicle parking and consistency of land uses with Plan designations

POLICY 1.12.4:  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 1.13:  Housing:  The City shall decrease the amount of substandard living conditions and blighting influences in the Hallandale Beach community through actions identified in the Housing Element to achieve stated objectives. 

POLICY 1.13.1:  The City shall continue its involvement in coordinating State, County and Federal funding allocations directed toward new construction, rehabilitation, and/or demolition of irreparable residential and nonresidential structures, strict code enforcement program, and the provision of public facilities and services which target low and moderate income households and neighborhoods.  

POLICY 1.13.3:  The City should continue to commit resources to the Community Redevelopment Area where neighborhood improvements are needed. 

OBJECTIVE 1:18:  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 1:18:1:  Increase economic development and employment opportunities within urban infill and urban redevelopment area(s).

POLICY 1:18:2:  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 1:18:3:  The Hallandale Beach Land Use Plan shall encourage mixed use developments within urban infill and urban redevelopment area(s).

HOUSING ELEMENT
GOAL 4-1:  Quality Residential Environment.  To assure the availability of a safe, sound and attractive residential environment for all residents of Hallandale Beach.

OBJECTIVE 4-1.1:
Provide Adequate and Affordable Housing. Provisions for adequate and affordable housing for current (38,193) and future (an additional 1,510 projected residents through the year 2012) residents of Hallandale Beach shall be made.  This objective shall be achieved through the following policies.

POLICY 4-1.1.1:
Public Sector Coordination and Cooperation in Housing Production. Hallandale Beach, through the Hallandale Beach Community Redevelopment Agency will continue to support partnerships with local, county, state and regional housing providers.

POLICY 4-1.1.9:
Eliminating Barriers. The City shall eliminate barriers to the creation of housing, especially affordable housing.  This action will include but not be limited to, streamlining the review process, especially in regarding to affordable housing projects.  

OBJECTIVE 4-1.4:
Adequate Housing Sites. The City shall support the need for adequate sites for all residents.

POLICY 4-1.4.1:
Affordable Infill Development. The City will continue to make City owned vacant properties available to eligible very low and low and moderate income households.  (See Policy 4-1.1.2)


The proposed land use change will enable two infill parcels to be 
redeveloped with mixed use commercial/residential development which will greatly enhance the area. The rezoning of the parcels will also provide needed moderate affordable housing for the City's residents.  

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

Compliance. The proposed change would not be contrary to established land use pattern. The intended mixed use project would be compatible with surrounding uses and provide functional living, working and shopping activities for the community.  

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

Compliance. The proposed change would not create an isolated district. The area is surrounded by a mix of uses to the west, north and south.

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

Compliance. The proposed change would not have an adverse impact on public facilities or change the density pattern. The proposed B-L District would permit up to 25 dwelling units per acre for a maximum total of 57 residential units on the combined Parcels “A” and “B”, subject to City Commission approval of a Conditional Use Permit. An impact analysis will be required for development when the Major Development application for this parcel is filed, processed and submitted to the City Commission.  

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

Compliance. The existing 3 different zoning classifications of Parcel “B” are illogically inconsistent with the City’s vision to redevelop the site. Rezoning the entire parcel to B-L will allow residential development within the commercial zoning designation by a conditional use application.  

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

Compliance.  The existing RD-12 and B-G zoning on Parcel “B” have not furthered the City’s Comprehensive Plan goals of providing adequate and affordable housing for current and future residents of the City in this area.  

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

Compliance.  The existing three different zoning classifications of Parcel “B” have not provided for redevelopment in the area. There is a need for change to encourage redevelopment and reinvestment in this area. 

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

Compliance.  The proposed change is not out of scale with the needs of the neighborhood. Rather, the proposed rezoning will have a positive effect on the property and encourage urban infill Commercial/residential redevelopment and reinvestment compatible with the neighborhood.  The property is also in close proximity to major arterial roadways to serve the needs of the neighborhood.  

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.

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

(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. 


Compliance.  The proposed assignment of PDD to the property would ensure future development of the site would be of a higher quality than required by an underlying commercial 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.  

(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.


Compliance. PDD zoning will allow for a more innovative design of the development by allowing for flexibility of code specific established site development standards.  

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

Not applicable at this time. This will be addressed at the time the Major Development Plan for the project is filed by the developer. 
(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.

Not applicable at this time. This will be addressed at the time the Major Development Plan for the project is filed by the developer. 

(6) That it 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.


Compliance. It will be more appropriate to evaluate the future proposed project as an overall redevelopment plan under PDD when filed by the developer 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.  

VIII.
STAFF RECOMMENDATIONS

The proposed rezoning to B-L District of the aforementioned lots in Parcel “B” will provide one uniform zoning to the property which will allow a mixed use residential/commercial development by a conditional use permit as may be approved by the City Commission.

As previously stated, the objective of the PDD is to provide an optional zoning procedure to permit site design flexibility and encourage high quality, innovative development consistent with comprehensive plan policies, applicable City development and redevelopment plans in order to promote the most appropriate use while allowing flexibility in development. The intent of applying the PDD to Parcels “A” and “B” is predicated on the City’s desire to promote the redevelopment of the subject property in need of revitalization through flexible development standards. 
Attached for Planning and Zoning Board consideration are the proposed rezoning Ordinances. The Ordinances will subsequently be presented to the City Commission for First Reading. 
IX. PLANNING AND ZONING BOARD SUGGESTED RECOMMENDATION

I move to approve the following:

1. Application #65-10-Z- An Ordinance of the City of Hallandale Beach, FL approving a change of zoning for the proposed project referred to as “Palms Gateway” for the property legally described as lots 2, 4, 6, 8, 10, and 12 from “B-G”, Business General to “B-L”, Business Limited and lots 7, 9, 11 from “RD-12”, Residential Two Family to “B-L”, Business Limited all in Block “E”, George M. Phippens Subdivision and generally located at 500 N. Dixie Highway. 

and

2. Application #66-10-Z- An Ordinance of the City of Hallandale Beach, FL applying the Planned Development Overlay District to the “Palms Gateway” parcel, the property legally described as lots 2, 4, 6 Block “F” and all of Block “E” George M. Phippens Subdivision generally located at 500 N. Dixie Highway and 501-509 NW 1st Avenue. 
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