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Gulfstream Park Tower 
Phase IV of the Village at Gulfstream Park  

04‐04‐2014 
 
 
The Gulfstream Park Racing facility  is approximately 200‐acre site located near the southeast corner of 

Hallandale  Beach  Boulevard  and  S.  Federal  Highway.  In  order  to  enhance  the  Gulfstream  Facility 

experience, the applicant  is proposing Phase  IV of the Village at Gulfstream Park which consists of the 

Gulfstream Park Tower. Currently,  the property  to be developed  for  the Gulfstream Park Tower  is an 

existing 5 story parking garage. 

 

The Gulfstream Park Tower project will  include a single condo tower which was previously  included as 

part of the master plan. The condo tower will be located atop of an existing 5 story parking garage along 

S. Federal Highway and will consist of a  total 26 stories  (including  the parking garage) and 182  luxury 

condo units. The architectural  language of  the condo  tower will be  integrated with  the  façade of  the 

existing parking garage to read as one cohesive design.  

 

Impact  evaluation  was  performed  to  determine  the  overall  effect  or  impact  of  the  proposed 

development on  its  surrounding neighborhood  and  the overall  community.  There will be no  impacts 

caused on natural resources by this project. The proposed development  is  in strict compliance with all 

the  standards  and  requirements  of  the  Zoning  and  Land Development  Code.  The  Addendum  to  the 

Village  at  Gulfstream  Park  Guidelines  and  the Master  Plan  have  both  been  revised  to  include  the 

Gulfstream Park Tower.   The graphic update  to  the Master Plan depicts  the  location of  the 26  story 

condo  tower.  Therefore,  no DRI‐related  transportation mitigation measures  or  other  transportation‐

related mitigation measures or fee payments are required in conjunction with this application.   
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The  proposed  Gulfstream  Park  Tower will  integrate  to  the  surrounding  community  as  a  residential 

facility. This addition is intended to work cohesively with the existing residential, retail and restaurants 

located along Seabiscuit Trail and South Federal Highway. The proposed Towers at Gulfstream Park will 

further enhance the residential and entertainment lifestyle theme of the existing Gulfstream Facility.  
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City�of�Hallandale�Beach�
Application�Form�Amendment��

�
Name of Owner: Gulfstream Park Racing Association, Inc.  
 
Name of Authorized Representative: Dennis Porter 
 
Original Submittal Date: 02-10-2014 
 
Amendment Date: 04-04-2014 

 
 
Ms. Dominguez, 
 
Based on prior discussion with the City of Hallandale Beach, the Pegasus Flume Ride will be 
eliminated from the scope of this project. Please amend the above identified application as 
follows: 
 
Amendments to the Name of Applicant:  
The applicant shall be revised to: “Pegasus Condo 1, Inc.”  
 
Amendment to the “Brief Description of Request”: 
The description shall be revised to: “This project will consist of a condo tower set atop of an 
existing parking garage located at the Village of Gulfstream Park. The project will feature 182 
condo units, ranging from 675-square-foot studio units to 1,900-square-foot three-bedroom 
units. The first two floors of this development will contain common areas and recreational 
facilities. The condo tower will be a total of 26 stories high including the existing parking garage. 
This investment in the Hallandale Beach economy will be a significant catalyst for the future 
expansion of the Village of Gulfstream Park”. 
 
Sincerely, 

 

 

Dennis Porter 

Sr. VP, Real Estate 

�
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D. Impact	Evaluation	Statement	

a) Scope	
Scope:  Impact  evaluation  shall  relate  primarily  to  the  overall  effect  or  impact  of  a  proposed 

development on  its surrounding neighborhood and the overall community. A uniform  impact data 

matrix,  to  be  provided  by  the  director, may  be  utilized  by  the  applicant  in  determining  certain 

impacts  and  submitted  in  conjunction  with  the  impact  evaluation  statements  required  in  this 

section. This matrix should be constantly revised to represent the current professional planning and 

engineering measurements  of  the  specified  impacts  reflecting  local  characteristics.  The  applicant 

may submit different or modified calculations or measurements of these  impacts applicable to his 

project, provided  they are supported and documented by competent and substantial professional 

planning and engineering judgments and opinions. All of the following areas of impact concern shall 

be  addressed  by  the  applicant  as  accurately  and  completely  as  possible,  utilizing  qualified 

professional assistance as recommended in section 32‐785. 

 

General Project Description: 

The Gulfstream Park Racing facility is approximately 250‐acre site located near the southeast corner 

of Hallandale Beach Boulevard and S.  Federal Highway.  In order  to enhance  the Gulfstream Park 

Racing site, the applicant  is proposing to develop a portion of the existing property to  include the 

Gulfstream Park Tower.  

Gulfstream Park Tower will consist of a 26 level, 182 unit condo tower that was previously included 

in the master plan. The condo tower will be erected atop of an existing parking garage located along 

S.  Federal  Highway.  (See  Figure  1  of  the  Appendix  for  condo  tower  location  and  property  folio 

number). A new recreational level will include a fitness center, club room and other common areas. 

The architectural  language of  the  tower will be  integrated with  the  façade of  the existing parking 

garage to read as one cohesive design. All existing entries and exits from the parking garage will be 

maintained,  and  a  porte‐cochere with  covered  logia will  be  added  to  the west  façade,  to  serve 

pedestrian and vehicular  traffic to  the condo tower. As a result, pedestrian circulation around the 

existing parking garage will be activated, and connections to the existing commercial retail buildings 

will be comfortable and convenient for condo residents.  
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The proposed Gulfstream Park Tower will further enhance the lifestyle and entertainment theme of 

the  existing Gulfstream  Park Racing  facility  and  The Village  at Gulfstream  Park.  There will be no 

impact  on  natural  resources  as  a  result  of  this  project.  Please  refer  to  the  traffic  section  for  a 

summary of the approved and proposed thresholds of development based on the existing DRI. 

This Impact Evaluation Statement and Site Plans Package are in strict compliance with all standards 

and requirements in Section 32‐786 of the Zoning and Land Development Code. 

 

b) Groundwater	Quality		

A  description  of  existing  on‐site  groundwater  quality  and  the  impact  of  the  proposed 

development  on  groundwater  quality  and what measures will  be  employed  to minimize  or 

reduce any adverse effects, including but not limited to:  

 
Stormwater runoff generated by the proposed project, mainly from the building roof, will be 

routed and connected to an existing 24” storm drainage pipe which discharges to an existing 

exfiltration trench system  (130 LF, 8 ft. wide) and ultimately to the Gulfstream Park storm 

drainage  system. This  system discharges  into  the existing 21‐acre pond at  the Gulfstream 

Park Racing Facility. The Gulfstream Park Tower will not  impact  the existing groundwater 

resources. 

 

(1) Sedimentation and siltation from any excavation dredge and/or fill operations; 

 
The Towers at Gulfstream Park 

Proper  measures  will  be  provided  to  protect  existing  drainage  facilities  to  prevent 

sedimentation  and  siltation.  A  storm  water  pollution  prevention  plan  will  be 

implemented during construction to ensure sediment and erosion control during on site 

excavation and fill operations. Best management practices such as  inlet protection, silt 

fences,  turbidity  barriers  will  be  provided  to  minimize  any  impacts  to  adjacent 

properties and surface waters. 
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(2) Erosion; and 

   
The Towers at Gulfstream Park 

Temporary  sod and erosion control blankets will be provided on areas  such as  slopes 

and drainage ways to prevent water and wind erosion.   

 

 
(3) Surface runoff is required 

 
The Towers at Gulfstream Park 

All storm water runoff during construction will be captured in sedimentation areas and 

routed to drainage inlets protected with filter fabric and hay bales or any other method 

of inlet protection to prevent sediment to enter the drainage system 
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c) Wastewater			
(1)A description of the amount, type, and physical and chemical composition of wastewater to 

be generated by the proposed development and how connections to municipal systems are to 

be  accomplished,  including  the  practicality  of  such  connections  and  the  capability  of  the 

system to accommodate the generation, is required.  

 
The Towers at Gulfstream Park 

The projected wastewater  flow  generated by  the  condo  tower will be  approximately 

45,500 gallons per day, based on the assumption that the proposed 182 apartment units 

will consume 250 gallons per day (Broward County Code). All wastewater discharge will 

be  in the domestic classification and no  industrial discharge will be part of the system. 

All wastewater  flow will  be  connected  (within  the  existing  building)  to  two  existing 

sanitary sewer  laterals (10” PVC and 6” PVC), which currently discharge to the existing 

Gulfstream  Park  sanitary  sewer  system.  This  system  is  connected  to  the  City  of 

Hallandale Beach  sewage  system. The amount of anticipated wastewater  flow  for  the 

Tower project is outlined below in Table 1.  

 

Table 1 – Projected Wastewater Generation 

Land Use:  Area (SF):  Units/People:  GPD (1):  Sub‐Total (GPD): 

Existing Garage  252,155  N/A  0.01  2,522 (3) 

Common 

Areas/BOH 
31,580  N/A  0.01  316 (3) 

Offices  1,102  N/A  0.20  221 

Recreation Deck  N/A  80 People  2  300 (2) 

Residential Units  N/A  182 Units  250  45,500 

Total GPD:  48,859 

Notes: 

(1) Values based on Broward County Wastewater Collection/Transmission Code values. 

(2) Minimum of 300 gallons per day 

(3) Values for ‘Parking Garage’ were not available. Values for ‘Warehouse’ were used.  

 
At this time, an existing gravity sanitary collection system is installed as per Phase I of 

the Village at Gulfstream Park. The gravity sewer system flows to an on‐site lift station. 

An existing force main is installed to tie the on‐site lift station to the City of Hallandale 

Beach Pump Station Number 8. 
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Pump Station Number 8 directs wastewater flows to the City of Hallandale wastewater 

treatment plant. A service availability letter is provided demonstrating the ability of the 

City of Hallandale to accommodate the anticipate flows.  

 

 

(2)  All  impacted  wastewater  collection,  transmission  and  treatment  facilities  shall  be 

identified and evaluated  in order  to determine  their current capacity, peak hour utilization, 

level and treatment and any problems affecting treatment capacity.  

   
The Towers at Gulfstream Park  

The existing sanitary sewer laterals (10” PVC and 6” PVC) are connected to the existing 

Gulfstream Park sanitary sewer system.  This system consists of a gravity sewer system 

routed to a sewage pump station, and a 12” sanitary sewer force main discharge (from 

the pump station) connected  to  the City of Hallandale Beach wastewater system. The 

existing  sewage  pump  station  will  be  evaluated  to  determine  its  capacity  to 

accommodate the projected wastewater flow.    

 

	

d) Potable	Water		
A description of the amount of potable water to be consumed by the proposed development 

and how connections to municipal systems are to be accomplished, including the practicality 

of  such  connections  and  the  capability  of  the  system  to  accommodate  the  demand,  is 

required.  

 
The Towers at Gulfstream Park  

The  projected  potable  water  amount  will  be  approximately  45,500  gallons  per  day, 

based  on  the  assumption  that  the  proposed  182  apartment  units will  consume  250 

gallons per day  (Broward County Code). The potable water system  from  the proposed 

project will be connected to an existing 6” PVC water pipe (within the existing building). 

This system is connected to the City of Hallandale Beach system. The fire water service 

from the proposed project will be connected to an existing separate 10” PVC fire main 

(also within  the existing building), which  is connected  to  the City of Hallandale Beach 

public  system.  User  agreements  with  the  City  will  be  secured  to  accommodate  the 

proposed development potable water flows. A summary of the projected average daily 
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potable water demands is provided in Table 2. Potable water will be used to satisfy the 

domestic demands associated with typical residential land uses.  

 

Table 2 – Projected Potable Water Demands 

Land Use:  Area (SF):  Units/People:  GPD (1):  Sub‐Total (GPD): 

Existing Garage  252,155  N/A  0.01  2,522 (3) 

Common 

Areas/BOH 
31,580  N/A  0.01  316 (3) 

Offices  1,102  N/A  0.20  221 

Recreation Deck  N/A  80 People  2  300 (2) 

Residential Units  N/A  182 Units  250  45,500 

Total GPD:  48,859 

Notes: 

(1) Values based on Broward County Wastewater Collection/Transmission Code values. 

(2) Minimum of 300 gallons per day 

(3) Values for ‘Parking Garage’ were not available. Values for ‘Warehouse’ were used.  

 
A domestic water main is installed and looped throughout the project, as per Phase I of 

the Village at Gulfstream Park. Two connections to the City of Hallandale Beach water 

system are  installed, one on an existing 16” water main at the south property  line and 

another on the western edge of the property in the right‐of‐way of S. Federal Highway . 

Currently, the City of Hallandale Beach has the capacity and ability to serve this project 
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e) Solid	Waste		
A description of the amount of solid waste to be generated by the proposed development and 

methods to be employed in collection, disposal, and resource recovery operations is required.  

 
The Towers at Gulfstream Park 

Solid waste will be collected from a trash chute  into  larger containers and compacted. 

Waste management services will be collecting waste on a daily basis. 

 

Table 3 – Projected Solid Waste Generation 

Use:  Area (SF):  Units:  Domestic Solid 

Waste TONS/DAY: 

Offices  1,102  ‐  0.20 

Residential Units  ‐  182 Units  .31 

 

 
 
 

f) Other	Utilities		
 A description of the  impact of the proposed development on other utilities and evidence of 

the  abilities  of  appropriate  utility  companies  to  accommodate  the  development,  including 

electricity, telephone and gas services, is required.  

 
The Towers at Gulfstream Park 

Utilities within the proposed development site include Florida Power & Light and AT&T. 

Florida Power & Light has an existing Transformer Vault located at the northwest corner 

of  the Parking Garage  Structure ground  floor  level. The Power Company Transformer 

Vault  is  located  adjacent  to  the  Main  Electrical  Room.  The  Main  Electrical  Room 

accommodates a 120/208 volts, 3‐phase, 4‐wire 4000 amps service  for  the apartment 

units and a 277/480 volt, 3‐phase, 4‐wire, 3,100 amp service for the house  loads.   The 

apartment  units  will  be  individually  metered  through  meter  centers  located  at 

residential levels. The house loads will be metered through an electric meter located on 

the exterior wall of the transformer vault. AT&T has an existing plywood board located 

in the Main Electrical Room for telephone, computer data and cable TV services to the 

building.  The existing AT&T conduits will be extended to a new Main Telephone Room. 

The  Main  Telephone  Room  will  provide  telephone,  computer  data  and  cable  TV 

distribution  into  the  building’s  common  areas,  back  of  house  areas,  office  areas  and 
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apartment units through telephone boards located at each floor electrical rooms.  There 

is no gas service within the development area; however, there is gas service available at 

the adjacent site. The proposed design plan respects these existing utilities and does not 

conflict with neither.  In  the event cable TV service  from Comcast  is desired,  it can be 

extended from the adjacent S. Federal Highway right of way.  
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g) Traffic		
A description of vehicular  traffic  to be generated by  the proposed development and  its 

impact on both an average daily and peak hour basis as related to both current roadway 

usage, projected roadway usage, and design.  

1) Vehicular access points to the site; and  

2) Street Intersections within a 1,000‐foot radius of the site 

The overall Village at Gulfstream Park Local Activity Center (LAC) is approved for a mix of commercial 

retail, office, hotel, residential, theater and commercial recreational uses.  Currently, a mix of 

commercial retail and office uses have been constructed on site.  Table 4 below provides a summary of 

the total approved entitlements, currently built development, the recently approved Pegasus statue 

that is under construction, the proposed condominium tower and remaining entitlements. 

Table 4 ‐ Village at Gulfstream Park LAC – Entitlement Summary 

Use  Approved 
Entitlement 

Currently 
Built/Occupied 

Under 
Construction 

Currently 
Proposed 

Remaining 
Entitlements 

Commercial 
Retail 

750,000  
sq. ft. GLA 

399,685  
sq. ft. GLA * 

0 sq. ft. GLA  0 sq. ft. GLA  350,315  
sq. ft. 

Office  140,000  
sq. ft GFA 

81,524  
sq. ft. GFA 

0  
sq. ft. GFA 

0  
sq. ft. GFA 

58,476 
 sq. ft. GFA 

Hotel  500 rooms  0 rooms  0 rooms  0 rooms  500 rooms 

Residential  1,500  
Dwelling units 

0  
Dwelling units 

0  
Dwelling units 

182  
Dwelling units 

1,318  
Dwelling units 

Theater  2,500 seats  0 seats  0 seats  0 seats  2,500 seats 

Regional / 
Amusement 

Park 

**  0 acres  Pegasus statue  0 acres  ** 

Notes: 

*Total commercial retail building area of 399,685 square feet of gross leasable area (excluding outdoor seating and 
other areas included in Broward County’s tabulation of square footage) has been constructed.  This reflects 
demolition of the former Cadillac Ranch restaurant building. 

** No specific allocation provided for this use; Land Use Plan allows for a tradeoff of the equivalent of 580 PM peak 
hour trips for other uses to an equivalent number of trips for commercial recreation uses. 
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Following the development of the proposed condominium tower, the Village at Gulfstream Park LAC will 

generate a  total of 1,831 gross PM peak hour  trips, which equates  to 936 net new external PM peak 

hour  trips.  The  total  trip generation potential  for  the approved entitlements  is 3,582 gross PM peak 

hour  trips, which equates  to 1,800 net new external PM peak hour  trips.  The  LAC and DRI  included 

mitigation  for  the  entire  trip  generation  potential  of  the  facility.   Several mitigation measures  have 

already  been  completed;  the  proposed  amended  Development  Order  includes  requirements  for 

mitigation  payments  on  a  per  trip  basis  to  fund  the  cost  of  additional  transportation  mitigation 

measures. 

The site is currently served by the following driveway connections: 

‐ Hallandale Beach Boulevard & NE 10th Avenue/Gulfstream Way (full access signalized 

intersection) 

‐ US 1 & SE 3rd Street/Seabiscuit Trail (full access signalized intersection) 

‐ US 1 & SE 5th Street/Breeze Way (left in/right‐in/right‐out intersection) 

‐ US 1 & SE 7th Street/Derby Lane (right‐in/right‐out intersection) 

‐ US 1 & SE 9th Street/Via de Fortuna (full‐access signalized intersection) 

‐ US 1 & SE 11th Street/Morning Line (left‐in/right‐in/right‐out access point) 

The LAC/DRI analysis evaluated level of service for all site access points at full DRI build‐out and the 

access points were designed for total build‐out conditions.  With development of the proposed 

condominium tower, the site will still generate fewer trips than total build‐out and therefore no 

modifications are needed at the site access points.  

	

h) Public	Safety	
A description of the  impact of the proposed development on existing police, fire and rescue 

services,  including  personnel  requirements,  distance  to  stations,  response  times,  and 

equipment needs and what measures are proposed to alleviate any demands and problems to 

be created by the development is required. 

The  original  DRI  and  LAC  analyses  evaluated  the  adequacy  of  public  safety  services  and 

determined  that  the  appropriate  standards  are met.    No  facilities  for  these  services will  be 

dedicated on site as part of this current application. 
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i) 	School	Facilities	
A description of the  impact of the proposed development on school facilities,  including both 

preschool and school‐age population generated, distance to and current enrollment levels and 

capacities of existing  schools which would  serve  the development,  and what measures are 

proposed to alleviate any problems to be created by the development is required. 

Estimates of school age children expected to reside in the development were determined using 

student generation rates for "High rise apartment", as provided by the Broward County School 

Board for a mix of one bedroom and two or more bedroom apartments.  For the generation 

rates, the School Board references the Broward County Land Development Code which defines 

"High‐ Rise" in Article IV, Division 6 Section 5‐201 as "four (4) or more attached dwelling units in 

a building with four (4) or more stories."  The resulting estimates are shown in Table 5 below.  

 

Table 5 ‐ Student Generation 

PHASE  DWELLING 

UNITS 

ELEMENTRY: 

.033 

students/d.u.*

MIDDLE: 

 .006 

students/d.u.*

HIGH: 

.008 

students/d.u.* 

TOTAL:  

.047 

students/d.u.*

Existing 

Garage 

0  0  0  0  0 

PHASE I 

(Tower) 
182  7  2  2  11 

    *Source: Broward County School Board, Student Generation Rates 

No school facilities will be dedicated or provided on the site.  It is expected that the additional 

student demand identified above, will be accommodated by the existing educational facilities 

serving the proposed development area. 
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j) Parks	and	Open	Spaces	
A description of the impact of the proposed development on parks and open space, including 

the number, type, size, capacity and current usage of, and distance to park, recreational and 

open  space  facilities  currently  available,  and what measures  are  proposed  to  alleviate  any 

problems to be created by the development, is required. 

The anticipated amount of residents for the 182 units is an average of 2 patrons per unit with a 

total of 264 residents. The ground  floor will provide administrative offices of which will have 6 

patrons. 	

 

k) Community	Facilities	
A description of  the  impact of  the proposed development on  existing  community  facilities, 

such as libraries, cultural attractions and houses of worship, including the number, type, size, 

capacity and current usage of and distance to such facilities, and what measures are proposed 

to alleviate any problems to be created by the development, is required. 

The anticipated amount of residents for the 182 units is an average of 2 patrons per unit with a 

total of 264 residents. The ground floor will provide administrative offices of which will have 6 

patrons. 	

 

	

l) Historical	Aspects	
A  description  of  any  known  historical  or  archeological  sites  existing  on  the  site,  their 

importance  and what measures will  be  employed  to  protect  them  both  during  and  after 

construction is required. 

There are no known historical or archeological sites existing on the proposed site. No impact on 

such sites is expected. 

m) Scenic	Vistas	
A description of  the  impact of  the proposed development on existing  scenic vistas  from or 

through the site and what measures are to be taken to ensure the preservation of such vistas 

is required.  

The current application does not disrupt any existing scenic vistas.   
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n) Low‐	and	Moderate‐Priced	Housing	
A description of  the proposed development's  contribution,  if any,  to  the  city's  inventory of 

low‐ and moderate‐priced housing units (sale or rental), and what measures are to be taken to 

ensure the permanency of such housing is required. 

The  current  application does not  include  any  contribution or  provision of  low‐ or moderate‐

priced housing; however, the Development Order does  include obligations that are connected 

to the development of residential uses on site as a part of a future application.  
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E. Architectural	Harmony/Compatibility	
 

The proposed Tower at Gulfstream Park has a total 26 stories, including the parking garage.  There 

are 182 luxury condo units in 21 stories, on top of an existing 5 story parking garage topped with a 

new recreational   level.  The architectural language of the tower will be integrated with the facade 

of the existing parking garage to read as one cohesive design.  All existing entries and exits from the 

parking garage will be maintained, and a porte‐cochere with covered logia will be added to the west 

façade,  to  serve  pedestrian  and  vehicular  traffic  to  the  condo  tower.   As  a  result,  pedestrian 

circulation  around the  existing  parking garage will  be  activated,  and  connections  to  the  existing 

commercial retail buildings will be comfortable and convenient for condo residents.   

The  tower and base exterior  finishes will consist of smooth stucco walls detailed with score‐lines, 

barrel  tile  roof,  aluminum/glass  railings,  aluminum  trellises,  keystone moldings,  keystone  column 

profiles, canvas canopies and aluminum grilles  for openings at the parking garage.   The maximum 

shadows to be cast at winter solstice will be 283 feet north over existing retail. 
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F. Anticipated	Energy	Demand	
 

The Towers at Gulfstream Park 

The proposed design plans  for  lighting and power  systems will comply with  the minimum energy 

requirements as prescribed by the Energy Conservation Chapter, Section 505 of the 2010 Edition of 

the Florida Building Code. The Space‐by‐Space Method  shall be utilized  to  show  compliance with 

lighting power density  requirements. The  indoor building  lighting  for  the  common areas, back of 

house areas, office areas, public corridors and apartment units will be provided with high efficiency 

lighting system in lieu of incandescent lighting. The interior emergency lighting will be connected to 

the emergency generator system and will not be provided with  lighting control system. The small 

rooms within  the  common  areas will  be  provided with  combination  light  switch  and  occupancy 

sensors.  The  large  common  areas  and  public  corridors  will  be  provided  with  ceiling  mounted 

occupancy  sensors.  The occupancy  sensors  shall be programmed  to  turn  the  lights off within  30 

minutes of an occupant leaving the room. The outdoor lighting will be provided with full cut‐off lens 

to minimize  light pollution and controlled by a combination of photo sensor and  time switch. The 

light fixtures in the parking garage will remain on all the time for safety, security and eye adaptation 

purposes. The electric motors shall comply with the requirements of the Energy Policy Act of 1992. 

The feeder and customer owned service conductors shall be sized for a maximum voltage drop of 2 

percent at the design load. The branch circuit conductors shall be sized for a maximum voltage drop 

of 3 percent at the design load.  

The proposed mechanical systems will comply with the minimum energy requirements as prescribed 

by  the  Energy Conservation Code,  Section 503, of  the 2010  Edition of  the  Florida Building Code. 

Standard energy conservation practices include, but are not limited to: 

 Insulation 

 High efficiency HVAC systems 

 Variable frequency drive pump motors 

 Window Tinting 

 Heat recovery systems for HVAC systems 
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G. Conformity	with	County	Land	Use	Plan	and	City	Land	Use	Plan	and	
Zoning	Code	

 

Broward	County	Land	Use	Plan	
 

The subject property is designated as Local Activity Center – The Village at Gulfstream Park LAC 

under the Broward County Land Use Plan. LAC allows for residential, commercial, movie cinema, 

hotel, recreation and commercial recreation type land uses. The proposed structure conforms to 

the Broward County  land use plan as  it falls under residential  land use type. See the Appendix 

for a copy of the city land use map.  

 

The	City	of	Hallandale	Beach	Comprehensive	Plan	
 

The proposed project will comply and assist in furthering the policies and objectives of the City’s 

Comprehensive Plan  in order to preserve the character of the city for future generations.   The 

following  area  list  of  objectives  and  policies  reported  in  the  City  of  Hallandale  Beach 

Comprehensive Plan: 

Policy 1.1.3:  The City will require a development impact analysis to be submitted for 

developments  which  contain  ten  (10)  residential  dwelling  units  or  more,  or 

developments containing four thousand (4,000) square feet of nonresidential gross floor 

area or more. The applicant or his agents will be responsible  for preparing the  impact 

analysis  which  shall  evaluate  the  overall  effect  of  a  proposed  development  on  its 

surrounding neighborhood and the overall community. 

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, 
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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. 

 

OBJECTIVE 1.8:  Local Activity Center  Land Use: Maintain  a  Local Activity Center  (LAC) 

land use  category within  the  city  to  encourage  compact development  that  Includes  a 

mixture of community‐serving uses  such as commercial, office, employment, civic and 

institutional, recreation and open space, hotel, and/or residential. Development shall be 

characterized  by  efficient  infrastructure,  close‐knit  neighborhoods  with  a  sense  of 

community, preservation of natural  systems, promotion of pedestrian  circulation, and 

convenient access to mass transit facilities. 

 

Policy 1.8.1:   The City  shall use  the  Local 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  1.8.2:          Local Activity Centers  shall  support  the  location of uses  in  a manner 

oriented  around  a  five‐minute  (i.e.  quarter  mile)  walk.  Multiple  nodes  of  activity 

oriented around a five‐minute walk may be included within one Local Activity Center. 

 

Policy  1.8.3:          Local Activity Centers  shall  support  the  location of uses  and  internal 

circulation  such  that pedestrian mobility  is  a priority. All  land uses  in  a  Local Activity 

Center shall be directly accessed via pedestrian ways, and accessible to existing or future 

alternative public transportation modes, including bicycle and transit. 

 

Policy 1.8.6:         The City will adopt, as part of  its  land development regulations, design 

guidelines  to encourage pedestrian oriented development and consistent architectural 

design within Local Activity Centers. 

 

Policy 1.8.8:  Housing opportunities  shall be  included as a  functional  component of 

any Local Activity Center. Residential development shall be  limited to multifamily units 
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as  one  means  to  encourage  compact  development  and  integrate  mixed‐use 

development.  

 

 

City	of	Hallandale	Zoning	Code	
 

The  subject  property  is  designated  as  PLAC  per  the Hallandale  Beach Design Guidelines  city 

zoning map. The purpose and intent of the PLAC district is to further the redevelopment goals of 

the City of Hallandale Beach by establishing a zoning district that promotes the health, safety, 

and  welfare  of  the  residents  of  the  City.  PLAC  also  ensures  that  a  structured  plan  of 

development within  a  specified  geographic boundary  is  achieved  through use of  this district.  

PLAC will also further implement the City of Hallandale Beach Comprehensive Plan by permitting 

development  that  facilitates a coordinated and balanced mix of  land uses  in an urban  setting 

which supports the area. See the Appendix for a copy of the city zoning map.  
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H. Evidence	of	Coordination	with	Other	Agencies	
 

All site properties have been previously permitted. The proposed construction will require a 

modification to the existing permits. This modification will be coordinated with the proper 

agencies at a later time.  

I. Traffic	
See the following attached traffic letter and parking analysis.  
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CITY OF HALLANDALE BEACH  
MAJOR DEVELOPMENT REVIEW  
SUBMISSION CHECKLIST 
 
 
Date: _________________________  Folio # (required) _________________________________ 
Location/Subject property: _______________________________________________________________ 
Applicant’s Name: ___________________________________________   Phone: ___________________ 
Agent’s Name (if applicable): ___________________________________ Phone: ___________________ 
Type of Application (check one):  ____ Residential ( ____ No. units)      ____ Commercial ( ______ sqft.) 
 
 
 
 
 
 
 
Section I – General Information 
 
A. Applicant has had a pre-application conference with staff.   ____Yes ____No 
 
 

This checklist is for the convenience of applicants and the city to ensure basic submission information is provided.  Applicants 
are responsible for submitting proposal in total compliance with all the requirements of Section 32-786 of the Zoning and Land 
Development Code.  Failure to provide any listed items shall result in an incomplete application which will not be accepted by 
the City. The adequacy of the submittal will be determined by staff. 

                  APP   CITY 
1. Fees:  Proof of payment (full fee)             ____   ____ 
2.        Application has been fully completed, including full address, location and legal            ____   ____ 

description of the subject property.  Application must be notarized. 
3.        A certified plat of survey, prepared within one (1) year from date of application,        ____   ____ 

which includes: 
a. An accurate folio number and legal description of the subject property.       ____   ____ 
b. Computation of the total area of property in square feet and to the nearest         ____   ____ 

tenth of an acre. 
 c. Zoning of the property.             ____   ____ 
4. Proof of ownership, which shall consist of at least one of the following:                       ____   ____ 

a. A fee simple title                                                                                                  ____   ____ 
b. An option to acquire fee simple title within a specific period of time                 ____   ____ 
c. A leasehold interest in excess of 20 years                                                            ____   ____ 
d. A marketable title subject to certain condition which will not substantially       ____   ____ 

restrict development within a reasonable time  
5. Mailing list of all properties within 1,000 feet. 

a. Mailing List 
b. Map of 1000 ft radius area 
c. Letter certifying the accuracy and completeness of the mailing list, prepared by a 

professional as listed in the notice requirement handout.  
6.  For projects proposing residential units, provide a School Concurrency Availability Determination 

(SCAD) letter from Broward County School Board. 
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7. Information pertaining to previous building and land development experience of           ____   ____ 

the applicant. 
8. Evidence of applicant’s ability to acquire sufficient development funds, (either a        ____   ____ 
 letter of commitment from a recognized financial institution, or a certified  

personal or corporate financial statement.) 
9. Proof by the applicant that this proposed development is in strict compliance              ____   ____ 
 with all the standards and requirements of this article. 
10.  Copy of Lobbyist/Developers Representative Registration Form/Oath filed with  
 the City Clerks office.                                          ____   ____ 
11. Plans, exhibits and data are prepared by a qualified professional from AT LEAST    ____   ____ 

three of the following: (check as applicable) 
a. a professional urban planner (A.I.C.P. member); 
b. a registered engineer or land surveyor; 
c. a licensed architect; 
d. a registered landscape architect; and/or 
e. other qualified professionals as required to address specific issues relating to 

demographics, financing, economics and the like. 
12.  Plans must detail the proposal, including to, but not limited to site plan, floor plan,    ____   ____ 
  parking plan, landscaping, engineering, signage and other detail that may be  
  applicable to the project. In addition, the city reserves the right to require  
  information to determine compliance to all applicable codes as part of the  
  development review process. 
13.  INITIAL requirements for DRC submittal:  

a. FIFTEEN copies of required plans which shall: 
i. be prepared at a scale not smaller than one (1) inch equals         ____   ____ 
 twenty (20) feet;               
ii. be submitted on sheet(s) 24" x 36", unless the director determines         ____   ____ 

that another sheet size would be more appropriate;    
iii. show the project name, name and address of the owner, designer and     ____   ____ 
 developer, north arrow, date, and scale of drawing (numerical and  
 graphic); and                
iv. reserve a blank space, three (3) inches wide and five (5) inches high       ____   ____ 

for the use of the reviewing authority.            
14.   POST DRC requirements for Planning and Zoning Board, and City Commission  
  submittal: 

a. TWENTY-FIVE copies of required plans which shall:            
i.       be prepared at a scale not smaller than one (1) inch equals fifty            ____   ____ 
 (50) feet;         
ii. be submitted on sheet(s) 24" x 36", unless the director determines          ____   ____ 
 that another sheet size would be more appropriate;           
iii. show the project name, name and address of the owner, designer and     ____   ____ 

developer, north arrow, date, and scale of drawing (numerical and  
    graphic); and         
   iv. reserve a blank space, three (3) inches wide and five (5) inches high       ____   ____ 
    for the use of the reviewing authority. 
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   v. TWO electronic PDF copies of complete submittal package.         ____   ____ 
 
Section II – Site Plan Review Submission                                                                             
 
Note: A waiver request must be provided for those items not addressed.  No response 
 is considered an omission of information.  Indicate by a check mark if a waiver 
 is to be requested.  An explanation of the waiver will be needed. 
15. Existing site characteristics map, which includes:                                                             ____   ____ 

a. Existing site physiograph, including soils, topography, watercourses and            ____  ____ 
identification of the 100-year flood plain; 

b. Existing tree survey, including their location, type, height, trunk diameter at      ____   ____ 
4 feet above existing ground level and a written statement from a qualified    
botanist, landscape architect, forester or ecologist explaining their value, 
their tolerance to the proposed development, and what measures are to be 
taken to minimize any negative impacts of the development as it is related 
to vegetation; 

c. Existing structures, including their location, current usage, size and condition;   ____   ____ 
d. Existing zoning of the site and all property within twenty-five (25) feet,             ____   ____ 

which is either adjacent to the site or separate from the site by a public 
right-of-way; 

e. Existing water and wastewater utility lines at the point of site intersection          ____   ____ 
including their condition, size, current peak hour utilization, capacity and 
peak hour pressure; 

f. Existing streets, including their condition, right-of –way width, current              ____   ____ 
usage and design capacity. 

16. Proposed site development plan, which includes:                                                             ____   ____ 
a. Proposed finished grading by spot elevations and in particular at locations         ____   ____  

along lot lines; 
b. Provisions for the adequate control of erosion and sedimentation, indicating      ____   ____ 

the proposed temporary and permanent control practices and measures that 
will be implemented during all phases of clearing, grading and  
construction; 

c. Provisions for the adequate drainage and disposition of natural and storm          ____   ____ 
water in accordance with the adopted design standards of the city, indicating  
the location, size, type and grade of ditches, catch basins and pipes and 
connections to existing drainage system and on-site storm water retention; 

d. Proposed utility services, including, but not limited to:                                        ____   ____ 
1. water and wastewater lines and pipe sizes;                                               ____   ____ 
2. telephone, electric and gas lines;                                                               ____   ____ 
3. solid waste receptacle locations and pressure capabilities; and                ____   ____ 
4. fire hydrant locations and pressure capabilities.                                       ____   ____ 

e. Proposed structures, including their location, use, height, gross floor area          ____   ____ 
And, where applicable, the density, number, size and type of residential 
dwelling units. 

f. The total amount and percentage of site area to be utilized for structural             ____   ____ 
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coverage shall be indicated. 
g. Proposed vehicular use areas, including off-street parking and loading               ____   ____ 

spaces, driveways, on-site curb cuts, related off site median cuts, and  
acceleration and deceleration lanes, including their location, size, width 
and type of surface and access routes for emergency vehicles.  The total 
amount and percentage of site area to be utilized for vehicular use areas 
shall be indicated;       

h. Proposed fences, walls, screen planting and hedges, including their                    ____   ____ 
location, type, size and height; 

i. Proposed pedestrian ways and sidewalks, including their location, width            ____   ____ 
and type of surfacing; 

j. Proposed open space and recreational areas, including the location, height,        ____   ____ 
type and size of all trees, plants and other landscape materials.  The 
total amount and percentage of site area to be utilized for both pervious 
and impervious open space and recreation areas shall also be indicated; 

k. Proposed signage, where applicable, including their location, dimensions,          ____   ____ 
height and type; 

l. Proposed handicapped design features, including ramps, parking                        ____   ____ 
spaces, fountains and restrooms. 

17. Other Requirements-A statement as to the following:                                                       ____   ____ 
a. A description of the number of anticipated future residents, users and                 ____   ____  

employees of the proposed development; 
b. A description of the architectural harmony and compatibility of proposed          ____   ____ 

buildings and other structures, and the relationship of said structures 
to each other, adjacent development and the overall community,  
including such items as height, bulk, construction materials, and façade 
treatment.  A description of maximum shadows to be cast by proposed  
structures shall also be included;  

c. A description of anticipated energy demands of the proposed development        ____   ____ 
and what measures are to be taken to reduce energy consumption,  
both through project design and permanent operational techniques; 

d. A description of public mass transportation routes and schedules as                    ____   ____ 
related to the proposed development; 

e. A description of how the proposed development is in conformity with,               ____   ____ 
where applicable, the Broward County Land Use Plan, and the City  
Comprehensive Plan. 

18. Evidence of coordination with other agencies, which may have jurisdiction over           ____   ____ 
 the proposed development. 
19. Waiver requests of submission requirements, which are not applicable to the                 ____   ____ 
 development are provided addressed to the Director.   
20. Impact Evaluation Statement, which addresses the requirements of Article V,                       ____   ____  

Section 32-788  regarding the proposed development is provided. 
 

Source:  City of Hallandale Beach, Zoning and Land Development Code, Article V.  
 
 


	Exhibit 3- Applicants Letter and Backup Information
	Exhibit 3- Applicants Letter Gulfstream Park Tower
	DRC Submittal Combined Set 12.pdf
	DRC Submittal Combined Set 13

	DRC Submittal Combined Set
	DRC Review Comment Responses
	Phase IV of the Village at Gulfstream Park
	DRC Impact Evaluation Write-Up
	Amendment to the Application_signed
	Property Location Map
	City of Hallandale Beach Official Land Use Map
	City of Hallandale Beach Official Zonning Map
	DRC Checklist
	Proof of Ownership
	The Towers at Gulfstream Park Sketch and Legal
	The Village of Gulfstream Park Boundary Sketch and Legal
	GULFSTREAM PARK TOWERS - P-Z 4-4-14
	00 426-24 MASTER OVERALL SITE PLAN PHASE 3 
	C-1
	A-0.1.0
	A-0.1
	A-1.0
	A-1.1
	A-1.2
	A-1.3
	A-1.4
	A-1.5
	A-1.6
	A-1.7
	A-2.0 WEST ELEVATION
	A-2.1    ELEVATION EAST
	A-2.2 NORTH ELEVATION
	A-3.0
	A-3.1
	L-1
	L-2

	Master Site Plans
	Master Site Plans Revised
	Master Site Plans
	Master Plans
	MASTER SITE PLAN - COLOR EXHIBIT-2-10-14


	2014-04-03_GPTower-parking-FINAL
	2014-04-03_GPTower-traffic-FINAL


	DRC Submittal Combined Set
	DRC Review Comment Responses
	Phase IV of the Village at Gulfstream Park
	DRC Impact Evaluation Write-Up
	Amendment to the Application_signed
	Property Location Map
	City of Hallandale Beach Official Land Use Map
	City of Hallandale Beach Official Zonning Map
	DRC Checklist
	Proof of Ownership
	The Towers at Gulfstream Park Sketch and Legal
	The Village of Gulfstream Park Boundary Sketch and Legal
	GULFSTREAM PARK TOWERS - P-Z 4-4-14
	00 426-24 MASTER OVERALL SITE PLAN PHASE 3 
	C-1
	A-0.1.0
	A-0.1
	A-1.0
	A-1.1
	A-1.2
	A-1.3
	A-1.4
	A-1.5
	A-1.6
	A-1.7
	A-2.0 WEST ELEVATION
	A-2.1    ELEVATION EAST
	A-2.2 NORTH ELEVATION
	A-3.0
	A-3.1
	L-1
	L-2

	Master Site Plans
	Master Site Plans Revised
	Master Site Plans
	Master Plans
	MASTER SITE PLAN - COLOR EXHIBIT-2-10-14


	2014-04-03_GPTower-parking-FINAL
	2014-04-03_GPTower-traffic-FINAL




