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		WEST RAC --- EXHIBIT A COMMENTS AND RESPONSES
	

	Exhibit A
p. 2
	32-160.a
	Are the boundaries shown for OB Johnson Park accurate?
	Yes, the boundaries shown for the park are accurate.

	Exhibit A
p. 2
	32-160.a
	Does the zoning for OB Johnson Park allow buildings in the park, for instance a new building for the Hepburn Center?
	The southern part of the proposed OB Johnson Park expansion area is currently zoned Community Facility (CF), and staff is recommending it be changed to Open Space zoning district, which allows building structures. The development proposal for the future park and Hepburn Center is still in its early stages; however, the plans will include a joint-use facility that serves as an Intergenerational Center, with services similar to a family recreation center. The CF zoning district allows parks; however, the Open Space zoning district requires smaller sized minimum set-backs, which will help to maximize the use of the properties.



	Exhibit A
p. 3
	32-160.b
	Does the term “alcoholic beverage establishment” mean a bar? A package store? A restaurant that serves beer and wine?
	This term means a bar or lounge. It is defined in the existing zoning and land development code as follows: “any establishment devoted primarily to the sale of alcoholic beverages for consumption on the premises.”



	Exhibit A
pp.3-9
	32-160.b
	Would the West RAC regulations forbid a restaurant along Foster Road from serving beer and wine with meals?
	No.

	Exhibit A
p. 13
	Table
32-160.a
footnote (j)(3)

	A previous draft of this code allowed staff to approve administrative waivers up to 10% for certain redevelopment area modifications. The latest draft increases that to 20%. Why was this change made? Isn’t 20% too high for a decision being delegated to staff instead of handled by elected officials.
	The proposed administrative waiver of 20% more closely matches the administrative variance approval levels (25% dimensional; 20% signage), which are currently provided in the Zoning and Land Development Code. 

Staff will be proposing revisions to the language as follows:
Administrative waivers. Within the West RAC District, staff the City Manager shall be allowed to approve administrative waivers for redevelopment area modifications up to 20 percent of minimum required as to number of parking spaces, landscaping and setback requirements, and any measureable standard, with the exception of density.




		CENTRAL RAC --- EXHIBIT B COMMENTS AND RESPONSES
	

	Exhibit B
p. 2
	32-192(b)(2)
	“Future Connections” are shown over some streets that have already been vacated
	Yes. When streets are vacated, the tertiary street network is damaged, which limits alternate routes for locals, lengthens pedestrian travel distances, and increases congestion on the main corridors. If it’s possible to restore the network, it is our recommendation to do so. The appropriateness and alignment of all connections is determined during the review process and will be decided then. 

	Exhibit B
p. 3
	Figure
32-192(a)
	The Fashion / Art / Design subdistrict boundary doesn’t match the recent change by the City Commission.
	The previous regulations focused commercial activity toward NE 1st Ave, limiting uses and access on NE 2nd Ave. The proposed code expands the potential for live-work, studios, etc. throughout both districts, allowing redevelopment of the whole block, while maintaining the same use organization and the focus of businesses on the “Fashion Row” main street. If the subdistrict extended further, to NE 2nd Ave, businesses could end up next door to or facing homes (9 of the 18 houses are currently homesteaded).

	Exhibit B
p. 3
	Figure
32-192(a)
	There’s no rationale for excluding the old City Hall block from Central RAC. The current proposal could fall apart and we’d be left with no long-term planning for that block.
	The current proposal would construct some uses not generally allowed in Central RAC. Like other industrial areas, those uses are better regulated by the current zoning district. If the current proposal doesn’t get built, that block could be added to Central RAC by amending the regulating plan.

	Exhibit B
p. 3
	Figure
32-192(a)
	The subdistricts need to be fair to everyone; we can’t allow 30 or 40 story buildings in one place but not in another.
	Zoning is established to apply appropriate sets of regulations to similarly situated properties. Zoning boundaries are always subject to debate, but the principle of differing sets of regulations is well established and is essential to carrying out comprehensive plans.

	Exhibit B
p. 3
	Figure
32-192(a)
	The southeastern part of Central RAC near Aventura is a natural place for high-rises; they should be allowed along US 1 but also further to the west near Aventura.
	The proposed subdistricts ensure a compatible transition in building scale from the US 1 to Dixie Highway, including the single-family neighborhoods west of US 1.

	Exhibit B
p. 3
	Figure
32-192(a)
	Does the single blue star on the regulating plan mean that there would be only one station for the Tri-Rail Coastal Link?
	Yes. The latest plans are for a single commuter rail station in Hallandale Beach near Bluesten Park. The approximate location is indicated by the blue star on the regulating plan.

	Exhibit B
p. 3
	Figure
32-192(a)
	My firm is designing buildings and we need help understanding how these rules would apply on our properties, some of which had been zoned into two different zoning districts. Would all the previous B-G uses be allowed on these properties?
	(The answers depend on the location of the specific parcels.)

	Exhibit B
p. 6
	32-194(a)(2)
	The new code would count any first story above 18 feet in height as two stories. Our luxury high-rise needs its first story to be 22 feet to accommodate refuse disposal.
	Buildings can have a first story taller than 18 feet; however, it will count as two stories for the purpose of measuring building height. 

Staff will be proposing revisions to the language to allow the first story to be 22 feet tall for the purpose of accommodating internal waste disposal.

	Exhibit B
p. 6
	32-194(a)(7)
	Why would a step up from the sidewalk be required?
	The step up is required only for residential uses, not commercial. When buildings are located close to the street, a raised first floor adds privacy for residents and makes those units more valuable over time. 

	Exhibit B
p. 6
	32-194(a)(7)
	Why should the first floor have to be raised 18 inches above the adjacent sidewalk? We’ve always used 18 inches above the crown of the street.
	The buildings are located close to the street and the raised first floor adds privacy – it was measured above the sidewalk for that reason, However, measuring above the crown of road is consistent with other provisions of the code, so the language has been changed in the latest draft. Also, the minimum elevation in the RAC Neighborhood subdistrict, where buildings have front yards, has been lowered from 18 inches to 12 inches.

	Exhibit B
p. 13
	Table
32-195(a)
	To date there hasn’t been any serious redevelopment west of US 1; now that my client proposes a luxury high-rise, why would the city try to restrict its height or density? The project meets the existing code, but we were told to wait for this ordinance to request our RAC allocation. How would we get our approval if the same ordinance that allocates RAC units would forbid our height and density? This problem could be solved with a single sentence that says that applications filed before a certain date would not need to follow the new code
	The following language has been added to the proposed regulations:
Section 32-205 “(f) Transitional Period.  For applications submitted prior to September 1, 2014, staff may present an analysis of the measurable parameters of development under both regulations.”
 

	Exhibit B
pp. 12,
14, 16, 18
	32-195(c)(2)
32-195(d)(4)
32-196(c)(2)
32-196(d)(4)
	The RAC Corridor and Transit Core subdistricts use the term “project area,” but that term isn’t defined – exactly what does it mean?
	The term “project area” was meant to convey the portion of the site area under development in consideration of multi-phase developments; the language in the latest draft has been clarified to read “Provide a total of 7.5% of the site, or portion of the site proposed for development in a multi-phased project, as Civic Open Space(s).” 

	Exhibit B
p. 14
	32-195(d)(4)b,
	In the RAC Corridor subdistrict, the new code calls for 15% workforce housing, but there is no definition that explains what income level would qualify as “workforce.”
	“Affordable Housing,” as defined within the Broward County Land Use Plan, means housing for which monthly rents or monthly mortgage (including taxes and insurance) payments do not exceed 30 percent of an amount representing the percentage (very low= 50%; low=80%; moderate workforce = 100%; workforce=120%) of the median income limits adjusted for family size for the households.  The same section allows payment in lieu of units.  Payment would be based on the same 15% and at the City’s established dollar amount per unit applicable at the time.

	Exhibit B
p. 17
	Table
32-196(a)
	My client is considering a luxury hotel near Mardi Gras that might be taller than the 8 stories allowed in Transit Core. Why would the city want to restrict its height?
	The area facing US 1 near Mardi Gras is currently surrounded by small commercial properties and one to two-story neighborhoods. This is quite different from the conditions to the south, where the properties face Gulfstream and border Aventura. The proposed scale is appropriate for the area. The areas further south in the RAC Corridor are supported by more mobility options, which support more intense development. 

	Exhibit B
p. 17
	Table
32-196(a)
	In Transit Core, density would drop from 100 to 50.
	RAC Corridor is a more intense subdistrict than Transit Core and thus has a higher density. 

	Exhibit B
p. 17
	Table
32-196(a)
	In the Transit Core subdistrict, buildings facades would have to “stepped back” for the 6th, 7th and 8th stories. On small sites, that would be burdensome.
	Since the buildings are located along the street, stepping back the upper floors at the top of the 5th floor establishes compatible transitions between buildings of different scales, allows light to reach the sidewalks, and prevents any “canyon” effect.

	Exhibit B
p. 18
	32-196(d)(4)b.

	To achieve the maximum density in the Transit Core subdistrict, this section says that parking levels would need to be “fully concealed.” Does that mean that surface parking lots would be forbidden on projects using the maximum density?
	Surface parking lots are permitted. The latest draft clarifies that only “parking garage levels” need to be lined by active uses.

	Exhibit B
p. 20
	Table
32-197(a)

	In the RAC Neighborhood subdistrict, this table limits lot area for townhouses to 20,000 square feet. That seems too small; I’ve developed lots of 35,000 square feet.
	Agreed; that provision is not needed for townhouse development. For townhouses, the maximum has been removed from the latest draft to allow full blocks to be redeveloped. 

	Exhibit B
p. 24;
also see
Ord. A
p. 2 
line 65-68
	32-197(d)(4)
	Accessory dwellings should be allowed only when the owner lives on the property.
	Agreed; the proposed code states in section 32-197(d)(4) that the unit can only be leased if the property owner resides on site. 

	Exhibit B
pp. 29-32
	32-199
	Fashion / Art / Design area needs additional parking. 
	The area is currently comprised largely of parking. The previous code provided allowances in this area reducing the number and lowering configuration requirements for parking in the area. This code maintains the previous strategy.

	Exhibit B
pp. 29-32
	32-199
	Redevelopment should be allowed for entire blocks in Fashion / Art / Design.
	Redevelopment is allowed to include the entire blocks. The previous regulations focused commercial activity toward NE 1st Ave, limiting uses and access on NE 2nd Ave. The proposed code expands the potential for live-work, studios, etc. throughout both districts, allowing redevelopment of the whole block, while maintaining the same use organization and the focus of businesses on the “Fashion Row” main street. If the district went to NE 2nd, businesses could end up facing houses or next door to residences (9 of the 18 houses are currently homesteaded).

	Exhibit B
p. 33 
	32-200
	Mardi Gras could be redeveloped as a single unified casino, not on city blocks. They would need mixed uses and high-rises to compete with Gulfstream.
	Section 32-200(b) allows Mardi Gras to follow the current zoning (CR-A) for developing additional, individual buildings, including hotels and restaurants. For significant redevelopment, this code allows a faster implementation of the same type of redevelopment undertaken by Gulfstream. 

	Exhibit B
p. 45
	Table
32-201(h)
	Why would our city ever need sidewalks that are 10 feet wide?
	The intended redevelopment form will facilitate walking between more than one destination. In order to accommodate street trees, sidewalk cafes, etc. 10-foot-wide sidewalks are desirable and would become the standard along primary streets in these subdistricts: RAC Corridor, Transit Core, and Transitional Mixed Use (see Table 32-201(h)).

	Exhibit B
p. 49
	32-202(a)(4)(f)
	There are too many amenities required in civic open spaces – not just reasonable requirements like park benches, but several others, including pet clean up stations.
	The bench, trash receptacle, pet clean up station, bicycle rack, and drinking fountain are fairly standard, minimal requirements for outdoor spaces. A waiver provision for the water fountain requirement is reasonable to consider, but is not yet proposed.

	Exhibit B
pp. 51-52
	32-203(b)
	Are parking requirements for commercial uses measured in net or gross square footage?
	Measurement methods are the same in Central RAC as in the existing zoning and land development code.

	Exhibit B
pp. 51-52
	32-203(b)
	Off-street parking requirements should not be lowered. City staff had determined that other communities required more parking, so Hallandale Beach increased the previous requirements. Exceptions are frequently granted, so having higher numbers in the code allows haggling to establish a reasonable number.
	The parking requirements are being lowered only for the Regional Activity Center, whose central location and mix of uses allow some people to walk, bike, or ride transit or taxis to accomplish several errands on a single car trip. Parking requirements for the RAC should be lower than other parts of the city, not the same.

	Exhibit B
p. 55
	32-204
	The maximum block perimeter would be 1,600 or 2,000 feet. This standard might preclude a street abandonment I proposed last year.
	The maximum block perimeter has been increased to 1800 feet in the latest draft.

	Exhibit B
pp. 56-57
	32-205
	The new code seems to forbid any buildings above 15 stories; it doesn’t specify whether there are any avenues for requesting a higher number.
	The Central RAC code as drafted would not allow building taller than 15 stories, except where approved under previous or current regulations.

	Exhibit B
p. 57
	32-205(e)(1)c.
	Important flexibility would be lost if the planned development overlay is eliminated for Central RAC; opportunities for waivers would be lost.
	The code allows for a wider mix of uses than the current regulations. Although the planned development overlay would no longer be available, redevelopment area modifications would still be available (except for height and density). 

	Exhibit B
pp. 57-58
	32-206
	What’s all the worry about the number of RAC units? Broward County has never turned down a request to increase the number of RAC units. We’ll help the city pro-bono to increase the number of available RAC units.
	The City will pursue more RAC units, but it would be irresponsible to assume a supply that does not currently exist. 

	Exhibit B
pp. 57-58
	32-206
	This new code never mentions Flex units. Does that mean they’re NOT allowed in Central RAC? The code should be clear about this.
	RAC units are limited to the RAC. Flex units are being reserved for properties outside the RAC which have no other avenue for density increases. The latest draft states this clearly.

	Exhibit B
pp. 57-58
	32-206
	There are 600 or 700 Flex units available, but this code never says that they’re available in Central RAC.
	Flex units are being reserved for properties outside the RAC which have no other avenue for density increases. The latest draft states this clearly.

	Exhibit B
all pages
	32-191
through
32-206
	The overlays were way too complicated. The new subdistricts are a big improvement, but do they create winners and losers?
	The new regulations create a level playing field for all property owners; no longer will property owners need to apply for a planned development overlay to determine if they can have special rules for their property. The proposed code ensures development potential is not available to just one or two projects. Redevelopment area modifications can still be requested (except for height and density).

	Exhibit B
all pages
	32-191
through
32-206
	The new code has too many charts and too many rules.
	The new code has fewer districts and sets of instructions than the previous code. Six subdistricts are used to respond to the unique and varied conditions of the large area. The charts and illustrations help establish a clear, predictable set of rules. 

	Exhibit B
all pages
	32-191
through
32-206
	Hallandale Beach has its own downtown master plan; we can’t be compared to downtown Miami.
	Agreed.

	Exhibit B
all pages
	32-191
through
32-206
	The new codes are too complicated; lawyers would be needed to understand them.
	The new codes are dramatically simpler to understand than the current codes. We appreciate all suggestions that would help clarify and simplify them further.

	Exhibit B
all pages
	32-191
through
32-206
	Other cities allow benchmarks for their codes; why aren’t they allowed here? 
	The Central RAC code is ‘form-based’ which means it specifies how buildings meet the street and the allowable scale of buildings for each subdistrict. Some codes specify performance benchmarks that allow buildings of any size, bulk, or configuration if they may be able to meet those performance benchmarks. Performance-based codes have proven extremely difficult to administer and would not help Hallandale Beach carry out its locally approved redevelopment plans. 

	Exhibit B
p. 52
	Section 32-203(b)(2)
	Would parking requirements be changed near the proposed Tri-Rail station?
	Section 32-203(b)(2) Parking requirements for development near the Tri-Rail station will be reduced by 30% once service commences.

	Exhibit B pp. 14 & 18
	Section 32-195(d)(4) and 32-196(d)(4)
	When would someone have to improve both sides of the street?
	This would be desirable to provide uniformity of street improvements, however there will be conditions which this is impractical or inequitable. The appropriateness would be determined during the review process.

	Exhibit B
p.10
	Section 32-194
	The photo used in figure 32-194 (d) of the Lincoln Theater could not be approved under this proposed code
	The photographs in this code are clearly marked as ‘character examples.’ If some part of this particular image is identified as misleading, a different image could be substituted. 

	Exhibit B
pp. 47-50
	Section 32-202
	The definition of “Civic open space” is unclear. Can it be a used by a concessionaire to operate a portable snack bar since tables are provided for the public? Does it then become a restaurant and need off-street parking?  Further, the street furniture requirements are too restrictive. Perhaps you can have a process that would allow some flexibility in the design of furnishings based on design of the space. What if a significant art work would be proposed? 

	In the latest draft, the definition includes a reference to Section 32-202, which states the intent and types of spaces that meet the requirement. Regulations for size, location, and configuration are listed there. The amount is based on the size of the site of the development – the terms “project area” and “site area” were intended to reflect multi-phased developments; the latest draft clarifies this terminology. Design flexibility is afforded by offering a palette of types and in design.  The design will be evaluated though the same process the many other aspects of development are reviewed. The furnishing requirements are minimal and can be creatively designed. Restaurant space could border the civic open space, but the required civic open space could not be designated for a private business. Approval of outdoor art would follow the same review process as it currently follows.

	Exhibit B
pp. 47-50
	Section 32-202
	Is there a provision for air-rights over the civic open space? Why not?

How about over City streets?
	Section 32-202(4)(d) clearly states that civic open spaces are to be open to the sky. Balconies overlooking civic open space would be on private property; the space under them would not be included in the calculation of the amount of civic open space provided. 

Balconies overlooking city streets would not project beyond the 10-ft. front setback so they also would not need air rights approvals from the city.
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