
Attachment I 
Planning and development Board Staff Report 





2 
 

was proposed to be one of the tallest building on the barrier island; (approximately) two-feet taller than 
the Diplomat. The approvals resulted in (Attachment C): 

 477 rooms (up to 238 allocated from the “Hollywood Beach Hotel Pool”) 

 Associated accessory uses, including meeting space, spa & salon, restaurant and fitness facilities 

 41 stories (412 feet)  

 9’ public pedestrian beach access easement (south side of the property) 
 

This project currently has valid approvals, as Senate Bill extensions were obtained. 

BACKGROUND 

When property is developed it must be done in a manner consistent with the Land Use and Zoning of the 
property.  Should a property owner wish to develop property in excess of the density permitted by the 
Land Use, without changing the land use, the application of Reserve Units is one of many mechanisms 
that can accomplish this.  According to the Zoning and Land Development Regulations, Reserve Units 
are additional permitted units which are equal up to 2% of the number of units permitted within a flexibility 
zone by the Broward County Land Use Plan. This was accomplished with the adoption of the 1989 

Broward County Land Use Plan.   

The City has 19 Flexibility Zones.  As a result of this, and other density/land use allocations, each flex 
zone has various amounts of densities and intensity’s, which can be applied to property’s effectively 
changing the Land Use of the property or, as in this particular case, also increase the available density by 
allowing year-round residential where it’s otherwise not permitted. 

REQUEST 

Over the last several years, market conditions have dramatically fluctuated.  These conditions have 
resulted in different uses and product types, being economically viable at different points in time, in 
addition to properties changing ownership.  As a result, the new owners of 4111 S Ocean Drive, Related 
Group, are requesting to introduce 40 residential units into the previously approved project. Although 
these changes will result in amending previous approvals, the Board is only considering the application of 
Reserve Units as the City Commission will have sole discretion regarding other approvals. Introducing 
residential units into a hotel will offer luxury living seldom seen in southern Broward County.  As a result 
of adding residential units, the hotel component, as well as the overall Project density, will be reduced. 
 
Located at the southern tip of Hollywood’s barrier island, outside the Community Redevelopment Agency, 
this property has a General Business Land Use and a Planned Development (PD) Zoning.  This 
‘commercial’ land use allows for retail, office, commercial, hotels, condo-hotels, as well as, subordinate 
uses, but only allows for residential via the application of Flexibility or Reserve Units.  Should residential 
units be allocated, the — residential— units cannot exceed 25 units/acre. 
 
As such, requested is allocation of 40 Reserve Units from Flex Zone 92.  No Flex Units are available in 
this zone; however, there are 136 Reserve Units available; therefore 96 Reserve Units will be remaining 
(136 – 40 = 96). Although, the Board’s decision should not be based on Site Plan or Design details it is 
anticipated these units will be integrated into the 21

st
 through the 41

st
 floor of the building as show in 

Attachment B.   
 
As mentioned above, the formerly approved project included several different densities and intensity’s; 
one of those being the allocation of 238 bonus hotel density rooms from the “Hollywood Beach Hotel 
Room Pool” (Pool).  As result the original project was approved at 300 rooms/acre (477 rooms ÷ 1.59 
acres).    
 
With the proposed addition of 40 Reserve Units, the hotel density, as well as the overall project density, 
will be reduced.  As such, 110 rooms will need to be returned to the Pool. Currently the Pool has 583 
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rooms; returning 110 rooms leaves 693 rooms remaining in the Pool (583 + 110 = 693). Below is a 
breakdown of the different uses proposed to determine density: 
 
 TYPOLOGY    AMOUNT   DENSITY 

Hotel Total 367 230 rooms/acre 

    Permitted by Right    239   150 rooms/acre 

    Hotel Pool    138 128 (110 returning to the 
Pool) 

  86.7 rooms/acre 

Residential  (current request) 40 25 units/acre 

TOTAL 407 255 rooms and units/acre 

 
Several safeguards are recommended such as ensuring the unused rooms, previously approved, be 
returned to the pool and any unused units be returned to the pool in the future, should they not be used or 
the if project approvals expire. The Board is only considering if 40 Reserve Units should be allocated, as 
the Commissions has sole discretion over amending the Site Plan, Design and Master Plan. 
 
SITE INFORMATION 
 
Owner/Applicant: 4111 South Ocean Drive, LLC 
Address/Location: 4111 South Ocean Drive 
Net Area of Property: 54,898 Sq. Ft. (1.26 Acres) 
Gross Area of Property 69,395 Sq. Ft. (1.593 Acres) 
Land Use: General Business 
Zoning: Planned Development (PD) 
Existing Use of Land: Vacant 
 
ADJACENT ZONING 
 
North:   Low Intensity Commercial District (C-1) 
South:  City of Hallandale 
East:     City of Hallandale 
West:    Low Intensity Commercial District (C-1) 
 
ADJACENT LAND USE: 
 
North:   General Business  
South:  City of Hallandale  
East:     City of Hallandale 
West:    General Business 
 
CONSISTENCY WITH THE COMPREHENSIVE PLAN 
 
The proposed change of zoning and Master Plan, with the inclusion of staff’s conditions, is consistent with 
the City’s Comprehensive Plan, based upon the following: 
 
GOAL:  Promote a distribution of land uses that will enhance and improve the residential, business, 
resort, and natural communities while allowing landowners to maximize the use of their property. 
 
Objective 3: Prohibit any increase in the number of permanent residential dwelling units on the Coastal 
High Hazard Area above that permitted by the adopted Comprehensive Plan. 
 
Objective 5: Encourage appropriate infill, redevelopment in blighted areas throughout the City, and 
economic development in blighted business and tourist areas. 
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Policy 5.16: Foster Economic Development through creative land use, zoning and development 
regulations, City services, and City policies. 
The proposed residential units achieve the Goals and Objectives outlined in the Land Use Element by 
redeveloping a vacant parcel at one of the beach gateways in compliance with the City Comprehensive 
Plan.  Once completed, this signature project will offer a style of residential living seldom seen in Broward 
County.  With the imposition of staff’s conditions, the project will be more appropriate for the existing built 
environment. 
 
CONSISTENCY WITH THE CITY-WIDE MASTER PLAN 
 
Sub-Area 4, Hollywood Beach, is defined by the Atlantic Ocean to the east, the Intracoastal Waterway to 
the west, Hallandale Beach Boulevard to the south and Dania Beach to the north.  The Beach is 
comprised of three very distinct areas, North Beach, Central beach and South Beach, which could be 
broken down further into sub-sectors of activity. 
 
The proposed application of Reserve Units, with the inclusion of staff’s condition(s), is consistent with the 
City-Wide Master Plan based upon the following: 
 
Guiding Principles: 

 

 Promote the highest and best use of land in each sector of the City without compromising the 
goals of the surrounding community. 

 

 Attract and retain businesses that will increase economic opportunities for the City while 
enhancing the quality of life for residents. 

 

 Promote the highest and best use of land in each sector of the City without compromising the 
goals of the surrounding community. 

 

 Provide pedestrian, vehicular and public transportation linkages locally and regionally. 
 
“South Beach is characterized by high density high-rise buildings from Iris Terrace south and the area 
north is multi-family and hotel / motel buildings.”   

Policy 4.1:  Recognize and protect the unique character of Hollywood Beach and each of the three areas 
that comprise it; North, Central, and South Beach; and provide a clear vision for creating a more 
harmonious and attractive community. 

Policy 4.3: Appropriately permit the consolidation of properties to create modern, economically viable 
development conditions that will attract higher end uses, thereby improving the quality of the area. 

Policy 4.32:  Upgrade the quality of seasonal accommodations and commercial activities by promoting 
the renovation and construction of higher quality lodging. 

Policy 4.37: Encourage development and redevelopment of hotel and motels in an effort to increase 
tourism. 

Policy CW.44: Foster economic development through creative land use, zoning and development 
regulations, City services and City policies. 

Policy CW.47: Focus beach redevelopment efforts to capitalize on tourist economy. 

Development of this parcel will help an underutilized piece of property on Hollywood Beach become a 
contributing aspect of the built environment.  The incorporation of residential maximizes highest and best 
use for development of a signature project at a gateway parcel on Hollywood’s South Beach.  The 
incorporation of residential units into hotel style of living is the first of this elite typology in Hollywood. As 
such, the proposed project will generate greater economic opportunities than those previously sought.  
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Additionally, its location outside of the Beach CRA will provide additional revenue into the City’s General 
Fund. 

 

 

CONSISTENCY WITH THE HOLLYWOOD BEACH MASTER PLAN 

The proposed zoning and Master Plan, with the inclusion of staff’s conditions, is consistent with the 
Hollywood Beach Master Plan, based upon the following: 

Master Plan Objectives:  South Beach “…It is also a neighborhood that is characterized by high density 
multiple family residential buildings and hotels that support a high quality of life.” 

As mentioned previously, this signature project will be at a Hollywood’s gateway to the beach.  In an area 
known for its high-rise developments, the incorporation of residential units will blend with the built 
environment. 

APPLICABLE CRITERIA 
 
Analysis of Criteria and Findings for Rezoning as stated in the City of Hollywood’s Zoning and Land 
Development Regulations, Article 5.  
 
CRITERION 1: That the petition for a change of zoning district will not result in spot zoning or 

contract zoning. 
 
ANALYSIS: The application of Reserve Units will not result in spot or contract zoning. South 

Beach contains Planned Developments (PD), such as the Diplomat, Hotel, Ocean 
Palms, Trump Hollywood and Sian PD’s.  The Applicant states, “The previously 
approved Project was more intense as it proposed a density of 477 condo/hotel units.  
If the requested flexibility (or reserve) allocation is granted, Hyde Beach will be 
constructed at a lower total density of 367 condo/hotel units and 40 luxury residential 
condominium units.” 

 
FINDING: Consistent. 
 
CRITERION 2: That the proposed change is consistent with, and in furtherance of, the Goals, 

Objectives and Policies of the City’s Comprehensive Plan. 
 
ANALYSIS: Once completed the proposed development will be consistent with and in furtherance 

of the Goals of the Land Use Element of the City’s Comprehensive Plan.  In 
particular, Objective 5, which is to encourage appropriate infill, redevelopment in 
blighted areas throughout the City, and economic development in blighted business 
and tourist areas.  Development of this parcel as a PD will result in a signature 
project at one of Hollywood Beach’s gateways. 

 
 The Applicant mentions, “As the Project Site is located in the PD zoning district, it is 

the City’s intent to relate a mix of uses in a cohesive manner which creates a desired 
livable beach side community for tourists and residents to enjoy.”  

 
FINDING: Consistent. 
 
CRITERION 3: That conditions have substantially changed from the date the present zoning district 

classification was placed on the property, which make the passage of the proposed 
change necessary. 

 
ANALYSIS: The ability to place residential units on a commercial land use property has been 

available since 1989.  With the recent development of other residential projects, such 
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as Apogee and the Beach club in Hallandale, conditions have changed and warrant 
the need for a hybrid product including residential, condo-hotel and hotel. 

 
 The Applicant mentions, “Indeed, all area residents and tourists will be able to enjoy 

a new beach access easement to the south of the property, as well as a new public 
bus shelter to the north side of the Property in the public right of way…As a result of 
the Property’s location, the surrounding communities are used to integration of 
residential, hotel and accessory commercial uses, as evidenced by the location of the 
nearby, condominiums to the north, south and west, as well as the Crown Plaza and 
Westin Diplomat hotels to the north.” 

 
FINDING: Consistent. 
 
CRITERION 4: The proposed change will not adversely influence living conditions in the 

neighborhood. 
 
ANALYSIS: Incorporating residential units allow for a development more in-tune with South Beach, 

which is characterized by residential development.  This will allow the owners to 
provide a new hotel development with residential, which is consistent with nearby 
development patterns within the South Beach neighborhood.   

 
 The Applicant states, “As a result of existing hotels and condominium and similar 

developments being built in the area, the addition of a new, less intense, mixed use 
condo/hotel and luxury condominium Project, consistent with a height that previously 
approved by the Commission as part of the PD Master Plan, the Project will not have 
a negative impact on the neighborhood, or adversely influence living conditions.  In 
fact, as set forth in Section c above, Hyde Beach will provide beach goers, residents 
and tourists from both cities with an additional means of access to the beaches 
because it will provide additional public access and new amenities for the public to 
enjoy.”  To ensure public beach access is maintained, Staff recommends the 
amended site plan and master plan shall demonstrate adequate and safe public 
beach access (approx. nine-foot) consistent with the previously approved site 
plan/master plan (Previously approved by O-2008-24 and R-2008-327). 

 
FINDING: Consistent with the imposition of Staff’s recommendation. 
 
CRITERION 5: That the proposed change is compatible with the development(s) within the same 

district/neighborhood. 
 
ANALYSIS: As previously stated, incorporating residential is compatible with the surrounding 

neighborhoods not only in Hollywood, but also Hallandale. In all cities the beach is a 
nesting ground for condominiums and hotels.  Providing the opportunity for both 
typologies to be together creates a unique housing product rarely seen. 

 
 The Applicant states, “Hyde Beach will be compatible with the development in the 

same neighborhood and in both cities.  Not only will Hyde Beach be compatible in 
appearance (height, etc…), with all recently approved and developed projects in the 
southern portion of Hollywood and Hallandale Beach, this Project has the added 
benefit of adding a projected annual $1.5 million of property taxes, as well as 
significant new revenues to the City and providing a “Gateway” project that the City 
and its residents and tourists will be extremely proud of.”  To ensure compatibility is 
maintained on the barrier island, whether with this project or another, Staff 
recommends rooms and units be returned to Flex Zone 92 and to “Hollywood 
Beach Hotel Room Pool” should approvals expire or not all rooms or units be 
used (As described in conditions a-e). 
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FINDING: Consistent with the imposition of Staff’s recommendation. 

 
 
 
 
RECOMMENDATION 
 
Staff recommends the Planning and Development Board, acting as the Local Planning Agency, forward 
this petition to the City Commission with a recommendation of approval with the aforementioned 
conditions. 
 
ATTACHMENTS 
 
ATTACHMENT A: Application Package 
ATTACHMENT B:  Schematic Plans 
ATTACHMENT C:  Applicable Development Orders 
ATTACHMENT D: Land Use and Zoning District Map 
ATTACHMENT E: Flex Zone Map 
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RESOLUTION NO. 

05-P-21 )

A RESOLUTION OF THE CITY COMMISSION OF

THE CITYOF HOLLYWOOD, FLORIDA,

APPROVING THE SITE PLAN FOR THE BEACH

ONE PLANNED DEVELOPMENT ( APPROVED

BY ORDINANCE NO. 0-2008-24); APPROVING

AND GRANTING MODIFICATIONS FROM THE

OFF-STREET PARKING AND LOADING

REQUIREMENTS; AND PROVIDING AN

EFFECTIVE DATE.

WHEREAS, the City of Hollywood Zoning and Land Development Regulations
require that all development projects that are located in a Planned Development District

PD) must receive site plan approval from the City Commission prior to the issuance of

any building permits; and

WHEREAS, on October 15, 2008, 0-2008-24 ( PO-2008-20) was passed and

adopted by the City Commission, which approved the rezoning and the Master

Dev~lopment Plan for the property generally located at 4111 South Ocean Drive, with

approximately 1. 25 net acres/ 1. 59 gross acres, to PD (for the project known as "Beach

One") with the following condition:

Prior to the issuance of a Building Permit the Developer shall submit to the Office

of Planning and the City Engineer a 9' public beach access easement to be

approved by the City Commission, and if accepted, said easement shall be

recorded in the Public Records of Broward County, Florida; and

WHEREAS, an application was filed with the Office of Planning requesting site

plan approval for the construction of a 477 room hotel and associated uses, including

meeting space, spa & salon, restaurant and fitness facilities and public beach access,

at a height of 40 stories ( 418 feet), with 568 valet parking spaces and 6 loading
area/ loading zone spaces, for property generally located at 4111 South Ocean Drive,

Hollywood, Florida, for the project known as Beach One Resort, as more specifically
described in Exhibit "A" attached hereto and incorporated herein by reference; and

WHEREAS, the final site plan submitted by the Applicant was reviewed by the

Technical Advisory Committee ("TAC") on August 6, 2007, and the TAC found the final

site plan to be substantially compliant with all regulations as set forth in Chapter 162 of

the Hollywood Code of Ordinances and have recommended approval of the final site

plan; and



WHEREAS, on September 11, 2008, the Development Review Board (" DRB")

passed and adopted Resolution No. 05-DV-21 which approved a variance for the

waiver of the required 25 ft. peripheral landscape setback from all external and internal

streets as well as Design Approval subject to the following condition:

That the Design Review approval is subject to any conditions the City
Commission may deem necessary while considering the Master Development
Plan and Site Plan; and

WHEREAS, the Office of Planning has reviewed the proposed site plan for the

Beach One Planned Development and is recommending approval; and

WHEREAS, Section 4.15 E. 6 of the Zoning and Land Development Regulations
sets forth that off-street parking and loading requirements in a Planned Development
District shall meet all requirements of Article 7 unless expressly modified by the City
Commission; and

WHEREAS, the Applicant has requested that the City Commission approve

modifications to the off-street parking and loading requirements of Article 7 as it relates

to the required number of parking spaces as more specifically depicted on Exhibit "B";

and

WHEREAS, the Office of Planning, and the Building and Engineering Services

Department, have reviewed the proposed modifications to the off-street parking and

loading requirements of Article 7 of the Zoning and Land Development Regulations and

are recommending approval of the modifications as follows:

1 ) The amount of required off-street parking shall be reduced from

792 parking spaces to 568 valet parking spaces;

2) To allow 83 additional tandem valet parking spaces (not included in

568 required valet parking spaces); and

WHEREAS, the City Commission has reviewed the proposed site plan for the

project and has determined that the site plan should be approved with the

aforementioned modifications relating to the parking spaces;

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COMMISSION OF THE

CITY OF HOLLYWOOD, FLORIDA:

Section 1: That it hereby approves The Beach One Planned Development
Site Plan, attached hereto and incorporated herein by reference as Exhibit "B".

Section 2: That the off-street parking and loading requirements of Article 7 of

the Zoning and Land Development Regulations are hereby modified as they relate to

the parking garage as follows:
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1 ) The amount of required off-street parking shall be reduced from

792 parking spaces to 568 valet parking spaces.

2) To allow 83 additional tandem valet parking spaces ( for a total of

651 valet parking spaces).

Section 3: That this resolution shall be in full force and effective immediately

upon its passage and adoption.

PASSED AND ADOPTED this 5 day of c)~+ 2008.

RENDERED this t::?.3 day of Off 2008.

G.tk~
PETER BOBER, MAYO -

APPROVED AS TO FORM & LEGALITY

for the use and reliance of the

City of Hollywood, Florida only.

UktLII/I ptt

CITY ATTORNEY
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ATTACHMENT D 
Land Use and Zoning Map 
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Attachment E 
Flex Zone Map 






