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CITY OF HOLLYWOOD, FLORIDA 
DEPARTMENT OF DEVELOPMENT SERVICES 

DIVISION OF PLANNING AND URBAN DESIGN 
 
 
DATE: September 9, 2025 FILE: 24-JV-31b 
 
TO: Planning and Development Board  
 
VIA: Anand Balram, Planning Manager 
 
FROM: Umar Javed, Planner II  
 
SUBJECT: Oakwood Plaza LP & Oakwood Business Center LP/Brandon Reynolds regarding the 

request for a Variance to permit the reduction of setbacks for internal and external 
public rights-of-ways within the Planned Development (PD) zoning district in the 
Oakwood Activity Center. 

 
 
REQUEST: 
Recommendation for a variance to permit the reduction of setbacks for internal and external public 
rights-of-ways within the Planned Development (PD) zoning district, amending the Oakwood Master 
Development Plan Ordinance O-2023-09 
 
RECOMMENDATION: 
 
Variance: Approval. 
 

 
BACKGROUND 
The subject site comprises approximately 8.20 acres located at 2800 Oakwood Boulevard within the 
Oakwood Activity Center. The Oakwood Activity Center was established by the City Commission on June 
6, 2021, as part of a citywide initiative to encourage mixed-use redevelopment in underutilized 
commercial and industrial areas. 
 
The subject site is situated within the Oakwood Plaza area, specifically within the Oakwood Activity 
Center, bounded by, I-95 to the west, Stirling Road to the north, and Sheridan Street to the south, with 
direct access to Oakwood Boulevard and regional access to I-95. Surrounding uses include large-format 
retail, commercial services, and regional shopping destinations within, a community lake to the east, 
residential/commercial uses to the north, and residential uses to the south. 
 
On June 7, 2023, the City Commission approved the rezoning of the greater Oakwood Plaza area, 
including the subject property, from Low Intensity Industrial and Manufacturing (IM-1) to Planned 
Development District (PD) through Ordinance O-2023-09. The intent of the rezoning was to facilitate the 
comprehensive redevelopment of the Oakwood Plaza area, transitioning the district from its historical 
industrial and commercial character to a higher-density mixed-use environment with an emphasis on 
pedestrian connectivity, multimodal mobility, and placemaking. The Activity Center land use designation 
and PD zoning framework were applied to expand the City’s housing stock, broaden the commercial 



Page 2 of 5 

footprint, and promote long-term economic vitality consistent with the Comprehensive Plan’s goals of 
encouraging infill redevelopment, diversifying housing opportunities, and fostering walkable, mixed-use 
centers. 
 
The Applicant is the owner of the approximately 112-acre Oakwood Plaza property. The Oakwood Plaza 
PD Zoning District Design Guidelines were approved as part of the Rezoning Ordinance and incorporated 
by reference into the ordinance as Exhibit B (“Design Guidelines”). The Design Guidelines include specific 
provisions regarding the setbacks within the PD being reduced to 0’ for internal and external roadways 
(page 22-23). While these Oakwood Setbacks were reviewed and included in the attachment to the 
rezoning ordinance, they were not explicitly identified or referenced in the enacting ordinance. Staff 
note that previous applications and requests met the existing PD setback requirements. However a new 
Design and Site Plan application (24-DP-31B) has been proposed to facilitate the construction of a 281 
unit multi-family residential development, which is the first application that requires relief from the 
current setback requirements in the PD. Accordingly, the variance request is to enable setbacks that 
were previously contemplated at the time the Master Development Plan was established. 
 
 
REQUEST 
The Applicant is requesting a variance from the City Zoning and Land Development Regulations, 
specifically Section 4.15.E.3.d., to permit reduced building setbacks along internal and external public 
rights-of-way for the property located at 2800 Oakwood Boulevard within the Oakwood Planned 
Development (PD) District. 
 
The requested variances are as follows: 

1. Internal Streets: To allow building setbacks of less than the required 25 feet in depth along 
internal public rights-of-way within the Planned Development District. 

2. External Streets: To allow peripheral landscaped setbacks of less than the required 25 feet in 
depth along all external streets of the Planned Development District. 

 
The variance seeks to approve the same setbacks already established in the Oakwood Planned 
Development District Design Guidelines, which were reviewed and approved as part of the PD rezoning 
process under Ordinance O-2023-09. The requested variances would ensure consistency between the 
Phase 2 Design and Site Plan and the previously approved PD Design Guidelines, providing flexibility in 
building placement while maintaining the overall objectives of the Oakwood Planned Development 
District. 
 
Approval of these variances would allow the project to proceed in accordance with the established 
master plan and design guidelines, while ensuring an integrated, cohesive development that balances 
residential uses, pedestrian connectivity, and streetscape design within the Oakwood Activity Center. 
 
PROJECT INFORMATION 
 
Owner/Applicant: Oakwood Plaza LP & Oakwood Business Center LP/Brandon Reynolds 
Address/Location: 2800 Oakwood Boulevard 
Net Size of Property: 357,100 sq. ft. (8.12 acres) 
Land Use: Oakwood Activity Center 
Existing Zoning: Planned Development (PD) 
Present Use of Land: Varies 
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ADJACENT LAND USE 
 
North: Oakwood Activity Center 
South: Oakwood Activity Center 
East: Oakwood Activity Center 
West: Industrial (IND) 
 
ADJACENT ZONING 
 
North: Planned Development (PD) 
South: Planned Development (PD) 
East: Planned Development (PD) 
West: Low Intensity Industrial and Manufacturing District (IM-1) 
 
 
CONSISTENCY WITH THE COMPREHENSIVE PLAN  
Located within the Oakwood Activity Center the subject site is surrounded primarily by commercial 
properties. The goal of the Land Use Element is to promote a distribution of land uses that will enhance 
and improve the residential, business, resort, and natural communities while allowing land owners to 
maximize the use of their property. The intent of the Oakwood Activity Center land use designation is to 
encourage redevelopment or development of areas that are regionally significant. The major purposes of 
this designation are to facilitate multi-use and mixed-use development, encourage mass transit, reduce the 
need to automobile travel, provide incentives for quality development, and give definition to the urban form.  
Development of this site enhances the area, encourages redevelopment of the area, and provides a model 
for new development within the Oakwood Activity Center.  
 
Together the architectural elements create a design that is non-intrusive while establishing a strong 
design tone for the future development of the Oakwood Activity Center. Furthermore, the design uses 
landscaping to enhance the property and soften the transition between the building and its context. The 
landscape plan incorporates an array of native trees, palms, and shrubs while improving the streetscape. 
The building meets all building and parking setbacks.  
 
The project is consistent with the Comprehensive Plan based on the following Objectives: 
 
Land Use Element – Objective 5: Encourage appropriate infill, redevelopment in blighted areas 
throughout the City, and economic development in blighted business and tourist areas. 
 
Land Use Element – Objective 6: Encourage multi-use areas and mixed uses concentrations of density 
near existing or planned major employment centers and major transportation routes in order to promote 
energy conservation and mass transit, preserve air quality, reduce the cost of services, encourage 
affordable housing, and promote economic development. 
 
 
CONSISTENCY WITH THE CITY-WIDE MASTER PLAN 
 
The project is located in Sub-Area 3, geographically defined by the Dixie Highway to the east, I-95 to the 
west, Stirling Road to the north and Pembroke Road to the south. This area includes residential 
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neighborhoods, the Oakwood Activity Center, and City Hall. The proposed request is consistent with 
City-Wide Master Plan based upon the following:  
 
Guiding Principle: Promote the highest and best use of land in each sector of the City without 
compromising the goals of the surrounding community. 
 
Policy CW.44: Foster economic development through creative land use, zoning and development 
regulations, City services and City policies. 
 
Policy 6.7: Prepare design plans to enhance the streetscape with emphasis on the pedestrian 
environment 
 
The City-Wide Master Plan recognizes the need for mixed-use development along the corridors in this 
sub-area.  The Oakwood Activity Center land use designation contemplates mixed use developments 
that reduce the reliance on the automobile to move between land uses. The proposed project is the 
second phase (residential component) of a multi-phase development that provides a variety of uses 
within the area, further reinforcing the objectives of the City Wide Master Plan. 
 
APPLICABLE CRITERIA  
 
Analysis of Criteria and Findings for Variances as stated in the City of Hollywood’s Zoning and Land 
Development Regulations, Article 5.3.F. 
 
VARIANCE 1:       Variance request pursuant to Article 4, Section 4.15.E.3.d pertaining to internal 

and external streets, to allow building setbacks of less than the required 25 feet 
in depth along internal public rights-of-way within the Planned Development 
District.  

 
CRITERION 1:         That the requested Variances maintain the basic intent and purpose of the subject 

regulations particularly as it affects the stability and appearance of the City. 
 
ANALYSIS: The requested variances to provide zero (0) setbacks for internal and external 

streets maintain the basic intent and purpose of the PD zoning regulations, which 
is to allow larger tracts of land under unified control to be planned and developed 
as a whole, providing flexibility beyond the detailed restrictions of conventional 
zoning. The Oakwood Setbacks apply solely within the Oakwood PD and will not 
affect the stability or appearance of the City. These setbacks encourage design 
flexibility for the phased Oakwood development, resulting in overall benefits to the 
City. 

 
FINDING: Consistent  
 
CRITERION 2: That the requested Variances are otherwise compatible with the surrounding land 

uses and would not be detrimental to the community. 
 
ANALYSIS: The Oakwood Setbacks were previously reviewed and approved by the City as part 

of the Design Guidelines within the Rezoning Ordinance. They are compatible with 
surrounding land uses, as they provide flexibility for a cohesive and carefully 
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considered development. The flexibility supports an organized and unified 
Oakwood Plaza development, which aligns with the existing context and is not 
detrimental to the community. 

 
FINDING: Consistent  
 
CRITERION 3: That the requested Variances are consistent with and in furtherance of the Goals, 

Objectives and Policies of the adopted Comprehensive Plan, as amended from 
time to time, the applicable Neighborhood Plan and all other similar plans adopted 
by the City. 

 
ANALYSIS: The requested variances are consistent with the Goals, Objectives, and Policies 

of the Comprehensive Plan. The variance process provides flexibility where strict 
compliance is impractical. Here, zero (0) setbacks for internal and external 
streets within the Oakwood PD uphold the PD zoning intent: to allow larger 
tracts under unified control to be planned comprehensively, with design 
flexibility exceeding conventional zoning limitations. The Oakwood Setbacks, 
included in the approved Design Guidelines, further ensure a cohesive and well-
designed development consistent with the City’s vision for the area. 

 
FINDING: Consistent 
 
CRITERION 4: That the need for requested Variances are not economically based or self-imposed. 
 
ANALYSIS: The requested variances are neither economically driven nor self-imposed. They 

do not reduce costs or increase profits. Rather, they are necessary to 
accommodate flexibility in the phased development of Oakwood Plaza, as 
originally contemplated and approved by the City. 

 
FINDING: Consistent 
 
CRITERION 5: That the Variances are necessary to comply with State or Federal Law and is the 

minimum Variance necessary to comply with the applicable law. 
 
FINDING: Not applicable 
 
 
 
 
ATTACHMENTS 
 
Attachment A: Application Package 
Attachment B: Land Use and Zoning Map 
Attachment C: Ordinance O-2023-09 
 



ATTACHMENT A 
Application Package 



 

Angelica Arrous, Paralegal
PNC Building

200 East Broward Boulevard, Suite 1800
Fort Lauderdale, Florida 33301

Phone: 954.491.1120
Fax: 954.771.9264

Email: Angelica.Arrous@gmlaw.com

 

Atlanta   Boca Raton   Chicago   Denver   Ft. Lauderdale   Las Vegas   Los Angeles   Miami   Naples 

61395294v1     Newark   New York   Orlando   Portland   Scottsdale   Tallahassee   Tampa   West Palm Beach 

June 12, 2025 
 
EMAIL AND FEDEX (TRK# 881991300665) 
Tel. No.: (954) 921-3471 
CPALMER@hollywoodfl.org 
Cameron Palmer 
City of Hollywood Principal Planner/Supervisor 
Development Services | Planning and Urban Design 
Development Services Hub - Second Floor Library 
City Hall Circle 
2600 Hollywood Blvd 
Hollywood, FL 33020 
 
Re: City of Hollywood Development Services Planning Division Application-Request for 

Setback Variance  
Our Matter: Kimco Realty- Permitting with City of Hollywood (Oakwood Plaza) 
Our File No.:  49579.0001 

 
Dear Mr. Palmer,        
 

On behalf of Elizabeth Somerstein, Esq., enclosed are the following items regarding the above-
mentioned matter:  
 

1. (1) Check (No. 216864188 for $4,458.00)-Application Fee  
2. (1) City of Hollywood Development Services Planning Division Application for a Variance  
3. (1) Narrative and Supporting Documents  
4. (3) Sketches & Legal Descriptions  

 
The above-referenced items are intended to support our request for a setback variance.    
 
Please contact me should you have any questions or require additional information. 

 
Sincerely, 
 
GREENSPOON MARDER LLP 
 
 
Angelica Arrous, Paralegal  

ES/aa 
Enclosures      
cc:  
greg.wilfong@kimley-horn.com; abalram@hollywoodfl.org; awingett@hollywoodfl.org; 
breynolds@kimcorealty.com; jgelfman@kimcorealty.com; dennis.mele@gmlaw.com 

mailto:CPALMER@hollywoodfl.org
mailto:greg.wilfong@kimley-horn.com
mailto:abalram@hollywoodfl.org
mailto:awingett@hollywoodfl.org
mailto:breynolds@kimcorealty.com
mailto:jgelfman@kimcorealty.com
mailto:dennis.mele@gmlaw.com
u3197
Angelica Arrous



APPLICATION TYPE (CHECK ALL THAT APPLIES):

Location  Address: _____________________________________________________________

Lot(s):____________________ Block(s): ________________ Subdivision: __________________

Folio Number(s): ______________________________________________________________

____________________________________________________________________________

Zoning Classification: ___________________ Land Use Classification: ___________________

Existing Property Use: _______________________ Sq Ft/Number of Units: _________________

Is the request the result of a violation notice? Yes  No If yes, attach a copy of violation.

Has this property been presented to the City before? If yes, check al that apply and provide File 

Number(s) and Resolution(s):______________________________________________________

DEVELOPMENT PROPOSAL

Explanation of Request: _________________________________________________________

_____________________________________________________________________________

Phased Project: Yes           No             Number of Phases:_____

Name of Current Property Owner:  ______________________________________________

Address of Property Owner: _______________________________________________________ 

Telephone: ________________ Email Address:_______________________________________

Applicant _____________________________  Consultant  Representative Tenant

Address: ________________________________________Telephone: ____________________

Email Address: _________________________________________________________________

Email Address #2: ______________________________________________________________

Date of Purchase: _____________Is there an option to purchase the Property?  Yes      No  

If Yes, Attach Copy of the Contract.

Noticing Agent (FTAC & Board submissions only) : __________________________________

E-mail Address:_______________________________________________________________

Project Proposal

Units/rooms (# of units) # UNITS #Rooms

Proposed Non-Residential Uses S.F.)

Open Space (% and SQ.FT.) (Area:  S.F.)

Parking (# of spaces) PARK. SPACE : )

Height (# of stories) (        FT.)  

Gross Floor Area (SQ. FT)

2600 Hollywood Blvd 

Room 315

Hollywood, FL 33022 

Tel: (954) 921-3471 

Email: Development@
Hollywoodfl.org

SUBMISSION REQUIREMENTS:

� One set of signed &
sealed plans
(i.e. Architect or Engineer)

� One electronic
combined PDF
submission (max. 25mb)

� Completed Application
Checklist

� Application fee

NOTE:

� This application must
be completed in full
and submitted with all
documents to be placed
on a Board or
Committee’s agenda.

� The applicant is
responsible for obtain-
ing the appropriate
checklist for each type
of  application.

� Applicant(s) or their
authorized legal agent
must be present at all
Board or Committee
meetings.

CLICK HERE FOR 
FORMS, CHECKLISTS, & 
MEETING DATES

PROPERTY INFORMATION

APPLICATION DATE:______________________________________

Technical Advisory Committee     Art in Public Places Committee             Variance

Planning and Development Board             Historic Preservation Board              Special Exception

City Commission    Administrative Approval     

GENERAL APPLICATION

(# STORIES)

Lot(s) Gross Area (  FT.)  

Required %:

(# 

Variance applies to all of Oakwood PD which
will be developed in phases. will be developed in phases. will be developed in phases. 

Oakwood Plaza LP/Oakwood Business Center LTD PRT/Oakwood Plaza

Greenspoon Marder, LLP attn: Elizabeth Somerstein, Esq.

N/A asas
the
variance
applies toto
the
Design
Guideline
s for the
entire
Oakwood
PD.

1 Oakwood Boulevard, Suite 7070 | Hollywood, FLFL 33020

(754)

PDPD

Oakwood Plaza

See attached sheet.

See attached sheet.

Yes; specific this variance request O-2023-09

Variance request; see attached narrative.

jgelfman@kimcorealty.com

200 East Broward Blvd., Suite 1800

elizabeth.somerstein@gmlaw.com

9545272459

Oakwood Activity Center

Docusign Envelope ID: F88C422A-063D-434D-BC63-046003CC0856

x



CERTIFICATION OF COMPLIANCE WITH APPLICABLE REGULATIONS

The applicant/owner(s) signature certifies that he/she has been made aware of the criteria, regulations and guidelines applicable to the 
request.  This information can be obtained in Room 315 of City Hall or on our website at www.hollywoodfl.org.  The owner(s) further cer-
tifies that when required by applicable law, including but not limited to the City’s Zoning and Land Development Regulations, ththey will 
post the site with a sign provided by the Office of Planning and Development Services.  The owner(s) will photograph the sign ththe day of 
posting and submit photographs to the Office of Planning and Development Services as required by applicable law.  Failure to post the 
sign will result in violation of State and Municipal Notification Requirements and Laws.

(I)(We) certify that (I) (we) understand and will comply with the provisions and regulations of the City’s Zoning and Land Development Regulations, 
Design Guidelines, Design Guidelines for Historic Properties and City’s Comprehensive Plan as they apply to this project.  (I)(We) further certify 
that the above statements and drawings made on any paper or plans submitted herewith are true to the best of (my)(our) knowledge.  (I)(We) un-

derstand that the application and attachments become part of the official public records of the City and are not returnable.

Signature of Current Owner: ___________________________________________________ Date: ___________

PRINT NAME: ______________________________________________________________ Date: ___________

Signature of Consultant/Representative:__________________________________________ Date: ___________

PRINT NAME:_______________________________________________________________ Date: ___________

Signature of Tenant: __________________________________________________________ Date: ___________

PRINT NAME:_______________________________________________________________ Date:___________

Current Owner Power of Attorney

I am the current owner of the described real property and that I am aware of the nature and effect the request for 
_____________________________________ to my property, which is hereby made by me or I am hereby authorizing 
_______________________________to be my legal representative before the _______________________(Board and/or 
Committee) relative to all matters concerning this application. 

Sworn to and subscribed before me 

this _______ day of ____________ Signature of Current Owner

_____________________________ _____________________________

Notary Public Print Name

State of Florida 

My Commission Expires:________(Check One) ___Personally known to me; OR ___ Produced Identification ________________

GENERAL APPLICATION

Brandon Reynolds, Authorized Agent

variance

Brandon Reynolds, Authorized AgentRose Osborne

28th June, 2025

Docusign Envelope ID: F88C422A-063D-434D-BC63-046003CC0856

Elizabeth Somerstein 6/12/2025

6/12/2025



 

 

Narrative  

The Applicant is the owner of the approximately 112 gross acre property known as 

Oakwood Plaza, located east of I-95, between Stirling Road and Sheridan Street (“Property”). The 

Property is zoned PD Planned Development District, which was established by Ord. O-2023-09 

(“Rezoning Ordinance”).  The Oakwood Plaza Planned Development (PD) Zoning District Design 

Guidelines were also approved for the Oakwood PD as part of the Rezoning Ordinance and 

incorporated by reference into said Ordinance as Exhibit B (“Design Guidelines”). The Design 

Guidelines provide for the following with respect to the setbacks permitted for development within 

the entire Oakwood PD:  

 

 

 

 

 

(“Oakwood Setbacks”). Although the Design Guidelines and Oakwood Setbacks underwent full City 

review and approval, the Oakwood Setbacks vary from those provided in Section 4.15.E.3.d. of the 

City Zoning and Land Development Regulations.   

The Rezoning Ordinance does not contain a specific reference to the granting of a variance 

for the Oakwood Setbacks within the Design Guidelines. This variance request is to approve the 

same Oakwood Setbacks that have already been reviewed and approved by the City, as set forth 

in the Design Guidelines attached and incorporated by reference into the Rezoning Ordinance.  

 



 

 

Variance Description 

Required  Provided 

1.   Internal streets. There shall be a setback of 
not less than 25 feet in depth abutting all public 
road rights-of-way within a Planned 
Development District. 

2.   External streets. There shall be a peripheral 
landscaped setback from all external streets of 
the Planned Development of not less than 25 
feet in depth. 

 

 
 

Response to Variance Criteria 

a. That the requested Variance maintains the basic intent and purpose of the subject 
regulations, particularly as it affects the stability and appearance of the city; and 
 
Response: The requested variance to provide zero (0) setbacks for internal and external 
streets maintains the basic intent and purpose of the PD zoning regulations, which is to 
permit larger tracts of land under unified control to be planned and developed as a whole 
with a greater amount of flexibility by removing some of the detailed restrictions of 
conventional zoning. The Oakwood Setbacks apply only within the Oakwood PD and will 
not affect the stability or appearance of the city.  The Oakwood Setbacks will encourage 
flexibility in the design of the phased Oakwood development, which will provide an overall 
benefit to the city.  
 

b. That the requested Variance is otherwise compatible with the surrounding land uses and 
would not be detrimental to the community; and 
 
Response: The Oakwood Setbacks were previously reviewed by the city and approved as 
part of the Design Guidelines within the Rezoning Ordinance.  Further, the Oakwood 
Setbacks are compatible with the surrounding land uses. Specifically, the Oakwood 
Setbacks apply only within the Oakwood PD and were expressly included within the Design 
Guidelines in order to provide greater design flexibility to allow for a carefully considered 
and cohesive design. This flexibility will allow for an organized and unified development of 
Oakwood Plaza which is inherently compatible with the surrounding uses within Oakwood 
Plaza.   The Oakwood Setbacks will encourage flexibility in the design of the phased 
Oakwood development, which will provide an overall benefit to the city and therefore not 
be detrimental to the community.  



 

 

 
c. That the requested Variance is consistent with and in furtherance of the Goals, Objectives 

and Policies of the adopted Comprehensive Plan, as amended from time to time, the 
applicable Neighborhood Plan and all other similar plans adopted by the city; and 
 
Response: The requested variance regarding the Oakwood Setbacks is not inconsistent with 
the Goals, Objectives and Policies of the Comprehensive Plan or other similar plans. The 
variance process is designed to provide applicants with flexibility when strict compliance 
with certain regulations is impractical. In this case, the applicant proposes to provide zero 
(0) setbacks for internal and external streets within the Oakwood PD. This maintains the 
basic intent and purpose of the PD zoning regulations, which is to permit larger tracts of 
land under unified control to be planned and developed as a whole with a greater amount 
of flexibility by removing some of the detailed restrictions of conventional zoning. Further, 
the Oakwood Setbacks apply only within the Oakwood PD and were expressly included 
within the approved Design Guidelines in order to provide greater design flexibility to allow 
for a carefully considered and cohesive design.  
 

d. That the need for the requested Variance is not economically based or self-imposed; or 
 

Response: The requested variance is neither economically driven nor self-imposed, as it 
does not reduce costs or increase profit margins. Instead, it is necessary to accommodate 
flexibility in the phased development of Oakwood Plaza as originally contemplated and 
approved by the City. 
 

e. That the variance is necessary to comply with State or Federal Law and is the minimum 
Variance necessary to comply with the applicable law.  
 
The variance is not necessary to comply with State or Federal Law. The requested variance 
is minimal and will meet the intent of the regulation while allowing the flexibility of the 
phased development of Oakwood Plaza as originally contemplated and approved by the 
City.  

 

 
 



 

 

Location 

Folios: 

514204080070 
514204080010 
514204110020 
514204000150 
514204080030 
514204100030 
514204090010 
514204080040 
514204080041 
514204080060 
514204080020 
 
514204120620 
514204120629 
514204120631 
514204120650 
514204120626 
514204120660 
514204120670 
514204120628 
514204120627 
514204120622 
514204120625 
514204120623 
514204120624 
 
514204120594 
514204120710 
514204120590 
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ATTACHMENT C
Ordinance 
O-2023-09
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