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	SHORT TITLE:



A RESOLUTION OF THE MAYOR AND CITY COMMISSION OF THE CITY OF HALLANDALE BEACH, FLORIDA, CONSIDERING THE APPLICATION BY MALTESE DIPLOMAT OWNER, LLC, FOR A PLANNED DEVELOPMENT OVERLAY AMENDMENT TO MAJOR DEVELOPMENT PLAN APPROVAL FOR THE DIPLOMAT GOLF COURSE TOWER 200 PROJECT (SHELL BAY RESORT) LOCATED AT 501 DIPLOMAT PARKWAY; AND PROVIDING AN EFFECTIVE DATE.

	STAFF SUMMARY:



Summary:

Maltese Diplomat Owner, LLC, the applicant, is requesting a Planned Development Overlay (PDO) Major Amendment to a component of the previously Approved Major Development Plan for the Diplomat Golf Course Project, specifically for the Tower 200 site. Originally approved as a 30-story building with 274 hotel units, the applicant proposes a reduction to a 21-story structure with 108 hotel units. Located on the west side of the entryway from Diplomat Parkway, the proposal also includes revisions to the originally approved development plan for this parcel. These changes are being submitted for consideration by the City Commission.
Staff recommends the City Commission adopt the proposed Resolution.

Background:

The property is zoned Commercial Recreation Passive (CR-P) District and was assigned a Planned Development Overlay (PDO) District on March 2, 2016, following an application by the previous owner, Diplomat Golf Course Venture, LLC. On the same date, the Major Development Plan, Development Agreement, Rezonings, Conditional Use, and Variance for the project were also approved.
Pursuant to the City of Hallandale Beach Zoning and Land Development Code, Section 32-186(j) (2), relative to minor changes to approved PDO projects, the City Manager, after receiving staff recommendations, may approve minor changes and deviations from the approved major development plan which do not depart from the principal concept of the approved major development plan, and which are not major changes per subsection (j) (3) which states:  
“Major changes to major development plans shall include but not be limited to:
a. A change in the use(s) of the planned development.
b. Any change resulting in greater than a ten percent variance in the following plan features:
1. An increase in floor area of proposed structures.
2. An increase in the density of use, but not exceeding that allowed by the underlying zone.
3. Plan revisions which increase trips and impact traffic and utilities.
4. A reduction in open space specified in the approved major development plan.
5. A reduction of off-street parking and loading spaces specified in the approved major development plan.
6. The lesser of either a 10% increase in building height or the addition of one 			       or more stories.
      c. Any change in the boundaries or phasing of the project.”
Section 32- 186(j) (4) specifies the City Manager may determine that the requested changes and deviations from the major development plans constitute a major change to the character of the development.   

On December 4, 2024, based on staff recommendations and the City Attorney's opinion, the City Manager determined that the proposed changes to Tower 200 did not meet all the criteria for a minor change as specified in the above-referenced provision and constituted a major change from the originally approved development plan. 
 
A requested major change must be submitted to the City Commission with a recommendation from the Planning and Zoning Board as a revision to the major development plan to be heard at a public hearing.

On December 30, 2024, the Planning and Zoning Board heard the subject application at a public hearing. The Board recommended approval of the application by a vote of 5 to 0 subject to the staff’s conditions of approval. 
Current Situation:	

Analysis
No changes to the Approved Development Agreement in effect are proposed by the applicant. Also, no changes to the approved use (hotel), boundaries or phasing of the Project are proposed.
The applicant/developer requests amendments to the approved development plan (“Approved Plan”) to tower 200 that reduces the number of stories of the building from 30 stories to 21 stories; and the number of hotel units (keys) from 274 to 108 keys. A reduction in the number of off-street parking spaces is also proposed from 850 spaces on the Approved Plan to 640 parking spaces. 
The following is a summary of the applicant requested amendments to the PDO Approved Plan:
1.  To reduce the overall height of the Tower 200 Building from 346’-4” (30 stories) to 269’-4” (21 stories).

2.  To reduce the setbacks to property lines of the Tower 200 Building.

Tower 200 was approved with a setback from Diplomat Parkway of 319’-6”. According to the proposed Revised Plan provided with the application, the setbacks of the tower would be reduced to 308’ 2”, a change of 11’-4” from the previously approved setback.  This is less than a 10% deviation from the Approved Plan. 

3. To change the mix and total count of tower 200 hotel units/keys. 

Tower 200 was approved as a hotel with a total of 274 keys, of which 26 were to be studio units, 98 were to be 1-bedroom, and 150 were to be 2-bedroom.
The Revised Plan shows the updated unit mix will include a total of 108 hotel keys. This results in a reduction of 166 (60%) keys less than originally approved. Of the 108 hotel units, 28 will be 1-bedroom, 33 will be 2-bedroom, 44 will be 3-bedroom, and 3 will be 4-bedroom.   
4. To decrease the floor area of amenities proposed.

Tower 200 was approved for a 7,400 square foot restaurant, 3,175 square feet of expanded restaurant space, and a new 12,775 square foot conference facility for a total of 23,350 sf of floor area.
 According to the Revised Plan, none of the aforementioned amenities will be included. Tower 200 will instead have 15,700 square feet devoted to amenities between the Level 1 conference rooms, Levels 2&3 fitness and spa amenities, and the Level 4 pool deck, a decrease of 7,650 square feet in floor area. 
5. To decrease the total number of parking spaces specified on the Approved Plan. 

Tower 200 was approved with 850 parking spaces provided while a total of 802 parking spaces were required. Of the 802 spaces required, 369 were existing hotel parking spaces;13 were marina overflow spaces, 174 were spaces for 1-key suites, 120 were spaces for 2-key suites, 24.1 were for a new restaurant, 50 spaces to account for the gross floor area of features such as lobbies and amenities; 51.8 were for the proposed expansion of the existing hotel. The parking type was a mix: 540 standard spaces, 11 ADA spaces, 198 tandem spaces, 41 compact spaces, and 60 spaces by lift. 
The number of parking spaces on the Approved Plan is reduced by 210 parking spaces on the Revised Plan, from 850 spaces to 640 spaces, a reduction of 24.8% which exceeds the maximum 10% deviation that may be considered a minor change. 
The 850 parking spaces on the Approved Plan resulted in 48 additional parking spaces than the 802 spaces required for the 274 hotel keys, a 5.8% increase over the amount required for the Approved Plan. 
[bookmark: _Hlk184283407]The proposed Revised Plan, with the reduced number of keys, provides 640 parking spaces, 99 spaces more than required for the proposed 108 hotel keys, an increase of 16.8% in parking spaces than is required for the 108 hotel keys. 
The number of proposed parking spaces in the Revised Plan is compliant with the Zoning and Land Development Code (ZLDC) and the applicable ratio for the uses on the Approved Plan. The parking type mix in the Revised Plan is: 320 standard spaces; 6 ADA spaces; no compact spaces; no tandem spaces, and 314 spaces by lift.

The decrease in parking spaces proposed is due to the reduction in the building’s height, the total number of hotel keys reduced from 274 keys to 108 keys (a 60% reduction) and a reduction in square footage of amenities for the building. In addition, the mix of parking space type is modified by eliminating tandem and compact spaces, although are not allowed per Code, were permitted by waiver in the Approved Plan. The number of lift spaces is increased, however, parking for the building will be serviced by 24-hour valet.
Other modifications from the Approved Plan are as follows:
The building facade was modified by incorporating 100% stone, as opposed to the previously approved mixture of wood, stucco and stone. The parking podium will now be 100% screened by green material, as opposed to the 75% screening that was previously approved. The previously approved plans show balconies that were approximately 50% of the façade length, this has now been modified to account for 85% of the facade length. Lastly, the previously approved plans depicted mechanical equipment as being screened with glazing. This has now been amended to allow for white vertical aluminum louvers to screen all roof mounted mechanical equipment. 

The only condition of approval would be a requirement that the parties execute an amendment to the Development Agreement consistent with the changes approved by the City Commission prior to issuance of a building permit.  Development Agreements incorporate the approved plan and an amendment consistent with the amendments approved by the commission would be required to keep the agreement current.

Why Action is Necessary:

[bookmark: _Hlk186563759]Pursuant to Section 32- 186(j) (4), City Commission action is required for major changes to an Approved Major Development Plan for a Project in Planned Development Overlay District.

Cost Benefit:

There is no direct cost to the City. However, the estimated building permit fee for Tower 200 is approximately $1.7 Million based on the estimated construction cost of $65 Million. The estimated market value of this project after completion is $400 Million.
	STAFF RECOMMENDATIONS:



Staff finds that the proposed revisions to Tower 200 does not depart from the principal concept of the approved major development plan for the Diplomat Golf Course and Country Club Project and is compliant with the Zoning and Land Development Code and the applicable ratio for the uses on the Approved Plan.  Therefore, staff recommends approval of the requested changes per the proposed Revised Plan.
	PROPOSED ACTION:



The City Commission consider the attached Resolution.

	ATTACHMENT(S):



Exhibit 1 – Proposed Resolution
Exhibit 2 – Aerial Map
Exhibit 3 – Zoning Map
Exhibit 4 – Applicant’s Letter, Plans and Backup
Exhibit 5 – Planning & Zoning Board Cover Memo
Exhibit 6 – Planning & Zoning Board Minutes
Exhibit 7 – Presentation
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