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400 S. Federal Hwy 
Hallandale Beach, FL 33009 

07162025 

City of Hallandale Beach  

City Commission Agenda Cover Memo 

  

Meeting Date: File No.: Item Type:  1st Reading 2nd Reading 

3/4/2026 26-017 

☐ Resolution 

☒ Ordinance 

☐ Other 

Ordinance Reading 3/4/2026 TBD  

Public Hearing ☒ ☒ 

Advertising Required ☒ ☒ 

Quasi-Judicial: ☒ ☒ 
Fiscal Impact 

($): 
 

Account Balance ($): Funding Source: Project Number: 

N/A N/A N/A N/A 

Contract 
Required: 

P.O.  
Required: 

RFP/RFQ/Bid 
Number: 

Sponsor Name: Department: 

☐Yes ☒No ☐Yes ☒No N/A Vanessa Leroy  
Sustainable 

Development 

Strategic Plan Focus Areas: 

☐ Fiscal 

Stability 
☐ Resident 

Services 
☐ Public 

Safety 
☐ Infrastructure 

& Mobility 
☒ Economic Development 

& Affordable Housing 

Implementation Timeline: 

Estimated Start Date:   3/4/2026 Estimated End Date:   TBD 

 

SHORT TITLE: 
 

AN ORDINANCE OF THE MAYOR AND CITY COMMISSION OF THE CITY
 OF HALLANDALE BEACH, FLORIDA, AMENDING THE CITY 
OF HALLANDALE BEACH ADOPTED COMPREHENSIVE PLAN, FUTURE 
LAND USE ELEMENT, PART 2.3. “PERMITTED USES IN FUTURE LAND 
USE CATEGORIES,” SUBPART A.- RESIDENTIAL USE, TO PROVIDE 
FOR DASHED- LINE AREAS AS AUTHORIZED IN THE BROWARD 
COUNTY LAND USE PLAN;  AMENDING THE FUTURE LAND USE MAP 
TO CHANGE THE DESIGNATION OF 17.5 NET ACRES FROM 
COMMERCIAL RECREATION TO COMMERCIAL RECREATION AND 
IRREGULAR RESIDENTIAL WITHIN A DASHED LINE AREA, ALLOWING 
A MAXIMUM DENSITY OF 13.03 DWELLING UNITS PER NET ACRE; 
PROVIDING FOR TRANSMITTAL OF THE  COMPREHENSIVE PLAN 
AMENDMENT PURSUANT TO CHAPTER 163, PART II, FLORIDA 
STATUTES; PROVIDING FOR TRANSMITTAL OF THE MAP AMENDMENT 
TO THE BROWARD COUNTY PLANNING COUNCIL; PROVIDING FOR 
RECERTIFICATION BY THE BROWARD COUNTY PLANNING COUNCIL; 
PROVIDING FOR CONFLICT; PROVIDING FOR SEVERABILITY; AND 
PROVIDING FOR AN EFFECTIVE DATE. 
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STAFF SUMMARY: 
 
Summary: 
 
The Applicant, Maltese Diplomat Owner LLC, is requesting amendments to both the City 

and County Comprehensive Plans to establish a dashed-line area as authorized under 

the Broward County Land Use Plan. 

In conjunction with these requests, the Applicant seeks amendments to the City and 

County Future Land Use Maps (FLUM) for approximately 17.5 net acres of the Shell Bay 

property (formerly known as Diplomat) located at 500-501 Diplomat Parkway, changing 

the designation from Commercial Recreation to Commercial Recreation and Residential 

within a Dashed-Line Area. 

Background: 
 
On January 13, 2026, the Planning and Zoning Board heard the proposed request and 
recommended approval by a vote of 5 to 0.  The Planning and Zoning Board Agenda 
Cover Memo and Meeting Minutes are attached as Exhibits 2 and 3. 
 
Current Situation:  
 
The subject property, commonly known as the Diplomat Hotel and Country Club, has a 
long history of land use and zoning amendment requests involving both the City and 
Broward County Land Use Plan. 
 
2007–2010: Initial Amendment Requests and Denial 

 In February 2007, Diplomat Properties, LLC filed applications #33-07-TC and #34-
07-PA seeking to amend the City’s and Broward County’s Land Use Plans. The 
request proposed changing the property’s designation from Commercial 
Recreation, General Commercial, and Low-Density Residential to Commercial 
Recreation and Irregular Residential/Dashed-Line Areas. 

 The proposal included 1,050 residential dwelling units and 349 hotel rooms. The 
Planning and Zoning Board reviewed the applications on January 23, 2008, and 
recommended denial. The applicant subsequently withdrew the applications prior 
to City Commission consideration. 

 In September 2009, the applicant submitted a new application to reclassify the 
property as a Local Activity Center (LAC), proposing 1,078 residential units, 3,000 
square feet of commercial space, and a 500-room hotel. 

 On December 16, 2009, the City Commission approved the amendment on First 
Reading with modifications, reducing the maximum residential units to 950, and 
transmitted it to Broward County. 

 On April 27, 2010, the Broward County Commission denied the amendment and 
the application was closed. 
 

2015–2016: Diplomat Project Approval 
 On March 10, 2015, under new ownership (Diplomat Golf Course Venture, LLC), 

the applicant submitted a new development program including: 
o Major Development Review 
o Rezoning of 5 acres to CCB District 
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o Conditional Use Permit for 250 residential units within the CCB area 
o Rezoning of 0.59 acres to RS-7 
o Application of the Planned Development Overlay (PDO) District to the entire 

property. 
 

 On March 2, 2016, the City Commission approved the Diplomat Project, which 
included: 

o 250 residential units (Tower 100) within the Commercial Land Use/CCB 
District. 
o Hotel/Resort expansion with 938 hotel keys in Towers 200, 300, and 400 
under Commercial Recreation Land Use/CR-P Zoning, including: 

 A 12,775-sf conference center and 3,175-sf hotel restaurant expansion 
(later eliminated). 

 Tower 200 (30-story condo hotel with 374 keys; (modified in 2025). 
o Tower 300 (24-story condo hotel, 312 keys; not constructed; eliminated per 

the proposed amendment). 
 Tower 400 (20-story condo hotel, 252 keys; not constructed). 

o Tennis Center with 8 courts and support facilities (not constructed). 
o Marina improvements including a dockmaster office, sundry store, and 
pedestrian plaza (not constructed). 
o Single-family homes (4 units) on 0.59 acres of the marina parcel (not 
constructed). 
 
 

2025: Project Modifications and Additional Amendments 
 On January 22, 2025, the City Commission approved a PDO amendment for 

Tower 200, reducing it from 30 stories to 21 stories and decreasing hotel units from 
374 to 108 keys, eliminating the 12,775-sf conference center. 

 On the same date, the Commission approved a variance to extend the existing 
docks in the marina. 

 On August 20, 2025, the City Commission approved First Reading of an ordinance 
amending the Comprehensive Plan to allow outdoor recreational facilities in 
Residential Land Use to accommodate the marina expansion at Shell Bay Club. 
The amendment is currently under state review prior to Second Reading. 

 Also on August 20, the Commission approved First Reading of a Code amendment 
to permit accessory marinas in CR-P Zoning as a conditional use. Final adoption 
is pending the Comprehensive Plan amendment’s approval. 
 

2025: Proposed Dashed-Line Area Amendment 
The current request by Maltese Diplomat Owner LLC seeks to establish a Dashed-Line 
Area on approximately 17.5 net acres of the property (Shell Bay Club), located at 501 
Diplomat Parkway, by amending the City and County Future Land Use Plan Maps to 
change the designation from Commercial Recreation to Commercial Recreation and 
Residential within a Dashed-Line Area. 
 
The Dashed-Line Area is a land use mechanism established by Broward County that 
allows residential density to be allocated within a defined area without utilizing the City’s 
flexibility units. Approval of the proposed plan and map amendments will allow a 
maximum residential density of 13.03 dwelling units per net acre, resulting in the potential 
development of up to 228 residential units within the 17.5-acre dashed-line area identified 
on the Future Land Use Map. 
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Current Situation  
 

The affected portion of the property is zoned CR-P (Recreation Passive District) with PDO 
(Planned Development Overlay District) and encompasses 104.85 acres, excluding the 
portion of the golf course located in Hollywood, Florida. In accordance with the 
development agreement for the Diplomat Golf Course project, the golf course is subject 
to a 30-year restrictive covenant recorded on May 23, 2022. 
 

 Existing Regulations and Constraints 
o Under the Broward County Comprehensive Plan, hotel and condo-hotel 

units must be available for transient occupancy for a “significant majority of 
the year.” Otherwise, they are classified as residential dwelling units. 

o The City’s zoning regulations limit hotel stays to 90 days. 
o Neither the CR-P zoning district nor the Commercial Recreation land use 

designation currently permits residential uses. 
 

 Applicant’s Request 
o Tower 200: Operate the 108 approved hotel keys for longer stays than 

currently allowed by the City and County regulations. 
o Tower 400: Reduce the number of hotel keys from 252 to 120 and also 

operate with extended stays. 
 
To accomplish this, the applicant has filed for Comprehensive Plan Text and 
Map Amendments to allow condo-hotels with extended stays in the 
residentially designated portions within the Dashed-Line Area. 
 

 Related Zoning Code Amendment 
To implement the proposed plan amendments, the applicant has also submitted 
Zoning and Land Development Code Amendment Application #LDC-24-06924, 
which proposes to: 

o Permit multifamily residential use as a Conditional Use in the CR-P zoning 
district within Dashed-Line Areas. 

o Revise the definition of “hotel” to exempt condo-hotels located in CR-P 
districts with commercial recreation land use from the 90-day length-of-stay 
limitation. 
 

The Code amendment will be presented to the City Commission for adoption concurrent 
with the second readings of the Comprehensive Plan, FLUM, and amended Development 
Agreement.  

 
 Development Agreement Amendment - The Development Agreement for the 

Diplomat Project will also be amended to: 
o Ensure consistency with the proposed Comprehensive Plan and zoning 

changes. 
o Reflect revised land use and density allocations. 
o Incorporate related development improvement commitments. 

The amended Development Agreement will be presented to the City 
Commission concurrent with the second readings of the Comprehensive 
Plan, FLUM, and zoning ordinances. 
 

 Dashed-Line Area and Density 
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Pursuant to the Next Broward County Land Use Plan, a Dashed-Line Area 
establishes a maximum overall density of dwelling units for land uses within the 
area. The proposed Plan and Map amendments would allow: 

o A maximum residential density of 13.03 dwelling units per net acre. 
o A total of 228 units within the 17.5 acres designated for residential use. 

These units would be located in two “irregular residential” areas 
corresponding generally to Tower 200 and Tower 400. 
 

 Hotel Key Reduction 
The applicant’s proposal would reduce the total approved hotel keys from 938 
(2016 approval) to 228 residential condo-hotel units, representing a reduction of 
710 hotel keys. 

 

 

 

 

Proposed City Futu
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Land Use Map 
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Buildout Plan 

 

Comprehensive Plan Considerations 

The property is designated Commercial Recreation on the City’s Future Land Use Map. 
The designation allows for suitable land areas for commercial recreational attractions and 
facilities of an active or passive, indoor or outdoor nature which require extensive land 
area and are recognized as being supportive of a tourist-oriented economy.   
 
In addition to amending the City’s Future Land Use Element (FLUE), in order to maintain 
consistency with the County’s Future Land Use Map (FLUM), a Broward County Land 
Use Plan Map Amendment to Commercial Recreation and Residential Within a Dashed 
Line Area is also required. The City’s Land Use Plan Map Amendment would be effective 
upon approval by the Broward County Commission of the FLUM and adoption by the City 
Commission. 

Broward County Land Use Plan Policy 2.16.2 mandates that any amendments proposing 

100 or more residential units to the existing density must implement affordable housing 

strategies to the satisfaction of the County and/or the municipality. The Broward County 

Planning Council is responsible for determining if the application is subject to Policy 

2.16.2 after the Land Use Plan amendment application is submitted to the County. The 

applicant must meet the County’s affordable housing standards as part of their application 
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for a Broward County Land Use Plan Amendment and has commissioned an affordable 

housing assessment to provide to the County. 

The proposed plan amendment will assist in furthering the goals, objectives, and policies 

of the City’s Comprehensive Plan as detailed in the Planning and Zoning Cover memo 

incorporated herein by reference.  

APPLICABLE CODES AND ORDINANCES 

Review Criteria 
 
Pursuant to Section 32-963, decisions or recommendations relating to any change to 

the land use element of the comprehensive plan shall address, but are not limited to, 

the effect of the proposed amendment as it relates to the following: 

1. The relationship of the proposed amendment to the purposes and objectives of 

the city's comprehensive land use plan, when adopted, with appropriate 

consideration as to whether or not the proposed changes will further the 

purpose of this chapter and other codes, regulations and actions designed to 

implement the plan. 

The proposed Future Land Use Plan amendment is consistent with and is not contrary 

to the regulations and actions designed to implement the regulations plan, nor the 

City’s Comprehensive Plan. Policy 1.5 of the City’s Future Land Use Element allows 

for a reduction in Commercial Recreation designated property, provided that the 

proposed land use designation complements the commercial recreation land use 

category. 

The proposed amendment satisfies this policy by allowing for a compatible mix of uses 

on the property, including residential or hotel uses with a total of 228 units, which 

supports redevelopment and enhances the overall land use composition of the 

property. 

2. The proposed change would or would not be contrary to the established land 

use pattern. 

The proposed amendment is consistent with the established land use patterns along 
the southern portion of the property, which includes the DUO and Slate Building 
(Tower 100). The amendment also maintains compatibility with the surrounding urban 
context and existing development pattern in this area. The amendment is also 
consistent with the Approved Plan for the Diplomat Project which previously 
authorized 938 hotel rooms.  The amendment would allow either residential or hotel 
units within the specified areas up to 228 units, resulting in a reduction of 710 hotel 
units from the Approved Plan.  

 
3. The proposed change would or would not create an isolated district unrelated 

to adjacent and nearby districts. 

The proposed land use change for the amendment site would not create an isolated, 
unrelated district to adjacent and nearby districts. The property is developed with 
commercial recreation uses including a hotel.  Surrounding land uses include high-
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rise residential and commercial development to the south and mid-rise residential 
buildings development to the west and north, reflecting a compatible development 
pattern.  

 
4. The proposed change would or would not alter the population density pattern 

and thereby have an adverse impact upon public facilities such as schools, 
utilities and streets. 

The proposed amendment applies to the area identified as the Dashed-Line Area and 
would permit residential uses within two defined portions of the site, allowing for up to 
228 residential units. The remaining areas within the Dashed-Line Area would retain 
the existing Commercial Recreation land use designation. 

Impacts on public service levels, including schools, utilities, and traffic, were 
previously evaluated as part of the approval process for the Diplomat Project. The 
proposed amendment has been further analyzed with respect to potential impacts on 
transportation, utilities, parks, and schools. A new traffic impact analysis was prepared 
by the applicant and reviewed by the City’s traffic consultant, Michael Miller Planning 
Associates. The results of this analysis confirm a reduction in overall traffic 
generation compared to the Approved Diplomat Project, with a decrease of 
approximately 356 AM peak-hour trips and 127 PM peak-hour trips, indicating an 
overall improvement in traffic conditions and maintaining the existing level of service 
on nearby roadways. 

Additionally, the City’s consulting engineering firm, Black & Veatch, conducted a 
review of the water and wastewater service demand analysis in accordance with the 
City of Hallandale Beach Comprehensive Plan, which establishes level-of-service 
requirements under Element 5. The review determined that the proposed amendment 
complies with the applicable Comprehensive Plan provisions and will result in a net 
decrease in future water and sewer demand compared to the previously approved 
development program. 

5. Existing district boundaries are illogically drawn in relation to existing 

conditions on the property proposed for change. 

The Commercial Recreation land use designation for the Shell Bay Club within the 

City's limits is not illogically drawn in relation to the existing conditions on the portion 

of the property that is not proposed to be changed. The applicant's Approved 

Development Plan includes three towers with a total of 938 hotel keys within the 17.5-

acre amendment site, which is presently developed with a clubhouse, a 60-room hotel, 

tennis facilities, parking areas, and other accessory facilities. 

The proposed amendment would modify the land use designation while retaining the 

approved locations of Tower 200 and Tower 400 while eliminating the previously 

approved Tower 300. The amendments would permit either hotel or residential use on 

the designated parcels within the Dashed-Line Area and would reduce the total 

number of hotel keys from 938 to 228 units, thereby decreasing the overall intensity 

of the site. 
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6. Changed or changing conditions make the passage of the proposed 

amendment necessary. 

The applicant’s proposal to incorporate residential uses as part of a mixed-use 

development in conjunction with the golf course and club facilities, necessitates the 

proposed amendments to the City's Future Land Use Element and Land Use Map. 

 
7. Substantial reasons exist why the property cannot be used in accordance with 

the adopted land use plan and/or the existing zoning. 

The existing land use designation of the subject property does not preclude the use 
of the property. However, the applicant’s proposed mixed-use development to include 
residential uses cannot be accommodated under the existing land use designation of 
Commercial Recreation of the site and therefore, requires the proposed amendments.  
 

8. Whether or not the change is out of scale with the needs of the neighborhood. 

The proposed Map amendment is compatible with and responsive to the development 

patterns and needs of the surrounding area. The change is not out of scale with the 

Approved Plan for the Diplomat Project and in fact represents a reduction in overall 

development intensity. The proposal decreases the hotel keys 938 to 228 units and 

eliminates previously approved towers ranging from 20 to 30 stories, thereby reducing 

the Project’s overall scale and visual impact. 

 
Why Action is Necessary: 
 
Pursuant to Section 2-102 of the City of Hallandale Beach Code of Ordinances, the 
Planning and Zoning Board/Local Planning Agency shall review and make advisory 
recommendations to the City Commission on applications for changes to the 
comprehensive land use plan.  

 
Cost Benefit: 
 
There is no fiscal impact to the City associated with the proposed Comprehensive Plan- 
Future Land Use and Map amendments. 
  
The amendments will provide for flexibility to allow residential as well as non-limited stays 
in hotels on that portion of the Shell Bay Property designated Commercial-Recreation 
Irregular-Residential within a Dashed-Line Area.   
 

STAFF RECOMMENDATIONS: 
 
The proposed amendment will allow hotel or residential use on the designated parcels 
within the Dashed-Line Area.  This change would result in a reduction in the number of 
hotel keys and a corresponding decrease in the project’s impact on the City’s level of 
services compared to the originally approved Diplomat Project. 
 

PROPOSED ACTION: 
 
The City Commission consider the attached Ordinance. 
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ATTACHMENT(S): 
 
Exhibit 1 – Ordinance Amending Comprehensive Plan  
Exhibit 2 – January 13, 2026, Planning and Zoning Board Cover Memo   
Exhibit 3 – January 13, 2026, Planning and Zoning Board Minutes 
Exhibit 4 – Aerial Map  
Exhibit 5 – Zoning Map   
Exhibit 6 – Applicant’s Letters and Backup   
Exhibit 7 – City Traffic Consultant’s Report 
Exhibit 8 – Presentation 
 
 
Prepared By: Christy Dominguez 

 Christy Dominguez 
Principal Planner 

 
 
Reviewed By: Steven Williams 

 Steven Williams, AICP 
DSD Assistant Director 

 
 
Reviewed By: Vanessa Leroy 

 Vanessa Leroy 
DSD Director 

 
 
Reviewed By: Noemy Sandoval 

 Noemy Sandoval 
Assistant City Manager 

 
 


