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A. LETTER OF TRANSMITTAL FROM MUNICIPAL MAYOR OR MANAGER DOCUMENTING THAT THE 
LOCAL GOVERNMENT TOOK ACTION BY MOTION, RESOLUTION OR ORDINANCE TO TRANSMIT A 
PROPOSED AMENDMENT TO THE BROWARD COUNTY LAND USE PLAN, INCLUDING THE DATE THAT 
THE LOCAL GOVERNING BODY HELD THE TRANSMITTAL PUBLIC HEARING. PLEASE ATTACH A COPY 
OF THE REFERENCED MOTION, RESOLUTION OR ORDINANCE. THE LOCAL GOVERNMENT’S ACTION 
TO TRANSMIT MUST INCLUDE A RECOMMENDATION OF APPROVAL, DENIAL OR MODIFICATION 
REGARDING THE PROPOSED AMENDMENT TO THE BROWARD COUNTY LAND USE PLAN. 
 
Concurrent Transmittal Letter Provided under separate cover.  

City Commission transmittal information will be provided under separate cover once available. 

 
B. NAME, TITLE, ADDRESS, TELEPHONE NUMBER AND EMAIL ADDRESS OF THE LOCAL GOVERNMENT 

CONTACT PERSON. 
 
Christy Dominguez, Planning and Zoning Manager  
Planning and Zoning Division 
City of Hallandale Beach 
400 South Federal Highway 
Hallandale Beach, FL 33009 
Phone: (954) 457-1380 
Email: cdominguez@hallandalebeachfl.gov 
 
 

C. SUMMARY MINUTES FROM BOTH THE LOCAL PLANNING AGENCY AND THE LOCAL GOVERNMENT 
PUBLIC HEARINGS OF THE TRANSMITTAL OF THE BROWARD COUNTY LAND USE PLAN 
AMENDMENT. 
 
Summary minutes will be provided  upon receipt.  
 

D. DESCRIPTION OF PUBLIC NOTIFICATION PROCEDURES FOLLOWED FOR THE AMENDMENT BY THE 
LOCAL GOVERNMENT, INCLUDING NOTICES TO SURROUNDING PROPERTY OWNERS, 
ADVERTISEMENTS IN LOCAL PUBLICATIONS, SIGNAGE AT PROPOSED SITE, ETC. 
 

The City of Hallandale Beach provided public notice of the public hearing for the proposed 

amendment via publication in a newspaper of general circulation pursuant to F.S. 166.041. The 

applicant provided mail notice to property owners within 1,000 feet of the amendment site and 

posted sign notice along Diplomat Parkway. 

E. WHETHER THE AMENDMENT IS ONE OF THE FOLLOWING:  
*DEVELOPMENT OF REGIONAL IMPACT 
*SMALL SCALE DEVELOPMENT (PER CHAPTER 163.3187 FLORIDA STATUTES) 
*EMERGENCY (PLEASE DESCRIBE ON A SEPARATE PAGE) 
 
The amendment is a small-scale development per Chapter 163.3187 F.S.  

 

mailto:cdominguez@hallandalebeachfl.gov
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2. APPLICANT INFORMATION

A. Applicant: Keith Poliakoff, Esq. 
Government Law Group 
200 S. Andrews Ave., Suite 601 
Fort Lauderdale, FL 33301 
Phone: (954) 909-0590 
Email: keith.poliakoff@saul.clom 

B. Agent: Jeff Katims, AICP 
Complete Cities Planning Group 
200 S. Andrews Ave., Suite 504 
Fort Lauderdale, FL 33301 
Phone: (954) 372-6767  
Email: jeff@completecities.net 

C. Property Owners: Maltese Diplomat Owner, LLC Shell Bay Land Trustee, LLC 

2915 Biscayne Blvd., Suite 500 501 Diplomat Parkway 

Miami, FL 33137 Hallandale Beach, FL 33009 

Phone: (201) 723-1967   Phone: (201) 723-1967 

Email: ari.pearl@gmail.com Email: ari.pearl@gmail.com 

D. Applicant’s rationale for the amendment:

For 24 years, the amendment site has served as the clubhouse, hotel, tennis complex, and parking for

the Diplomat Golf Course and Club. The amendment site is currently approved by the City of

Hallandale Beach for 938 additional room keys under a development plan from the previous

owner/developer. One condo-hotel tower is currently under construction. The current

owner/developer has filed this amendment for the flexibility to offer residential units and condo-hotel

units. The number of total units, regardless of type (i.e. any combination of condo or condo-hotel

units) will be capped at 228 units, thereby substantially reducing the intensity of development. The

flexibility is necessary as part of the redesign, rebranding and construction of the facility as the

premier golf club in Florida, which includes a combination of amenities not found at other courses,

including a Greg Norman championship course, marina with more than 40 slips for luxury vessels, on-

demand helicopter service, and high-end residences and accommodations.

3. AMENDMENT SITE DESCRIPTION

A. CONCISE WRITTEN DESCRIPTION OF THE GENERAL BOUNDARIES AND GROSS ACREAGE (AS DEFINED

BY BCLUP) OF THE PROPOSED AMENDMENT.

The amendment consists of 18.3 gross acres and 17.5 net acres located on the west side of Diplomat

Parkway, between East Hallandale Beach Boulevard and Atlantic Shores Boulevard. See Exhibit “A”

for the BCPC acreage determination letter. The site is bordered by Diplomat Parkway on its east side

and the existing golf course on all other sides.

mailto:keith.poliakoff@saul.clom
mailto:ari.pearl@gmail.com
mailto:ari.pearl@gmail.com
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B. SEALED SURVEY, INCLUDING LEGAL DESCRIPTION OF THE AREA PROPOSED TO BE AMENDED.

A survey of the amendment site is  attached as Exhibit “B”.  The amendment site is further

identified by BCPA Parcel Identification Numbers 514226 11 0670 and 5142 26 11 0673.

C. MAP AT A SCALE CLEARLY INDICATING THE AMENDMENT LOCATION, BOUNDARIES, AND PROPOSED

LAND USES.

Existing and proposed City future land use is included as Exhibit “C.”

Existing and proposed County future land use is included as Exhibit “D.”

4. EXISTING AND PROPOSED USES

A. CURRENT AND PROPOSED LOCAL AND BROWARD COUNTY LAND USE PLAN DESIGNATION(S) FOR

THE AMENDMENT SITE. IF MULTIPLE LAND USE DESIGNATIONS, DESCRIBE GROSS ACREAGE WITHIN

EACH DESIGNATION.  FOR ACTIVITY CENTER AMENDMENTS, THE PROPOSED TEXT INDICATING THE

MAXIMUM RESIDENTIAL AND NONRESIDENTIAL USES MUST BE INCLUDED.

City of Hallandale Beach Land Use Plan 

City of Hallandale Beach 
Existing Land Use Designation 

Acres No. Permitted 
Dwelling Units 

Commercial Recreation – Passive 17.5 (net) 0 

City of Hallandale Beach 
Proposed Land Use Designation 

Commercial Recreation – Passive and 
Dashed Line Area with a maximum density 
of 13.03 du/ac (net) 

17.5 (net) 228 

Broward County Land Use Plan 

Broward County Land Use Plan 
Existing Land Use Designation 

Acres Dwelling Units 

Commercial Recreation 18.3 (gross) 0 

Broward County Land Use Plan 
Proposed Land Use Designations 

Commercial Recreation with Dashed Line 
Area with a maximum density of 12.46 du/ 
ac (gross) 

18.3 (gross) 228 

B. INDICATE IF THE FLEXIBILITY PROVISIONS OF THE BROWARD COUNTY LAND USE PLAN HAVE

BEEN USED FOR THE AMENDMENT SITE OR ADJACENT AREAS.

Flexibility provisions have not been applied to the amendment site. Residential Flexibility was used

for one or more developments immediately south of the golf course.
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C. EXISTING USE OF AMENDMENT SITE AND ADJACENT AREAS.   

 

Existing Use of Amendment Site 

Golf course, clubhouse, tennis club, and hotel. 

 

Existing Use of Adjacent Areas 

North  Golf course, single-family detached residential 

East Marina on opposite side of Diplomat Parkway  

South  Golf course 

West Golf course 

 

 

D. PROPOSED USE OF THE AMENDMENT SITE INCLUDING PROPOSED SQUARE FOOTAGE FOR EACH 

NON-RESIDENTIAL USE AND / OR DWELLING UNIT COUNT.   

Existing 60-room hotel and clubhouse, 228 high-rise multiple-family dwelling units,  racquet and 

athletic courts, and approximately 4 acres of existing golf course. A conceptual buildout plan is 

provided as Exhibit “L.” 

 

E. MAXIMUM ALLOWABLE DEVELOPMENT PER ADOPTED AND CERTIFIED MUNICIPAL LAND USE 

PLANS UNDER EXISTING DESIGNATION FOR THE SITE, INCLUDING SQUARE FOOTAGE / FLOOR 

AREA RATIO / LOT COVERAGE / HEIGHT LIMITATIONS FOR EACH NON-RESIDENTIAL USE AND/OR 

DWELLING UNIT COUNT.   

 

The City of Hallandale Beach comprehensive plan limits the height of buildings within the 

Commercial Recreation land use plan designation to 450 feet in height. There is no FAR or lot 

coverage limitation for the Commercial Recreation category in the comprehensive plan. 

 

5. ANALYSIS OF PUBLIC FACILITIES AND SERVICES 

A. POTABLE WATER 

 

1. Provide the potable water level of service per the adopted and certified local land use plan, 
including the adoption date of the 10 Year Water Supply Facilities Plan. 

 
The City of Hallandale Beach potable water level of service standard is 148 gpcd (annual 
average day). The City adopted its most recent Water Supply Facilities Work Plan on February 
17, 2021.   

 
2. Identify the potable water facility serving the area in which the amendment is located 

including the current plant capacity, current and committed demand on the plant and 
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planned plant capacity expansions, including year and funding sources.  Identify the 
wellfield serving the area in which the amendment is located including the South Florida 
Water Management District (SFWMD) permitted withdrawal and expiration date of the 
SFWMD permit.   

The amendment site is served by the City of Hallandale Beach water treatment plant. The 

plant has a finished water capacity of 16 mgd, of which up to 10 mgd of City well water is 

treated with lime softening, and up to 6 mgd of raw water from the County’s wellfield is 

treated via nanofiltration membrane softening).   

Current (12 month average flow) demand on the plant is 7.1 mgd. Projected and committed 

to be provided by public works.  There are no planned expansions. 

The City’s water use permit No. 06-00138-W allows withdrawal of 4.01 mgd from the Biscayne 

Aquifer. The permit expires January 23, 2039. Up to 4.26 mgd AADF of additional raw water 

is available from the Broward County South Regional Wellfield under a large user agreement, 

including allocation from the C-51 Reservoir.  The projected raw water demand for 2030 is 

7.31 mgd AADF. 

3. Identify the net impact on potable water demand, based on adopted level of service
resulting from the proposed amendment. Provide calculations, including anticipated
demand per square foot or dwelling unit.

The amendment site is approved by the city for 938 condo hotel keys. However, the

owner/developer has instead opted to build 228 apartment units, amounting to only one-

third the number of approved units. The vesting for the units that will not be constructed will

be terminated through a new master plan. The potable water capacity required to serve the

approved but unbuilt units is reserved in the city’s concurrency management system as

committed capacity. Using the multiplier of 178 gpcd from Infrastructure Policy 1.1.1 of the

city’s comprehensive plan, the net demand for potable water generated by the amendment

is as follows:

Reserved capacity for approved but unbuilt units: 684 units x 2.1 avg unit occupancy x 178

gpd/capita =255,679 gpd.

Proposed 228 multifamily units: 228 x 2.1 avg occupancy x 178 gpd/capita  = 85,226 gpd.

Net change in demand:  45,600 gpd – 136,800 gpd  = 170,453 gpd (0.17 mgd) decrease in

demand.

4. Correspondence from potable water provider verifying the information submitted as part
of the application on items 1-3 above. Correspondence must contain name, position and
contact information of party providing verification.

Provided as Exhibit “E.”
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B. SANITARY SEWER 

1. Provide the sanitary sewer level of service per the adopted and certified local land use plan. 
The adopted level of service for sanitary sewer collection and treatment capacity in the 

adopted  City of Hallandale Beach comprehensive plan is 190 gpd.  Sanitary sewer treatment 

is provided by the City of Hollywood. Per the City of Hollywood Comprehensive Plan, the level 

of service standard for wastewater is the Florida Department of Environmental Protection 

Permitted Capacity of the facility: 55.50 mgd. The LOS standard for wastewater treatment 

plants shall be measured by average daily flow.  

 

2. Identify the sanitary sewer facility serving the area in which the amendment is located 
including the current plant capacity, current and committed demand on the plant and 
planned plant capacity expansions, including year and funding sources. 
 
The amendment site is served by the Southern Regional Wastewater Treatment Plant 

(“SRWTP”) with a capacity of 55.50 mgd.  The maximum monthly average daily flow during 

the preceding 12 months was 53.270  mgd and the maximum three-month average daily flow 

was 48.576 mgd. The average daily 12-month flow pursuant to the 2023 large user capacity 

report was 39.1 mgd. There is  currently 6.50 mgd of committed demand.  Hollywood reserves 

8.71 mgd AADF of treatment capacity for Hallandale Beach pursuant to its large user 

agreement, as amended, where current average flow is 7.3 mgd and committed capacity is  

.15 mgd, leaving 1.25 mgd of available capacity. There are no planned capacity expansions at 

this time. 

 
3. Identify the net impact on sanitary sewer demand, based on the adopted level of service, 

resulting from the proposed amendment. Provide calculations, including anticipated 
demand per square foot or dwelling unit. 
 

The amendment site is approved by the city for 938 condo-hotel keys. However, the 

owner/developer has instead opted to build 228 apartment units, amounting to only one-

third the number of approved units. The wastewater treatment capacity required to serve the 

approved but unbuilt units is reserved in the city’s concurrency management system as 

committed capacity. Using the multiplier of 190 gpcd from Infrastructure Policy 1.1.1 of the 

city’s comprehensive plan, the net demand for wastewater treatment generated by the 

amendment is as follows: 

 

Reserved capacity for approved but unbuilt units: 684 units x 2.1 avg unit occupancy x 190 

gpd/capita =272, 916 gpd.  

Proposed 228 multifamily units: 228 x 2.1 avg occupancy x 190 gpd/capita  = 90,972 gpd. 

 

Net change in demand:  90,972 gpd – 272, 916 gpd  = 181,944  gpd (0.18 mgd) decrease in 

demand.  
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4. Correspondence from sanitary sewer provider verifying the information submitted as part 
of the application on items 1-3 above. Correspondence must contain name, position and 
contact information of party providing verification. 
 

Provided as Exhibit “E.”  
 

C. SOLID WASTE 

 

1. Provide the adopted level of service per the adopted and certified local land use plan. 
 
The adopted level of service in the adopted City of Hallandale Beach Comprehensive Plan for 

solid waste collection  and disposal is 5.65 pounds of solid waste per person per day, which 

includes nonresidential waste. 

 

2. Identify the solid waste facility serving the service area in which the amendment is located 
including the landfill/plant capacity, current and committed demand on the landfill/plant 
capacity and planned landfill/plant capacity. 
 

The City of Hallandale Beach provides its own trash collection services. The City transports 
its solid waste to the Waste Connections Pembroke Park transfer station located in 
Pembroke Park, 1899 SW 31st Avenue, 33009. Final disposal is at Waste Connections 
JED/OMNI Landfill in St. Cloud, Florida, 34773.  The landfill is licensed under FDEP Permit No. 
0199726-033-SO-01, issued June 13, 2017 and expiring June 13, 2027, for 81,505,530 cubic 
yards.  Approximately 5800-6200 tons of waste are deposited each day.  As of 2018, 
1,847,925 cubic yards of capacity had been used.  The facility’s 20-year projection shows a 
remaining capacity of 3,852,819 cubic yards (4.7%) in the year 2038. Additionally, the 
anticipated life of the landfill is 18 years pursuant to an April  2023 application for landfill 
modification made to FDEP, which is included in Exhibit “F.” 

 
3. Identify the net impact on solid waste demand resulting from the proposed amendment. 

Provide calculations, including anticipated demand per square foot or dwelling unit. 
 
Using the multiplier of 4.75 lbs/capita/day from Infrastructure Policy 1.1.1 of the city’s 

comprehensive plan, the demand for solid waste collection and disposal  is as follows: 

 

Proposed 228 multifamily units: 228 x 2.1 avg occupancy x 4.75 lbs/capita/day = 2,274 lbs/day. 

 

4. Correspondence from the solid waste provider verifying the information submitted as part 
of the application on items 1-3 above. Correspondence must contain name, position and 
contact information of party providing verification. 
 
Provided as Exhibit “F.” 
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D. DRAINAGE 

 
1. Provide the adopted level of service per the adopted and certified local land use plan. 

 
The City’s adopted Comprehensive Plan provides the Level of Service Standards for drainage:  
 

• Stormwater Management New Development: Design storm- five year frequency; one 
hour duration; 3.3 total inches.  

• Existing Development: To meet Florida Building Code drainage standards. 
  

2. Identify the drainage district and drainage systems serving the amendment area. 

The amendment site is served by the South Florida Water Management District and Broward 
County Environmental Engineering Division. 

 
3. Identify any planned drainage improvements, including year, funding sources and other 

relevant information. 

There are no planned drainage improvements for the amendment site area. 
 

4. Indicate if a Surface Water Management Plan (“has been approved by, or an application 
submitted to, the SFWMD and/or any independent drainage district, for the amendment 
site.   

SFWMD has issued Surface Water Management Permit No. 06-01857-S for the amendment 
site. 

 
5. If the area in which the amendment is located does not meet the adopted level of service 

and there are no improvements planned (by the unit of local government or drainage 
authority) to address the deficiencies, provide an engineering analysis which demonstrates 
how the site will be drained and the impact on the surrounding properties.   
 
The area meets the adopted level of service standards.  All drainage analyses that will be 

required in the future by the BCEED and the City will comply with BCEED regulations.   

6. Correspondence from local drainage district verifying the information submitted as part of 
the application on items 1-5 above. Correspondence must contain name, position and 
contact information of party providing verification. 
 

Provided as Exhibit “F.”  
 

E. RECREATION AND OPEN SPACE 

 

1. Provide the recreation and open space level of service per the adopted and certified local 
land use plan. 
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The level of service standard established in the City of Hallandale Beach adopted 

Comprehensive Plan is 3.25 acres of park and open space per 1,000 permanent residents.  

 
2. For amendments which will result in an increased demand for “community parks” acreage, 

as required by the Broward County Land Use Plan, an up-to-date inventory of the municipal 
community parks inventory must be submitted. 
 
Pursuant to the current certified open space inventory, the City has 148.02 acres of 

community parkland. This figure does not include any part of the golf course.  It is noted that 

the golf course, excluding the amendment site, is deed restricted to remain open space.  

  

3. Identify the net impact on demand for “community parks” acreage, as defined by the 
Broward County Land Use Plan, resulting from this amendment. 

 
The amendment will authorize 228 new dwelling units, resulting in a population increase of 

479 persons based upon the 2020 Census average household size of 2.1 persons. The 

additional population will require 1.56 acres of community park, calculated as follows: 

228 du x 2.1 persons = 479  persons x .00325 = 1.56 acres 

It is noted that the residential units are part of the golf and country club, which offers its 

own recreation facilities, including golf, swimming, walking and running paths, and tennis. 

  

4. Identify the projected “community parks” acreage needs based on the local government’s 
projected build-out population.   
 
The City of Hallandale Beach buildout population is 44,430 according to the City’s certified 

inventory of community parks, which would require 144.4 acres of community parkland, 

resulting in a 3.62-acre surplus. Adding the 1.56 acres of additional demand from the 

amendment reduces the surplus of community parkland at buildout to 2.06 acres.  

 
5. As applicable, describe how the local government and / or applicant are addressing Broward 

County Land Use Plan Policies 2.5.4 and 2.5.5 (a. through e.), regarding the provision of open 
space.   
 
POLICY 2.5.4 states that Broward County shall strongly encourage the preservation of open 

space areas. Amendments to the Broward County Land Use Plan which would result in the 

loss of open space shall be strongly discouraged and be required to address how open space 

and recreation needs of the existing and projected residents of the community will be met, 

including how the negative impacts of the loss of open space on surrounding neighborhoods 

will be minimized or mitigated.   

 

The amendment site is not a golf course redevelopment. The amendment site has long been 

designated—and approved—for hotel, hotel conference center, tennis, and clubhouse use. 

The amendment site is a designated “cut-out” of the 76.9 acres that will remain golf course 

pursuant to a recorded deed restriction in favor of the City of Hallandale Beach (see 
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Instrument Number 118164695, BCR). The site is not a part of the deed restricted acreage 

precisely because it has been designed for golf resort development. The amendment seeks to 

substitute residential units for some of the approved hotel units.  

 

POLICY 2.5.5 Amendments to the Broward County Land Use Plan containing golf courses, 

including closed golf courses, shall address the following:   

  

a.  The impact of the loss of open space on the surrounding residential areas. The loss of 

open space must be mitigated through provision of parks and open space to serve the 

surrounding neighborhood.   

 

 The amendment site is dedicated to resort uses accessory to the golf course. The golf 

course parcel (excluding the amendment site) is already deed restricted as permanent 

open space, with the amendment site reserved for complimentary land uses, including 

the existing hotel, clubhouse, sports courts, and proposed residential units as part of the 

golf club.  

 

b.  Management of storm water retention taking into account the extent to which the golf 

course provided storm water retention for the surrounding development and how this 

will be mitigated, along with any additional storm water impacts created by the new 

development.   

  

The amendment site does not provide storm water retention for the surrounding 

development. 

 

c.  Minimization of the impact on natural resources including wetlands, lakes, aquifer 

recharge areas and the tree canopy, including any historic trees on the site.   

 

No wetlands and no lakes will be filled for this amendment, and no tree canopy will be 

removed. Any foliage that will be removed for residential use is recently planted and will 

be replaced or relocated. 

  

d.  Mitigation of environmental contamination. The level of environmental contamination 

must be determined by conducting a Phase 1 environmental assessment. A Phase 2 

environmental assessment may be required based upon the findings of the Phase 1 

assessment. 

 

Phase 1 and 2 assessments of the entire golf course were completed in coordination with 

Broward County EPD.  Remediation for the southern site proposed for residential use, but 

approved for condo-hotel use, has already been approved by EPD. An application for 

Environmental Assessment and Remediation License for the northern site proposed for 

residential use, but approved for condo-hotel use, is underway. 
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e. Integration of the proposed development with the surrounding areas including how the

development will tie into the existing neighborhoods through roads, sidewalks,

parks/open space and greenways.

The amendment is not  a golf course redevelopment. The site has long been developed 

for golf course resort use, containing a hotel, clubhouse and recreational amenities. The 

site is approved for additional resort use, including condo-hotels. The proposed 

residential use would replace the approved condo-hotel resort use. The residential 

buildings will be integrated into the golf course amenity parcel in the same way that the 

condo-hotel and hotel development were initially to be integrated. More specifically, the 

amendment parcel has its own frontage and access to Diplomat Parkway and is 

surrounded on three sides by deed-restricted golf course open space. The property owner 

has already improved the sidewalks and landscaping along Diplomat Parkway as part of 

its obligations under the City’s approval of the condo-hotel development that the 

residential use will replace. 

F. TRAFFIC CIRCULATION ANALYSIS

Please be advised, if required, that the Planning Council staff will request from the Broward 

Metropolitan Planning Organization (MPO), as per Policy 2.14.6 of the BCLUP, an analysis of the 

impacts of the amendment to the regional transportation network. The MPO will charge a separate 

cost-recovery fee directly to applicants for technical assistance requested by the Planning Council 

for the preparation and review of the land use plan amendment transportation analysis. Please 

contact the MPO for additional information regarding this fee.  

1. Identify the roadways impacted by the proposed amendment and indicate the

number of lanes, current traffic volumes, adopted level of service and current level

of service for each roadway.

Roadway Lanes From To Adopted 
AADT LOS 
STD/Volume 

AADT AADT 
LOS 

Diplomat 
Parkway 

2 EHBB Washington 
St 

D / 13,320 3,500 C 

Atlantic 
Shores Blvd. 

2 US-1 Diplomat 
Pkwy 

D / 13,320 8,800 D 

WHBB 6 US-1 I-95 D / 59,900 47,500 C 

EHBB 6 US-1 Diplomat 
Pkwy 

D / 59,900 36,000 C 

EHBB 6 A-1A Diplomat 
Pkwy 

D / 59,900 28,500 C 

2. Identify the projected level of service for the roadways impacted by the proposed

amendment for the long-range planning horizon. Please utilize average daily and

p.m. peak hour traffic volumes per Broward Metropolitan Planning Organization

(MPO) plans and projections.
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2045 2045 AADT 2045 PM Peak Hour 

Roadway Lanes Adopted LOS 
STD/Volume 

Volume LOS Adopted LOS 
STD/ Volume 

Volume LOS 

Diplomat Parkway 2 D / 13,320 8,800 D D / 1,197 836 D 

Atlantic Shores 
Blvd. 

2 D / 13,320 8,900 D D / 1,197 846 D 

WHBB 
6 D / 59,900 73,300 F D / 5390 6,964 F 

EHBB 
(E of US-1) 6 D / 59,900 42,900 C D / 5,390 4,076 C 

EHBB  
(E of Diplomat Pkwy) 

6 D / 59,900 42,300 
C D /5,390 4,019 C 

3. Planning Council staff will analyze traffic impacts resulting from the amendment. The

applicant may provide a traffic impact analysis for the amendment – calculate

anticipated average daily and p.m. peak hour traffic generation for the existing and

proposed land use designations. If the amendment reflects a net increase in traffic

generation, identify access points to/from the amendment site and provide a

distribution of the additional traffic on the impacted roadway network for the long-

range planning horizon.

3. Provide any relevant transportation studies relating to this amendment, as

applicable.

As noted throughout this application, the amendment substantially reduces the 

intensity of the approved resort development. A comparative trip generation analysis 

prepared by Kimley Horne is provided as Exhibit “G.”  

G. MASS TRANSIT ANALYSIS

1. Identify the mass transit modes, existing and planned mass transit routes and

scheduled service (headway) serving the amendment area within one-quarter of a

mile.

The City of Hallandale Beach operates a  community shuttle bus  that serves the 

amendment site directly. Route 1 operates Monday through Saturday, stopping  at the 

amendment site with a headway of generally 45 minutes. Route 1 connects the 

amendment site with locations on East Hallandale Beach Boulevard and US-1 northbound 

to Young Circle in Hollywood, which serves as a hub for several BCt routes. 

There are no BCt routes that operate within one-quarter mile of the amendment site, but 

there are two routes that operate one-third of a mile walking distance. Route 4 operates 

with a headway generally between 35 and 40 minutes in both directions Monday through 
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Friday, 45 to 50 minutes in both directions on Saturday and typically 50 minutes on Sunday. 

Route 28 operates with a headway of generally between 25 and 30 minutes in both 

directions Monday through Friday, generally 30 minutes on Saturday in both directions 

and generally 45 minutes on Sunday in both directions. 

 

2. Describe how the proposed amendment furthers or supports mass transit use.  

 

The amendment site is directly served by a community shuttle bus that connects the 

amendment site with several shopping destinations and BCt stops, including the Young 

Circle hub. Two BCt routes with headways as short as 25 minutes stop within one-third of 

a mile of the amendment site, accessed via a safe, attractive and convenient sidewalk.  

 

3. Correspondence from transit provider verifying the information submitted in items 1-2 

above. Correspondence must contain name, position and contact information of party 

providing verification. 

 

A verification letter from Broward County Transit is attached as Exhibit “H.” 

 
H. PUBLIC EDUCATION ANALYSIS 

 

1. Public School Impact Application 

A 2024 School Consistency Review Report is attached as Exhibit “I.” The report concludes 

that there is adequate capacity to serve the amendment.  

 

2. Associated Fee, Check Payable to School Board of Broward County 

The application and fee were submitted to School Board of Broward County in  March,  
2024. A check for a new School Consistency Review Report has been provided with this 
application. 

 

6. ANALYSIS OF NATURAL AND HISTORIC RESOURCES 

A. HISTORIC SITES OR DISTRICTS ON THE NATIONAL REGISTER OF HISTORIC PLACES OR LOCALLY 
DESIGNATED HISTORIC SITES. 
 
Neither the National Register of Historic Places nor the City’s Comprehensive Plan identifies any 

historic sites or historically significant housing within or abutting the amendment site.  

B. ARCHAEOLOGICAL SITES LISTED ON THE FLORIDA MASTER SITE FILE. 
 
The subject site does not contain any archaeological sites.  Please see Exhibit “J” for the Cultural 
resources verification letter from the State of Florida.  
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C. WETLANDS.  

There are no wetlands within the amendment site.  
  

D. LOCAL AREAS OF PARTICULAR CONCERN AS IDENTIFIED WITHIN THE BROWARD COUNTY LAND 
USE PLAN.  

There are no Local Areas of Particular Concern within the amendment area. 

   
E. PRIORITY PLANNING AREA MAP AND BROWARD COUNTY LAND USE PLAN POLICY 2.21.1 

REGARDING SEA LEVEL RISE. 
 
The amendment site is characterized primarily by upland area with some lower areas on the fringes 

that are indicated on the 2021 Priority Planning Areas Map, shown below, that are and will remain in 

golf course use. A combination of three strategies will prevent impacts relating to sea level rise within 

this greenfield development context: 

1)  Constructing residential buildings outside of the Priority Planning Areas. Residential building 

locations are delineated by rectangles on the map below;  

2)  Raising development sites above critical elevation; and  

3)  Existing, recorded deed restrictions that preserve the golf course beyond the amendment site 

boundary as permanent open space.   

 

 
 
 

 

Broward County Priority Planning Areas 2021 
[Amendment parcel outlined in black] 

 

        
Residential Use Areas 
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F. “ENDANGERED” OR “THREATENED SPECIES” OR “SPECIES OF SPECIAL CONCERN” OR 
“COMMERCIALLY EXPLOITED” AS PER THE FLORIDA FISH AND WILDLIFE CONSERVATION 
COMMISSION (FAUNA), THE U.S. FISH AND WILDLIFE SERVICE (FLORA AND FAUNA), OR THE 
FLORIDA DEPARTMENT OF AGRICULTURAL AND CONSUMER SERVICES (FAUNA). IF YES, IDENTIFY 
THE SPECIES AND SHOW THE HABITAT LOCATION ON A MAP.  
 
There are no known endangered species, species of special concern, or commercially exploited 

species in the amendment area.  

G. PLANTS LISTED IN THE REGULATED PLANT INDEX FOR PROTECTION BY THE FLORIDA 
DEPARTMENT OF AGRICULTURE AND CONSUMER SERVICES.  
 
There are no known plants on the Regulated Plant Index within the amendment area. 

H.  WELLFIELDS - INDICATE WHETHER THE AMENDMENT IS LOCATED WITHIN A WELLFIELD 
PROTECTION ZONE OF INFLUENCE AS DEFINED BY BROWARD COUNTY CODE, CHAPTER 27, 
ARTICLE 13 “WELLFIELD PROTECTION.” IF SO, SPECIFY THE AFFECTED ZONE AND ANY PROVISIONS 
WHICH WILL BE MADE TO PROTECT THE WELLFIELD.  
 

This site is not located within a wellfield protection zone of influence as shown on the map below. 

  

 
I. SOILS - DESCRIBE WHETHER THE AMENDMENT WILL REQUIRE THE ALTERATION OF SOIL 

CONDITIONS OR TOPOGRAPHY. IF SO, DESCRIBE WHAT MANAGEMENT PRACTICES WILL BE USED 
TO PROTECT OR MITIGATE THE AREA’S NATURAL FEATURES. 
 

The amendment site has been developed for more than two decades, and the portions of the golf 
course within the amendment site have also been altered with various course redesigns. It is 
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designated Arents – urban land association on the Broward County Land Use Plan – Eastern Soils Map.  
There are no natural features to protect. 

J. BEACH ACCESS – INDICATE IF THE AMENDMENT SITE FRONTS THE OCEAN OR WOULD IMPACT
ACCESS TO PUBLIC BEACHES. IF SO, DESCRIBE HOW PUBLIC BEACH ACCESS WILL BE ADDRESSED.

Not applicable.

7. AFFORDABLE HOUSING

DESCRIBE HOW THE LOCAL GOVERNMENT IS ADDRESSING BROWARD COUNTY LAND USE PLAN

POLICY 2.16.2, CONSISTENT WITH ARTICLE 5 OF THIS DOCUMENT.

A 2024 affordable housing analysis is attached as Exhibit “K.”  Given the date of the analysis, a new 

analysis is being prepared and will be provided upon its completion. 

8. LAND USE COMPATIBILITY

DESCRIBE HOW THE AMENDMENT IS CONSISTENT WITH EXISTING AND PLANNED FUTURE LAND USES

IN THE AREA (INCLUDING ADJACENT MUNICIPALITIES AND / OR COUNTY JURISDICTIONS).  IDENTIFY

SPECIFIC LAND DEVELOPMENT CODE PROVISIONS OR OTHER MEASURES THAT HAVE OR WILL BE

UTILIZED TO ENSURE LAND USE COMPATIBILITY.

The amendment will reduce the approved intensity of development on the site, and will not change the

form of development permitted, and approved, on the site. The residential buildings will be subject to the

same 450-foot height limit per the City’s commercial recreation designation as the currently allowable

and approved condo-hotel resort uses.

9. HURRICANE EVACUATION ANALYSIS

(Required for those land use plan amendments located in a hurricane evacuation zone as identified by
the Broward County Emergency Management Division).

PROVIDE A HURRICANE EVACUATION ANALYSIS BASED ON THE PROPOSED AMENDMENT,

CONSIDERING THE NUMBER OF PERMANENT AND SEASONAL RESIDENTIAL DWELLING UNITS

(INCLUDING SPECIAL RESIDENTIAL FACILITIES REQUIRING EVACUATION, AVAILABILITY OF HURRICANE

SHELTER SPACES, AND EVACUATION ROUTES AND CLEARANCE TIMES.

The amendment site is within an evacuation zone for a Category 3 or higher hurricane.  In the event that

evacuation is required, the process may be aided by the availability of air and water transport at the

amendment site.  Air transportation may be facilitated via a helipad on the amendment site, having

received FAA and City approval, and which will have contracted on-demand service. Potential marine

transportation can be provided via the resort’s 30-plus-slip marina located across the street from the

amendment site.
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10. REDEVELOPMENT ANALYSIS 

INDICATE IF THE AMENDMENT IS LOCATED IN AN IDENTIFIED REDEVELOPMENT (I.E., COMMUNITY 

REDEVELOPMENT AGENCY, COMMUNITY DEVELOPMENT BLOCK GRANT) AREA. IF SO, DESCRIBE HOW 

THE AMENDMENT WILL FACILITATE REDEVELOPMENT AND PROMOTE APPROVED REDEVELOPMENT 

PLANS. 

This amendment site is not located in an identified community redevelopment area (CRA).   

11. INTERGOVERNMENTAL COORDINATION 

DESCRIBE WHETHER THE PROPOSED AMENDMENT AFFECTS ADJACENT LOCAL GOVERNMENTS. IF SO, 

PLEASE PROVIDE ADDITIONAL COPIES FOR THE NOTIFICATION AND/OR REVIEW BY ADJACENT LOCAL 

GOVERNMENTS. 

The amendment site is approximately one-quarter mile from the City of Hollywood. The amendment 

application will be provided to the City for review and comment.  

 

12. CONSISTENCY WITH CITY OF HALLANDALE BEACH LAND USE PLAN 

 

The amendment is consistent with the following goals, objectives and policies: 

GOAL 1: To provide a coordinated and compatible mix of land uses which encourages a high quality 
of life meeting the social, economic and physical needs of the present and future population of 
Hallandale Beach, while insuring reasonable environmental protection and timely and efficient 
provision of services. 

POLICY 1.1.7: Permitted residential densities on the future land use plan map or as allowed in the 
element text shall not be increased beyond the ability of the surrounding roadway network and 
public transit system to accommodate projected traffic flows and ridership without degradation of 
levels of service for these facilities below that standard adopted in the plan. 

Response: the amendment replaces the 684 approved condo-hotel units/938 keys with 228 high-
rise multi-family residential units, resulting in a net reduction in the number of units and associated 
vehicle trips.  A comparative traffic impact analysis is provided in Exhibit “G.”  

OBJECTIVE 1.5: Commercial Land Use: Maintain at least 2 commercial/business land use categories 
and corresponding zoning districts, covering at least 20 percent of the City's land area, providing 
for neighborhood commercial, general commercial uses and commercial recreation uses. At least 
40 percent of the land area designated for commercial use shall be devoted to commercial 
recreation and ancillary uses, however, the City may elect to approve a proposed land use plan 
amendment to convert a portion of any parcel designated commercial recreation land use on the 
City’s Future land Use Map, even though when the result may be a reduction in total commercial 
recreation land use below the 40% threshold, provided that the proposed land use designation 
compliments the commercial recreation land use category. 

Response: The amendment predominantly maintains the commercial recreation designation of the 
amendment site while adding an integrated and complimentary resort residential use to the 99-
acre commercial recreation parcel. The amendment allows the resort to accommodate guests via a 
condo-hotel-like ownership structure, but without the maximum length of stay limitation inherent 
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in pure condo-hotel. This flexibility afforded by the amendment will best support the long-term 
success of the Shell Bay club as market conditions change over time, which furthers this policy of 
maintaining  a variety of major commercial recreation uses in the City.   

POLICY 1.5.2: Maintain a Commercial Recreation Category including Hallandale Beach major 
commercial recreation facilities, i.e., Gulfstream Park Race Track and Casino, Mardi Gras Racing and 
Casino and Diplomat Golf Course and Country Club. The Commercial Recreation Category will allow 
public and private recreationally-based facilities. Conversion of these facilities to other uses having 
increased impacts on public facilities will be contingent upon the new developments ability to 
maintain adopted level of service standards for affected public facilities and a land use compatibility 
determination by the City.  

Response: the amendment does not convert this commercial recreation use to another use, but 
rather maintains and supports the commercial recreation use. Additionally, the amendment does 
not increase water, sewer, drainage, or transportation impacts. School impacts have been 
accounted for, with a Broward County School Board finding of adequate capacity, and the impact 
on the parks level of service has been analyzed and found to be within the adopted level of service 
standard. 

OBJECTIVE 1.10: Historic and Natural Resources: Ensure that no development adversely impacts 
historic resources, pollutes the aquifer, surface water bodies or air, contributes to beach erosion 
or tree removal in excess of tree replacement, disturbs migratory aquatic wildlife, or harms beach 
vegetation in excess of permitted and acceptable levels, as determined by the City, water 
management and environmental monitoring and permitting agencies. This objective will be 
achieved if there is no degradation of these resources attributed to specific development or 
development within the City, in general. 

Response: the amendment will not adversely affect any of the environmental considerations 
enumerated in the objective. 

OBJECTIVE 1.11: Coastal Area Densities, Hurricane Evacuation: Maintain coastal area densities in 
order to maintain the hurricane evacuation times listed in the South Florida Regional Planning 
Council’s (SFRPC) Regional Hurricane Evacuation Model Traffic Study. 

The amendment reduces the number of occupiable units that will be constructed ancillary to the 
golf course use. The amendment provides for 228 multi-family units in lieu of 684 condo-hotel units 
with 938 keys that are approved for the amendment site, thus substantially reducing the number of 
units that may need to evacuate prior to the anticipated landfall of a major hurricane. 

POLICY 1.12.4: The City shall maintain innovative land development regulations that encourage 
mixed-use developments and incorporate site design planning techniques that will enhance the 
quality of large scale developments or redevelopment areas. 

Response: the amendment and accompanying text amendment will further this policy by increasing 
the types of complimentary uses that can be mixed within the Shell Bay golf course and club.     

13. CONSISTENCY WITH HIGHLIGHTED REGIONAL ISSUES AND POLICIES

DESCRIBE CONSISTENCY WITH HIGHLIGHTED REGIONAL ISSUES AND POLICIES OF THE BROWARD

COUNTY LAND USE PLAN.
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Affordable Housing 

• Strategy AH-4: (municipalities should adopt a comprehensive strategy to ensure a sufficient 

supply of affordable housing ). Response: the City of Hallandale Beach has a comprehensive 

affordable housing strategy as inventoried and analyzed by Munilytics as part of this 

amendment. The report is provided as Exhibit “K.”  

LIST OF GOALS, OBJECTIVES AND POLICIES OF THE BROWARD COUNTY LAND USE PLAN WHICH THE 

PROPOSED AMENDMENT FURTHERS. 

POLICY 2.1.2 The land use categories depicted on the Broward County Land Use Plan Map are 

intended to protect established residential areas and encourage economic development and 

redevelopment. Response: the amendment is an integral, integrated element of a multi-use recreation 

and resort development. As such, the amendment supports the economic development of the 

recreation and resort sector of the City and Broward County. See also the analysis under Sec. 8, Land 

Use Compatibility.  

POLICY 2.5.1 Local governments shall provide for a minimum of three (3) acres of Community level 

parks for every 1,000 existing and projected permanent residents. The acreage that may be used to 

meet this requirement is listed in the “Community and Regional Parks” subsection of the Plan 

Implementation Requirements section of the Broward County Land Use Plan. Response: the 

Amendment will not affect the City’s compliance with the LOS requirement. See analysis under 5.E., 

Recreation and Open Space.   

POLICY 2.5.4  Response: see policy language and analysis under 5.E., Recreation and Open Space.   

POLICY 2.5.5 Response: see policy language and analysis under 5.E., Recreation and Open Space.   

POLICY 2.10.2 The compatibility of existing and future land uses shall be a primary consideration in 

the review and approval of amendments to the Broward County and local land use plans. It is 

recognized that approved redevelopment plans aimed at eliminating or reducing blighted and 

deteriorating areas may appropriately promote the introduction of land use patterns in variance from 

existing land use patterns. Response: see Section 8, Land Use Compatibility. 

POLICY 2.11.2 In considering amendments to the Broward County Land Use Plan, analysis regarding 

the availability of potable water supply shall include a determination of whether such supply will be 

available as per the applicable adopted 10-Year Water Supply Facilities Work Plan and Capital 

Improvements Element. Response: see analysis under 5.A., Potable Water. 

POLICY 2.11.4 The availability of sanitary sewer service, or plans to extend or provide such service 

within a financially feasible capital plan, adopted by a local government, shall be a primary 

consideration when amendments to the Broward County Land Use Plan for increased densities and 

intensities are proposed. Response: see analysis under 5.B., Sanitary Sewer. 

POLICY 2.16.2 For amendments which propose to add 100 or more residential dwelling units to the 

existing densities approved by the BCLUP, Broward County and affected municipalities shall 

coordinate and cooperate to implement the affected municipality’s chosen policies, methods and 

programs to achieve and/or maintain a sufficient supply of affordable housing. In addressing 
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amendments which proposed to add 100 or more residential dwelling units to the existing densities 

approved by the BCLUP, the municipality, without limitation, may include consideration and 

implementation of the following affordable housing strategies:  

[abridged] 

a.  programs and policies to provide for construction or supply of affordable housing; 

b.  programs and policies that provide funding to facilitate affordable purchase or renting of housing;  

c.  programs and policies that facilitate maintenance of the existing supply of affordable housing 

stock, if any;  

d.  property tax abatement programs aimed at preserving or creating affordable housing;  

e.  streamlined and reduced-cost permitting procedures for affordable housing;  

f.  specific minimum set-aside requirements for new affordable housing construction;  

g.  use of appropriate existing public lands, or public land-banking, to facilitate an affordable housing 

supply; 

 h. programs and policies to facilitate the development and use of affordable housing density bonus 

provisions;  

i.  land development regulations which promote the availability of affordable housing;  

j.  demonstration of existing policy and program measures to ensure sufficient supply. Includes 

estimate its supply of affordable housing utilizing data and methodology referenced in “Broward 

County Affordable Housing Needs Assessment,” 2018, prepared by The Metropolitan Center 

Florida International University, as may be updated and accepted by the Broward County Board of 

County Commissioners, after January 7, 2021. For the purposes of this Policy, the term “affordable 

housing” shall include the meaning as defined by the BCLUP. The median annual income estimate 

should be updated at least yearly.  

Response: see “Updated Citywide Affordable Housing Analysis attached as Exhibit “K.” 

POLICY 2.21.1 Broward County shall evaluate plan amendments within Priority Planning Areas for Sea 

Level Rise and strongly discourage those amendments which would place additional residential and 

non-residential development at risk of flooding from sea level rise. In review of such amendments, 

the County shall consider: a. Sea level rise/flood protection mitigation strategies and requirements 

included within local comprehensive plans and/or development regulations; or b. Flood protection 

improvements committed to by amendment applicants, which would mitigate or enhance flood 

protection and adaptation from rising sea levels. Response: see analysis under 6.E., Priority Planning 

Area Map; Sea Level Rise. 

POLICY 2.21.5 Broward County shall, prior to approving land use plan amendments in the areas prone 

to flooding and/or the impacts of sea level rise, as identified on the Flood Plains, Flood Prone Areas, 

and Coastal High Hazard Areas Map and the Priority Planning Areas for Sea Level Rise Map, 

respectively, determine that the subsequent development will be served by adequate storm water 

management and drainage facilities, not adversely affect groundwater quality or environmentally 

sensitive lands and not increase saltwater intrusion or area-wide flooding.  Response: see analysis 

under 6.E , Priority Planning Area Map; Sea Level Rise. 
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14. ADDITIONAL SUPPORT DOCUMENTS

A. OTHER SUPPORT DOCUMENTS OR SUMMARY OF SUPPORT DOCUMENTS ON WHICH THE
PROPOSED AMENDMENT IS BASED.

None provided at this time.

B. ANY PROPOSED VOLUNTARY MITIGATION OR DRAFT AGREEMENTS.

None provided at this time.

15. PLAN AMENDMENT COPIES

A. THREE  HARD COPIES AND A DIGITAL COPY FOR THE BCPC. ADDITIONAL COPIES MAY BE
REQUESTED BY THE PLANNING COUNCIL EXECUTIVE DIRECTOR AFTER THE INITIAL APPLICATION
SUBMITTAL.

Acknowledged.

16. EXHIBITS

List of Exhibits: 

Exhibit A – BCPC acreage determination letter  

Exhibit B – Location map, survey and Legal Description  

Exhibit C – City land use plan map Identifying amendment boundaries, existing and proposed land uses 

Exhibit D – BCLUP map identifying amendment boundaries, existing and proposed land uses 

Exhibit E – Water and sanitary sewer verifications  

Exhibit F –  Drainage and solid waste collection verifications; solid waste disposal verification 

Exhibit G – Differential traffic impact analysis 

Exhibit H - Transit provider letter and transit routes map 

Exhibit I - Public school consistency review report 

Exhibit J - Historic and cultural resources letter 

Exhibit K - Affordable housing analysis 

Exhibit L – Conceptual buildout plan 



February 3, 2026

Barbara Blake Boy
Executive Director

115 South Andrews Avenue, Room 307

Fort Lauderdale, Florida 33301
Ha anrla p Rpar^Li U UU u UUUU

PROGRESS. INNOVATION. OPPORTUNITY. RE: Transmittal of Land Use Plan Amendment for Concurrent County
Review

Office of the

City Manager
Dear Ms. Blake Boy

The City of Hallandale Beach is in receipt of an application from Maltese Diplomat
Owner, LLC, to establish a dashed-line area on 18.3 gross acres located at 501
Diplomat Parkway, designated Commercial Recreation on the City and County land
use plans. The City requests that the Planning Council review and process the

Dr. Jeremy Earle

City Manager
CRA Executive Director proposed amendment to the Broward County Land Use Plan concurrent with the City’s

review of the application.

Pursuant to Article 1.1(A)(4) of the Broward Next Administrative Rules Document, I
acknowledge that the City’s Local Planning Agency and City Commission must make
a recommendation on the proposed amendment by resolution or motion at a public
meeting at least 21 days prior to the first Planning Council public hearing. I further
acknowledge that the Planning Council will automatically withdraw the application
under any of the following circumstances:

JOY F. COOPER

Mayor

MICHELE LAZAROW

Vice Mayor 1. If the City takes action to deny the amendment.
2. If the City substantially alters the submitted amendment proposal, such as

proposing land use categories differing from the original submittal, or more
intense permitted uses.

3. If the City's Local Planning Agency and the City Commission do not make a
recommendation on the proposed amendment by resolution or motion at a
public meeting within four (4) months of the Planning Council’s receipt of the
application.

Finally, the applicant is aware that there will be no refund of the Planning Council’s
application processing fee should the Planning Council withdraw the amendment for
any of the above-referenced reasons.

Vanessa Leroy, DSD Director, is the City’s contact person for this application. He can
be contacted by email at VLerov@COHB.org and by phone at (954) 457-1376.

JOY D. ADAMS

Commissioner

MIKE BUTLER

Commissioner

AMABELLE LIMA-TAUB

Commissioner

Best,

400 S. Federal

Highway
Hallandale Beach,

FL 33009

Ph (954) 457-1300
Fax (954) 457-1454

Jeremy Earle, Ph D., AlCP, FRA-RA
City Manager/CRA Executive Director

cc: Honorable Joy Cooper, Mayor

Jennifer Merino, City Attorney

Jenorgen Guillen, City Clerk
Steven Williams, DSD Assistant Directorwww.coHB.org

2/5/2026

dvonstetina
Received Stamp
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Exhibit “A”  BCPC Acreage Determination Letter 
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Exhibit “B”  Location Map, Survey and Legal Description 



 

 



 

 

 

 



Exhibit “C” 1 of 2 -  Existing City Future Land Use Map 
 

 

 

 

 

 

 

 

Amendment 

Site 
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Exhibit “C” 2 of 2 -  Proposed City Future Land Use Map 

DASHED LINE AREA IRREGULAR RESIDENTIAL 
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Exhibit “D” 1 of 3 -   Existing BCLUP Map 

Amendment 

Site
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Exhibit “D” 2 of 3 -   Proposed BCLUP Map 

12.46 du/ac
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Exhibit “D” 3 of 3 -   Amendment Site Land Use Acreages 
(for analytical purposes) 

 

 

 

 
 

 

 

 

 

 

 

Residential 
1.8 net ac. 
2.0 gross ac.  

Residential 
1.2 net/gross ac. 

Commercial Recreation 
14.5 net ac. 
15.1 gross ac. 
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Exhibit “E”  Potable Water and Sanitary Sewer, Provider Letter 
 

 

 

 

 

TBP 
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Exhibit “F”   Drainage and Solid Waste Disposal Verifications 
 

 

TBP 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Exhibit “G”   Differential Transportation Analysis 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 
 

November 13, 2024 

Mr. Aaron Imhoff 
PPG Development LLC 
2800 Biscayne Boulevard, Suite 500 
Miami, Florida 33137 

 
Re: Diplomat Golf and Tennis Club Redevelopment 

Hallandale Beach, Florida 
Trip Generation Comparison Analysis 

 
Dear Mr. Imhoff: 

Kimley-Horn and Associates, Inc. has performed a trip generation comparison analysis for an update 
to the previously approved development program for the Diplomat Golf Resort & Spa located at 501 
Diplomat Parkway within the City of Hallandale, Florida. The previously approved development program 
was approved as part of the Diplomat Golf Course & Tennis Club Traffic Impact Analysis, September 
2015 prepared by Kimley-Horn and Associates, Inc. and consists of 684 condo-hotel units with 254 
lock-out suites, for a total of 938 units. The proposed development program consists of 228 high-rise 
multifamily housing units. A conceptual site plan is provided in Attachment A. 

TRIP GENERATION ANALYSIS 
A trip generation analysis was conducted using the Institute of Transportation Engineers (ITE) Trip 
Generation Manual, 11th Edition for the previously approved development and currently proposed 
development. The trip generation for the previously approved development was determined using ITE 
Land Use Code (LUC) 310 (Hotel). The trip generation for the currently proposed development was 
determined using ITE LUC 222 (Multifamily Housing [High-Rise]). 

A multimodal (public transit, bicycle, and pedestrian) factor based on US Census Means of 
Transportation to Work data was reviewed for the census tract in which the redevelopment is located. 
A multimodal factor of 9.3 percent (9.3%) was calculated using the US Census data and applied to the 
trip generation calculations to account for the urban environment in which the project site is located. It 
is expected that a portion of residents, guests, employees, and patrons will choose to walk, bike, or use 
public transit to and from the proposed redevelopment. 

Trip generation calculations were compared between the previously approved and currently proposed 
development programs. As shown in Table 1, the proposed development program results in a reduction 
of 356 net new weekday A.M. peak hour trips and a reduction of 127 net new weekday P.M. peak hour 
trips when compared to the previously approved development program. Detailed trip generation 
calculations and US Census data are contained in Attachment B. 

 
Table 1: Net New Trip Generation Summary 

 
Redevelopment Plan 

A.M. Peak 
Hour Trip 

Generation 

P.M. Peak 
Hour Trip 

Generation 
Previously Approved Development Program 419 201 

Proposed Redevelopment Program 63 74 

Net New Trip Generation -356 -127 

 
kimley-horn.com 8201 Peters Road, Suite 2200, Plantation, FL 33324 954 535 5100 



 
Mr. Imhoff, November 13, 2024, Page 2 

 
In conclusion, the proposed development program does not warrant further study as it results in a 
reduction in A.M. and P.M. peak hour trips when compared to the previously approved development 
program. If you have any questions regarding this analysis, please feel free to contact me. 

Sincerely, 

KIMLEY-HORN AND ASSOCIATES, INC. 
 
 
 

Elizabeth Perez, P.E. (FL, PR), PTOE, IMSA II 
 
 
 

Attachments 

A – Site Plan 
B – Trip Generation Calculations 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Elizabeth Perez, P.E. 
Florida Registration Number 93227 
Kimley-Horn and Associates, Inc. 

8201 Peters Road, Suite 2200 
Fort Lauderdale, FL 33324 

Registry# 00000696 

 
This item has been digitally 
signed and sealed by Elizabeth 
Perez, P.E. on the date adjacent 
to the seal using a Digital 
Signature. 

Digitally signed by Elizabeth 
Perez 
DN: C=US, 

Elizabeth Perez E=eli.perez@kimley-horn.com, 
CN=Elizabeth Perez 
Date: 2024.11.13 
13:16:03-05'00' 

Printed copies of this document 
are not considered signed and 
sealed and the SHA 
authentication code must be 
verified on any electronic copies. 
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Site Plan 



Exhibit “L” Conceptual Buildout Plan 
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Proposed Tower 
400 (120 units) 

Tower 300 
eliminated 

Conference center 
expansion 
eliminated 

Proposed Tower 
200 (108 units) 



 
 
 
 
 
 
 

 
Attachment B 

Trip Generation Calculations 



AM PEAK HOUR TRIP GENERATION COMPARISON 
 

PREVIOUSLY APPROVED WEEKDAY AM PEAK HOUR TRIP GENERATION 
 
 
 
 
 
 
 
 
 
 
 
 
 

ITE Land Use Code 
310 

Rate or Equation 
Y=0.5*(X)+-7.45 

Total: 

 
 
 

CURRENTLY PROPOSED WEEKDAY AM PEAK HOUR TRIP GENERATION 
 
 
 
 
 
 
 
 
 
 
 
 
 

ITE Land Use Code 
222 

Rate or Equation 
Y=0.22*(X)+18.85 

Total: 

 IN OUT TOTAL 
NET NEW TRIPS -218 -138 -356 

 
 
 
 
 
 
 

  
ITE TRIP GENERATION CHARACTERISTICS 

DIRECTIONAL 
DISTRIBUTION 

BASELINE 
TRIPS 

MULTIMODAL 
REDUCTION 

 
GROSS TRIPS 

INTERNAL 
CAPTURE 

EXTERNAL 
VEHICLE TRIPS 

PASS-BY 
CAPTURE 

NET NEW 
EXTERNAL TRIPS 

 
Land Use 

ITE 
Edition 

ITE 
Code 

 
Scale 

ITE 
Units 

Percent  
In 

 
Out 

 
Total 

 
Percent 

MR 
Trips 

 
In 

 
Out 

 
Total 

 
Percent 

IC 
Trips 

 
In 

 
Out 

 
Total 

 
Percent 

PB 
Trips 

 
In 

 
Out 

 
Total In Out 

 
 
 
 

G 
R 
O 
U 
P 

 
1 

1 Hotel 11 310 938 room 56% 44% 259 203 462 9.3% 43 235 184 419 0.0% 0 235 184 419 0.0% 0 235 184 419 
2                          

3                          

4                          

5                          

6                          

7                          

8                          

9                          

10                          

11                          

12                          

13                          

14                          

15                          

 259 203 462 9.3% 43 235 184 419 0.0% 0 235 184 419 0.0% 0 235 184 419 

 

  
ITE TRIP GENERATION CHARACTERISTICS 

DIRECTIONAL 
DISTRIBUTION 

BASELINE 
TRIPS 

MULTIMODAL 
REDUCTION 

 
GROSS TRIPS 

INTERNAL 
CAPTURE 

EXTERNAL 
VEHICLE TRIPS 

PASS-BY 
CAPTURE 

NET NEW 
EXTERNAL TRIPS 

 
Land Use 

ITE 
Edition 

ITE 
Code 

 
Scale 

ITE 
Units 

Percent  
In 

 
Out 

 
Total 

 
Percent 

MR 
Trips 

 
In 

 
Out 

 
Total 

 
Percent 

IC 
Trips 

 
In 

 
Out 

 
Total 

 
Percent 

PB 
Trips 

 
In 

 
Out 

 
Total In Out 

 
 
 
 

G 
R 
O 
U 
P 

 
2 

1 Multifamily Housing (High-Rise) 11 222 228 du 26% 74% 18 51 69 9.3% 6 17 46 63 0.0% 0 17 46 63 0.0% 0 17 46 63 
2                          

3                          

4                          

5                          

6                          

7                          

8                          

9                          

10                          

11                          

12                          

13                          

14                          

15                          

 18 51 69 8.7% 6 17 46 63 0.0% 0 17 46 63 0.0% 0 17 46 63 
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PM PEAK HOUR TRIP GENERATION COMPARISON 
 

PREVIOUSLY APPROVED WEEKDAY PM PEAK HOUR TRIP GENERATION 
 
 
 
 
 
 
 
 
 
 
 
 
 

ITE Land Use Code 
310 

Rate or Equation 
Y=0.74*(X)+-27.89 

Total: 

 
 
 

CURRENTLY PROPOSED WEEKDAY PM PEAK HOUR TRIP GENERATION 
 
 
 
 
 
 
 
 
 
 
 
 
 

ITE Land Use Code 
222 

Rate or Equation 
Y=0.26*(X)+23.12 

Total: 

 IN OUT TOTAL 
NET NEW TRIPS -56 -71 -127 

 
 
 
 
 
 
 

  
ITE TRIP GENERATION CHARACTERISTICS 

DIRECTIONAL 
DISTRIBUTION 

BASELINE 
TRIPS 

MULTIMODAL 
REDUCTION 

 
GROSS TRIPS 

INTERNAL 
CAPTURE 

EXTERNAL 
VEHICLE TRIPS 

PASS-BY 
CAPTURE 

NET NEW 
EXTERNAL TRIPS 

 
Land Use 

ITE 
Edition 

ITE 
Code 

 
Scale 

ITE 
Units 

Percent  
In 

 
Out 

 
Total 

 
Percent 

MR 
Trips 

 
In 

 
Out 

 
Total 

 
Percent 

IC 
Trips 

 
In 

 
Out 

 
Total 

 
Percent 

PB 
Trips 

 
In 

 
Out 

 
Total In Out 

 
 
 
 

G 
R 
O 
U 
P 

 
1 

1 Hotel 11 310 338 room 51% 49% 113 109 222 9.3% 21 102 99 201 0.0% 0 102 99 201 0.0% 0 102 99 201 
2                          

3                          

4                          

5                          

6                          

7                          

8                          

9                          

10                          

11                          

12                          

13                          

14                          

15                          

 113 109 222 9.5% 21 102 99 201 0.0% 0 102 99 201 0.0% 0 102 99 201 

 

  
ITE TRIP GENERATION CHARACTERISTICS 

DIRECTIONAL 
DISTRIBUTION 

BASELINE 
TRIPS 

MULTIMODAL 
REDUCTION 

 
GROSS TRIPS 

INTERNAL 
CAPTURE 

EXTERNAL 
VEHICLE TRIPS 

PASS-BY 
CAPTURE 

NET NEW 
EXTERNAL TRIPS 

 
Land Use 

ITE 
Edition 

ITE 
Code 

 
Scale 

ITE 
Units 

Percent  
In 

 
Out 

 
Total 

 
Percent 

MR 
Trips 

 
In 

 
Out 

 
Total 

 
Percent 

IC 
Trips 

 
In 

 
Out 

 
Total 

 
Percent 

PB 
Trips 

 
In 

 
Out 

 
Total In Out 

 
 
 
 

G 
R 
O 
U 
P 

 
2 

1 Multifamily Housing (High-Rise) 11 222 228 du 62% 38% 51 31 82 9.3% 8 46 28 74 0.0% 0 46 28 74 0.0% 0 46 28 74 
2                          

3                          

4                          

5                          

6                          

7                          

8                          

9                          

10                          

11                          

12                          

13                          

14                          

15                          

 51 31 82 9.8% 8 46 28 74 0.0% 0 46 28 74 0.0% 0 46 28 74 
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Exhibit “H”   Transit Provider Letter and Transit Routes Map 
 

 

 



39 

 

 



40 

BCT Routes Map 

 

 

 

 

 

 

 

 

Amendment 
Site 
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City of Hallandale Beach Shuttle Route 1 Schedule and Map 
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   X 

 

         

 

  Shell Bay Land Use Plan Amendment 

             Yes        SBBC 3775 2024 

     $2365        Yes 

    6959 

 

 

 5142-26-11-0670 and 5142-26-11-0673 

26     51     42 

                  North     East Hallandale Beach Boulevard  

NE 14th Avenue      Diplomat Parkway 

  17.5 net acres      City of Hallandale Beach  

 

   

Shell Bay Land Trustee, LLC and Maltese Diplomat Owner, LLC      (201) 723-1967 

 

501 Diplomat Parkway   Hallandale Beach         FL            33009

     

     Jeff Katims, AICP 

 

        200 S. Andrews Avenue, Ste 504   Fort Lauderdale         FL  33001 

 

  (954) 372-6767       N/A 

    jeff@completecities.net   

 

 

Commercial Recreation  Commercial Recreation &  

Irregular 12.46 du/ac Residential 



 

    Commercial Recreation    Commercial Recreation  

 

 

 

0 0 

 

0 0 

 

0 0 

 

0 0 

 

0 0        228 

 

0 0     

 

228 

 

        Yes 

 

Hotel and golf club accessory uses  



Exhibit “J” Master Site File Verification 
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Exhibit “K” Citywide Affordable Housing Analysis 
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Exhibit “L” Conceptual Buildout Plan 
 

 

 

Proposed Tower 

400 (120 units) 

Proposed Tower 

200 (108 units) 

Tower 300 

eliminated 

Conference center 

expansion 

eliminated 
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