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REQUEST: Site Plan Level IV Review: 75-Room Hotel with 984 Square Feet of Ancillary Bar with 
Request for Dimensional Modifications to Tower Stepback, Tower Separation, Increase in Floor 
Area Ratio and Request to Pay the Central Beach Parking Facility Fee in the Central Beach 
Regional Activity Center.  

CASE UDP-S23035
PROJECT NAME 42 Hotel

APPLICATION TYPE Site Plan Level IV
APPROVAL LEVEL Planning and Zoning Board Review, City Commission Approval

REQUEST 75-Room Hotel with 984 Square Feet of Ancillary Bar with Request for Dimensional 
Modifications to Tower Stepback, Tower Separation, Increase in Floor Area Ratio 
and Request to Pay the Central Beach Parking Facility Fee in the Central Beach
Regional Activity Center. 

APPLICANT Hariohm Realty, LLC
AGENT Stephanie J. Toothaker, Esq

PROPERTY ADDRESS 3001 Alhambra Street
ABBREVIATED LEGAL 

DESCRIPTION
LAUDER DEL MAR 7-30 B LOT 23,24 BLK 6

ZONING DISTRICT A-1-A Beachfront Area (ABA) District
LAND USE Central Beach Regional Activity Center

COMMISSION DISTRICT 2 – Steven Glassman
NEIGHBORHOOD ASSOCIATION Central Beach Alliance HOA

DIMENSIONAL STANDARDS REQUIRED   PROPOSED   

DENSITY (Hotel room/net acre) None 75 Rooms
LOT SIZE N/A 11,100 Square Feet (0.25 Acres)

BUILDING HEIGHT 200 Feet 200 Feet

BUILDING LENGTH AND WIDTH 200 Feet 85 Feet (West), 45 Feet, 3 Inches 
(South)

FLOOR AREA RATIO (FAR) 4 4.8

OPEN SPACE 20% of the gross lot area 
(20% of 11,100 = 2,200 square feet) 6,081 Square Feet

PARKING 50 Parking Spaces 47 Parking Spaces*
SETBACKS - FRONT (N) 20 Feet 20 Feet

SIDE (E) 20 Feet 20 Feet
SIDE (W) 20 Feet 20 Feet 

REAR (W) 20 Feet 20 Feet
PODIIUM HEIGHT 65 Feet N/A

TOWER STEPBACK 15 Feet 0 Feet*
TOWER SEPARATION 30 Feet Between Tower and Property 

Line
20 feet from tower to property line
(3 to 5 feet balcony encroachment) *

FLOORPLATE SIZE Under 65 Feet (No Maximum)
Above 65 Feet (16,000 Square Feet) 3,843 Square Feet

APPLICABLE ULDR SECTIONS ULDR Section, 47-24.3, Central Beach Districts
ULDR Section, 47-25.2, Adequacy Requirements

NOTIFICATION REQUIREMENTS ULDR, Section 47-27.6, Sign Notice 15 days prior to meeting
ULDR, Section 47-27.4, Public Participation

STATE STATUTE 166.033 
EXPIRATION DATE

180-DAY EXPIRATION DATE EXTENSION DATE
December 27, 2023 Waived

ACTION REQUIRED Recommend Approval, Approval with Conditions, or Denial to the City 
Commission

CASE PLANNER Karlanne Devonish, Acting Urban 
Design and Planning Manager

*Per ULDR Section 47-12 Central Beach Districts, Modification Requests 
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PROJECT DESCRIPTION:
The applicant, Hariohm Realty LLC, is proposing to develop a 15-story boutique hotel with 75 key 
rooms at the property located at 3001 Alhambra Street. The property is located at the northeast 
corner of North Birch Road and Alhambra Street. The subject site has an underlying land use 
designation of Central Beach Regional Activity Center (Beach RAC) and is zoned A-1-A
Beachfront Area (ABA) District. The property is currently occupied with a multifamily residential 
development. A location map is attached as Exhibit 1. The applicant’s narrative responses to 
applicable criteria are provided as Exhibit 2. The Plan Set is provided as Exhibit 3.

PRIOR REVIEWS:
The proposed project was reviewed by the Development Review Committee (DRC) on July 25, 
2023. All comments have been addressed. The DRC comments with applicant’s responses are 
provided as Exhibit 4.   

REVIEW CRITERIA:
The following Unified Land Development Regulations (ULDR) criteria apply to the proposed 
request:

ULDR Section 47-12, Central Beach Districts  
ULDR Section 47-25.2, Adequacy Requirements 

CENTRAL BEACH DISTRICTS:
Pursuant to ULDR Section 47-12.2, Intent and Purpose of Each District, the ABA district is established 
for the purpose of promoting high quality destination resort uses that reflect the desired character 
and quality of the Fort Lauderdale beach and improvements along A-1-A. The district is intended 
as a means of providing incentives for quality development and redevelopment along a segment 
of A-1-A. ULDR Subsection 47-12.5, Central Beach Districts Requirements and Limitations and 
Section 47-12.6, Central Beach Development Permitting and Approval Standards are established 
to ensure that proposed development is consistent with the development standards under the 
provisions of the zoning district in which the development is located. 

The overall project is designed on an 11,100 square-foot lot and complies with the 20-foot setback 
requirements. The parking facility is located underground, creating a pedestrian realm that is 
visually appealing with landscaping, a double-height ground floor and an outdoor garden seating 
area that creates an urban respite at the ground level. The overall building has a combination of 
nautically and tropically inspired elements with round edges and exposed round columns that 
traverse all the floors at the building’s corner. Glass balusters and extensive glazing are provided 
throughout. Circular openings are provided in the slabs from level five to 14 along the west façade 
at the balconies to provide additional natural lighting and ventilation. 

Properties to the north and east are all located within the same zoning district as the proposed 
hotel, to the west is the Intracoastal Overlook Area (IOA) District and to the south is a Planned 
Development District (PDD) District.

The proposed project will be compatible with the surrounding properties which consist primarily of 
existing hotel and multifamily residential uses with structures of varying architectural themes, 
densities, mass, and height and nearby. The proposed project consists of 15 stories in height. With 
the exception of the two-story building to the east, the proposed building is consistent with the 
scale of the surrounding structures with high-rise buildings ranging in height from 11 to 16 stories to 
the west, and 26 stories to the south. 

ULDR Section 47-12.5, Central Beach Districts Requirements and Limitations, contains the 
regulations for the ABA zoning district which includes open space, streetscape design, street 
design, design features, height, and yard setbacks. Projects in the Central Beach districts are 
subject to dimensional and design standards outlined in 47-12.5 and must specifically request any 
site-specific deviation. The applicant has demonstrated compliance with the following design 
standards: 
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Open Space
Twenty percent (20%) of the gross lot area of any development that does not include 
residential uses shall be open space. With 11,100 square feet, the project is required to 
provide 2,200 square feet of open space. The proposed project provides 6,081 square feet 
of open space which consist of a surplus of 3,881 square feet.  

Streetscape Design
The streetscape design for North Birch Road and Alhambra Street includes street trees
placed between the public realm and a new seven-foot-wide clear pedestrian sidewalks. 
The travel lane is proposed at 15 feet on-center. 

Design Compatibility and Community Character Scale
Pursuant to ULDR Section 47-12.5.B, an application seeking deviations from the maximum 
requirements of the floor area ratio (FAR) in the ABA zoning district shall be reviewed in 
accordance with specific criteria of the design and compatibility point system. The design 
compatibility of the proposed development shall be rated in accordance with the following 
design compatibility and community scale criteria. The applicant’s responses to the modifications 
criteria are provided below.  

a. Line parking facility above first floor with habitable space (two (2) points)

Parking is proposed in the basement, eliminating the view of a parking garage above the first 
floor and replacing it with habitable space. +2 points 

b. Provide parking that serves a valid municipal purpose (two (2) points);

Not applicable

c. Implement sustainable practices that include, but are not limited to flood resiliency, 
additional stormwater storage capacity in flood prone areas, solar access to reduce 
demands for cooling and lighting, cool roofs, and green roofs (two (2) points);

The Project incorporates sustainable practices not required by the ULDR,
including an engineered high-performance bioretention system “Filterra”. While it
operates similar to traditional bioretention, its high flow media allows for a reduction
in footprint of up to 95% versus traditional bioretention practices. Its small footprint
also reduces installation and life cycle costs versus traditional bioretention. Filterra can
be configured in many different ways to enhance site aesthetics, integrate with other
Low Impact Development (LID) practices, or increase runoff reduction through
infiltration below or downstream of the system. See ground floor plan (Sheet A-1.3.01) 
and revised Civil Drawings. +2 points

d. Internalize loading zone (two (2) points);

Not applicable

e. Provide twenty (20) percent more open space above the minimum standard outlined in 
Section 47-12.5.C (two (2) points);

The Project provides 6,081 square feet of at-grade open space, which is more than 20% more 
open space above the minimum standard of 2,220 square feet required by Section 47-12.5.C. 
Refer to Sheet A-1.0.03. +2 points

f. Seventy-five (75) percent of the front facade at ground level along a right-of-way is 
dedicated to active uses (two (2) points);
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Seventy-five (75) percent of the front façade at ground level along the right-of-way is 
dedicated to active uses and an accessible garden area. The total frontage active use is 
1,200 square feet (more than 75% of the front façade at ground level). The south face of the 
ground floor has an area of 715 square feet in which 426 square feet is glazing or 60% of active 
use, the southeast corner (288 square feet) and southwest corner (486 square feet). This 
treatment better engages the public realm and creates a visual connection to the East, South 
and West views. Refer to Active Use Diagram on Sheet A-1.0.03. +2 points

g. Provide durable exterior materials such as but not limited to stone, masonry, metal paneling, 
and glass or a combination of, for a minimum of eighty (80) percent of the building facades 
(two (2) points);

The Project incorporates more than 80% exterior durable material at each facade of the 
building such as concrete, stucco, engineered exterior faux wood, glass, durable artificial 
green walls (covered by an outdoor ceiling and not exposed to direct rain or UV light), and 
aluminum. Refer to new sheet A-2.0.07 Durable Material Percentage sheet. +2 points

h. Providing a minimum of four (4) expressive building tower top articulation elements such as, 
but not limited to: sculpted roof forms, terraced upper levels, integrated vertical architectural 
elements, viewing decks at upper levels, and expressive tower top design (two (2) points).

The Project provides a minimum of four expressive building tower articulation elements on the 
roof, including sculptured roof forms, terraced upper levels, integrated vertical architectural 
elements, viewing decks at upper levels, and expressive tower top design. +2 points

Floor area ratio - ABA District. Notwithstanding the floor area ratio limitations of the dimensional 
requirements, a beach development permit may be issued for development that exceeds the 
floor area ratios set out according to the following provisions:

a. An increase in the floor area ratio on any parcel of land proposed for development of twenty 
(20) percent if the proposed development has a rating of at least twelve (12) points on the 
design compatibility and community character scale.

Per the analysis above, the Project satisfies the design compatibility criteria for a 20% increase 
in FAR from 4.0 to 4.8. 

Modifications to Central Beach Zoning Districts Dimensional Requirements
Pursuant to ULDR Section 47-12.6.C, an application seeking modifications to building length and 
width, tower stepback, floorplate size, tower separation, and yards, shall be reviewed in 
accordance with specific criteria. The applicant is requesting deviation for tower stepbacks, tower 
separation and yard as follows:

Modification Tower Stepback
The applicant is requesting a modification to the tower stepback requirement which applies 
to the portion of the building above 65 feet to be stepped-back 15 feet. In this case the 
applicant is proposing a stepback of zero feet for the tower.

Modification of Tower Separation 
The applicant is requesting tower separation modification from the tower to the north and 
east property lines. A 30-foot tower separation from the building property line is required. The 
applicant proposes a 20-foot tower separation with the balconies extending three to five 
feet from the tower.  

The applicant’s responses to the modifications criteria are provided below.
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Modification to Tower Stepback
The stepback requirement may be modified if the applicant demonstrates that compliance with 
the stepback requirement of Section 47-12 is not feasible due to site constraints, such as a small or 
irregularly shaped lot, and that the proposed development plan demonstrates the following
criteria of Section 47-12.6.C.1.b: 

i. Vertical articulation is used to moderate the scale and bulk of buildings; and, 

Given the limitation posed by the 11,100 square-foot lot size, incorporating a traditional 
tower stepback becomes unfeasible. However, in response to this constraint, the Project 
employs innovative design strategies to mitigate the scale and bulk of the tower. Vertical 
articulation techniques are utilized, including variations in floor-to-floor heights and the
implementation of non-uniform horizontal and vertical screening systems. These design 
elements effectively create a visual modulation, offering an alternative solution to the 
traditional tower stepback. By implementing these strategies, the Project maintains a 
balanced and visually appealing composition while working within the constraints imposed 
by the lot size.

ii. The design considers the overall height of the building in respect to the width of the street 
and does not negatively impact light and air passing through to the street; and,

Given the limitation posed by the 11,100 square-foot lot size, incorporating a traditional 
tower stepback becomes unfeasible. However, in response to this constraint, the Project 
considers the overall height of the building in relation to the width of the street by limiting the 
building height to 200’-0”. This consideration ensures that the building’s height does not 
negatively impact the passage of light and air to the street, maintaining a desirable urban 
environment for pedestrian and adjacent properties.

iii. The design of the building shall emphasize corner features and ground-level elements and 
include a double-story height along primary streets to offset the stepback modification; and, 

Given the limitation imposed by the 11,100 square-foot lot size, incorporating a traditional 
tower stepback becomes unfeasible. However, in response to this constraint, the design of 
the building not only emphasizes the corner features and ground level elements with a 
double-story height along North Birch Road and Alhambra Street for visual appeal and 
proportion but also prioritizes a pedestrian level scale. The ground level elements are 
thoughtfully designed to engage pedestrians, with inviting entrances, pedestrian-friendly 
amenities, and vibrant streetscape elements. This approach ensures that despite the lot area 
constraints, the building creates an accessible and welcoming environment at street level, 
enhancing the pedestrian experience and contributing to the overall vitality and liveliness 
of the ABA District. 

iv. Proposed development is harmonized with buildings on neighboring properties by 
maintaining compatibility of scale with neighboring properties.

The proposed building, standing at a height of 200'-0", takes into careful consideration the 
scale and compatibility of the surrounding structures. By referencing the adjacent buildings, 
which range in height from 11-stories (+/- 98') and 16-stories (+/- 194') to the west, 26-stories 
(+/- 320') to the south, and 2-stories (+/- 24') to the east (refer to Sheets A-0.0.06 and A-0.0.07 
for details), the design ensures that the proposed height is harmonious within its existing 
context. This approach not only respects the character and visual balance of the 
surrounding area but also contributes to a cohesive skyline that blends seamlessly with the 
neighboring structures.
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Modification of Tower Separation
The applicant is requesting a modification to the tower separation requirement for the northeast 
façade of the residential building. The ULDR requires a 30-foot tower separation from property line 
and between towers. The applicant has justified the modification request in accordance with 
ULDR Section 4712.6.C.1.d., Modification of Tower Separation. The tower separation requirement 
may be reduced to a minimum of twenty (20) feet subject to the following:

i. The tower portion of the building is designed to maximize the distance and architectural 
differentiation from any nearby tower; and,

The tower is thoughtfully designed to achieve both maximum distance and architectural 
differentiation from nearby towers. While the limitation of the 11,100 square-foot lot size 
makes it unfeasible to incorporate a 30' tower separation from the tower to the north and 
east property lines, a 20' separation, with a maximum 3' balcony projection, is still achieved. 
The tower design manages to create a visually appealing tower through all its spatially and 
materially diverse levels. 

ii. Towers shall be located to ensure the reduced tower separation does not negatively impact 
light and air between the subject towers and maximizes access to views while maintaining 
privacy for the users of each building.

Acknowledging the lot size constraints, the design makes the most of the available area to 
achieve a 20' tower separation to the north and east property lines while ensuring it does 
not negatively impact surrounding buildings. The narrow 3,843 gross square-foot maximum 
floorplate of the tower optimizes the access to natural light, ventilation, and sightlines.

Adequacy Requirements
The adequacy criteria of ULDR Section 47-25.2 are used to evaluate the demand created on 
public services and facilities by a proposed development. Water and wastewater is serviced by 
the City of Fort Lauderdale. A capacity letter dated March 17, 2025, was issued by the City’s 
Public Works Department which identified the plant facilities, pump station and associated 
infrastructure servicing this project and the project’s impact on capacity.  The letter indicates that 
the existing water and sewer infrastructure have the capacity to support the proposed 
development. The water/sewer capacity letter is attached as Exhibit 5.

PARKING AND TRANSPORTATION:
There is no new access openings proposed along North Birch Road and Alhambra Street. 
Vehicular ingress and egress for arrival, drop off, parking garage access, and the loading service 
access is provided off Alhambra Street. According to the applicant, deliveries will be scheduled 
early in the morning or late at night and all loading and trash pickup will be conducted inside the 
property and not in the City right-of-way. Additionally, the parking spaces in the garage will utilize 
parking lifts and will be operated by valet operations. A valet parking agreement with the City 
and property owner will be executed as required by the ULDR.

Pursuant to ULDR Section 47-12.7, Central Beach Parking facility fee, an applicant seeking a beach 
development permit which includes a requirement for the provision of parking may, as an 
alternative to providing all or a portion of the required parking, pay a parking facility fee and may 
provide up to one hundred (100) percent of the total required parking by payment of a fee when: 
(1) the number of parking spaces required in connection with the beach development permit 
does not exceed fifty (50); or (2) the number of parking spaces required in connection with the 
beach development permit added to the number of required parking spaces existing on the 
parcel(s) at the time the application for a beach development permit is submitted does not 
exceed fifty (50). The applicant seeks to pay in lieu of three parking spaces in the amount of 
$137,034 which has been included as a condition of approval.  
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Pursuant to ULDR Section 47-20, Parking and Loading Requirements, the project is required to have 
50 parking spaces and a total of 47 parking spaces are provided; however, the application of the 
pay in lieu of the three parking spaces satisfies the parking requirements required by the ULDR.

Table 1 provides a breakdown of the required and provided parking for the project.  

Table 1 – Parking Data
Use Rooms Parking Ratio Required
Hotel 75 0.67/room 50
Total Required 50 spaces
Total Provided 47 spaces*
*Parking Spaces Paid in Lieu Pursuant to ULDR Section 47-12.7 3

In addition, the applicant has submitted a Trip Generation Analysis dated June 8, 2023, prepared 
by the applicant’s consultant, DC Engineers, Inc., conducted in accordance with the procedures 
and data included in the Institute of Transportation Engineers (ITE) Parking Generation Manual 
(11th Edition).  This publication contains parking data, rates, and equations for various land uses 
based upon research and analysis conducted by transportation professionals. The analysis 
identified the development will produce 389 vehicle trips per day with 30 vehicle trips occurring 
during the AM peak hour (17 entering and 13 exiting) and 28 vehicle trips occurring during the PM 
peak hour (14 entering and 14 existing), which, compared to the existing trip generation will result 
in approximately 29 net new AM peak hour trips and approximately 26 net new PM peak hour 
trips, respectively. Based on the trip generation being less than 1,000 trips, the project does not 
need to complete a comprehensive traffic impact study. The Trip Generation Analysis is provided 
as Exhibit 6.

COMPREHENSIVE PLAN CONSISTENCY:
The proposed use aligns with the City’s Comprehensive Plan Goals, Objectives and Policies, 
including:

The Future Land Use Element
o Goal 2: Uses and densities permitted in the future land use categories are 

established within the City of Fort Lauderdale Land Use Plan. Development 
Regulations as to permitted uses and densities must be in compliance with the 
permitted uses of the City Land Use Plan as shown on the Future Land Map.

Urban Design Element 
o Goal 1: The City of Fort Lauderdale shall promote high-quality and sustainable 

building design elements which complement the public realm.

In addition, the Comprehensive Plan requires that the City track development in the Central 
Beach RAC and monitor the number of residential units and vehicular trips allocated to individual 
projects. As proposed, the project will result in 26 net new PM peak-hour trips. If the proposed 
project is approved, 199 trips will remain in the Central Beach RAC. Table 2 provides a summary 
of the vehicular trips allocated in the Central Beach RAC to date.

Table 2 – Beach RAC Development Tracking Summary

(1) Includes existing 3,050 units as of July 1998, built, approved not yet built, and any pending litigation.
(2) Demolition credits for properties that demolition structures after 1989 and did not receive new 
approvals.

Vehicle Trip Summary
Total Peak Hour Trips Permitted 3,220
Built and Approved Trips (1) 3,071
Demolition Credits (2) 50
Allocation for 42 Hotel 26
Number of Trips Available if Proposed 42 Hotel is Approved 199
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PUBLIC PARTICIPATION: 
The application is subject to the public participation requirements established in ULDR Section 47-
27.4, which applies to projects within three-hundred feet of City-recognized civic associations. To
meet the public participation meeting requirement, the applicant attended the Central Beach 
Alliance (CBA) neighborhood association General Membership meeting on April 17, 2025, to
provide an opportunity for comments from the public. The public participation meeting summary 
and affidavit are provided as Exhibit 7. A letter of support from CBA is attached as Exhibit 8.

This request is also subject to sign notification requirements established in ULDR Section 47-27.4.  
The applicant has installed a total of two signs on the property and has submitted a sign affidavit 
indicating proper sign notification was provided. The affidavit and photographs of the posted 
signs, reflecting the meeting date of May 21, 2025, are provided as Exhibit 9. 

PLANNING & ZONING BOARD REVIEW OPTIONS: 
The Planning and Zoning Board shall consider the application and make a determination based 
on the following criteria:

ULDR Section 47-12, Central Beach District  
ULDR Section 47-25.2, Adequacy Requirements 

If the Planning and Zoning Board determines that the proposed development or use meets the 
standards and requirements of the ULDR and criteria for Site Plan Level IV, the Planning and Zoning 
Board shall forward its recommendation to the City Commission along with the following 
conditions:

CONDITIONS:
1. Prior to issuance of building permit the applicant shall pay the parking in lieu fee of 

$137,034 for three (3) parking spaces ($45,678 per parking space) to the City of Fort 
Lauderdale’s Transportation and Mobility Department.

2. A condition of approval will be included to provide the Phase I archaeological 
survey/monitoring plan; however, the applicant is encouraged to submit the survey as 
soon as possible to avoid delays at the time of building permitting.

3. Provide permanent Sidewalk Easement as appropriate along east side of N. Birch Road 
to accommodate portion of pedestrian clear path that may be located beyond public 
Right-of-Way; show / label delineation in the plans.

4. Provide permanent Sidewalk Easement as appropriate along north side of Alhambra to 
accommodate portion of pedestrian clear path that may be located beyond public 
Right-of-Way; show / label delineation in the plans.

5. Prior to issuance of Certificate of Occupancy, applicant shall coordinate and provide a 
Maintenance Agreement with the City (for property frontage along N Birch Road and 
Alhambra Street). Proposed improvements within adjacent City right-of-way include 
concrete driveway, concrete curb & gutter, drainage pipes and landscaping including 
structural soil and irrigation. Please be advised that applicant will be responsible for 
maintenance of proposed storm drain infrastructure improvements located within 
adjacent City Right-of-Way during a one (1)-year warranty period, until accepted by the 
City's Public Works Department.

If the Planning and Zoning Board determines that the proposed development or use does not 
meet the standards and requirements of the ULDR and criteria for Site Plan Level IV, then the 
Planning and Zoning Board shall recommend denial to the City Commission.
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The applicant has submitted narratives outlining how the project complies with the applicable 
sections of the ULDR as described herein and attached as Exhibit 1, to assist the Board in 
determining if the proposal meets these criteria. 

EXHIBITS:
1. Location Map
2. Application and Narrative Responses to Code Criteria
3. Plan Set
4. July 25, 2023, DRC Comment Report with Applicant’s Responses 
5. March 17, 2025, Water/Sewer Capacity Letter Issued by the City’s Public Works Department
6. June 8, 2023, Trip Generation Analysis, DC Engineering, Inc. 
7. Public Participation Meeting Summary and Affidavit
8. May 8, 2025, Letter of Support by Central Beach Alliance Neighborhood Association
9. Public Sign Notice and Affidavit 
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Development Application Form          Page 1 

DEVELOPMENT SERVICES DEPARTMENT   URBAN DESIGN AND PLANNING DIVISION

DEVELOPMENT APPLICATION FORM 
Application Form: All Applications | Rev. 0 / /2024

INSTRUCTIONS: The following information is required pursuant to the City’s Unified Land Development Regulations (ULDR),
Section 47-24, Development Permits and Procedures, and must be filled out accurately with all applicable sections completed. 
Only complete the sections indicated for application type with N/A for those items not applicable. Refer to “Specifications for 
Plan Submittal” by application type for submittal requirements, which can be found on the City’s website.  

Select the application type and approval level in SECTION  A and complete the sections specified under each type. 

*Application is subject to specific review and approval process.  Levels III and IV are reviewed by Development Review Committee unless otherwise noted.

Applicant/
Property Owner Authorized Agent 

Address Address

City, State, Zip City, State, Zip
Phone Phone
Email Email
Proof of Ownership Authorization Letter

Applicant Signature:
Signature

Agent Signature:
Signature

Address/General Location Existing Use

Folio Number(s) Land Use

Legal Description (Brief)

Zoning District

Proposed   Applications requesting land use amendments and rezonings.

City Commission District Proposed Land Use

Civic Association Proposed Zoning District

  APPLICATION TYPE AND APPROVAL LEVEL   Select the application type from the list below and check the applicable type.

LEVEL I
  ADMINISTRATIVE REVIEW   

COMMITTEE (ADMIN)

LEVEL II
DEVELOPMENT REVIEW
COMMITTEE (DRC)

LEVEL III
PLANNING AND
ZONING BOARD (PZB)

LEVEL IV
CITY
COMMISSION (CC)

New nonresidential less
than 5,000 square feet
Change of use
(if same impact or less than existing

use)

Plat note or Nonvehicular
access line (NVAL)
amendment
Administrative site plan
Amendment to site plan*
Affordable Housing per
§166.04151(7) Fla. Stat.
(Live Local Act)

Property and right-of-way
applications
(MOTs, construction staging)

Parking Agreements
(separate from site plans)

New Nonresidential 5,000
square feet or greater
Residential 5 units or more
Nonresidential use within
100 feet of residential
property
Redevelopment proposals
Change in use
(if greater impact than existing

use)

Development in Regional
Activity Centers (RAC)*
Development in Uptown
Project Area*
Regional Activity Center
Signage
Affordable Housing 10%)

Conditional Use
Parking Reduction
Flex Allocation
Cluster / Zero Lot Line
Modification of Yards*
Waterway Use
Mixed Use Development
Community Residences*
Social Service Residential
Facility (SSRF)
Medical Cannabis
Dispensing Facility*
Community Business
District for uses greater
than 10,000 square feet

Land Use Amendment
Rezoning
Plat
Public Purpose Use
Central Beach
Development of
Significant Impact*
Vacation of Right-of-
Way

City Commission Review
No PZB Review
Vacation of Easement*

COMPLETE SECTIONS
B, C, D, G

COMPLETE SECTIONS
B, C, D, E, F

COMPLETE SECTIONS
B, C, D, E, F

COMPLETE SECTIONS
B, C, D, E, F

MISCELLANEOUS EXTENSION OR
DEFERRAL 

APPEAL PROPERTY AND  
RIGHT-OF-WAY

Affordable Workforce
Housing Tax
Reimbursement
Community Residence
Construction Noise Waiver
Design Review Team (DRT)

Request to defer after an
application is scheduled
for public hearing
Request extension to
previously approved
application
(request must be within original 
approval date timeframe)

Appeal decision by
approving body and De
Novo hearing items

Road Closures
Construction Staging
Plan
Revocable licenses

COMPLETE SECTIONS 
B, C, I

COMPLETE SECTIONS
B, C, H 

COMPLETE SECTIONS
B, C, H 

COMPLETE SECTIONS
B, C, H 

  APPLICANT INFORMATION  If applicant is the business operator, complete the agent column and provide property owner authorization.  

  PARCEL INFORMATION     LAND USE INFORMATION D

B

A

C D

Fort Lauderdale, FL 33301

Stephanie J. Toothaker, Esq., P.A.

Agent: stephanie@toothaker.org

Agent: 954.648.9376

954.648.9376

cc: estefania@toothaker.org

501 SW 2nd Avenue, Suite 1

Fort Lauderdale, FL 33301

HARIOHM REALTY LLC

Agent: 501 SW 2nd Avenue, Suite 1

3001 Alhambra Street

504212100770

See survey

Central Beach Alliance

Mixed Use - Residential, Office

Central Beach RAC

2 - Steven Glassman

ABA

N/A

N/A

Tax Record Provided

Signature Signature
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Development Application Form          Page 2 

DEVELOPMENT SERVICES DEPARTMENT   URBAN DESIGN AND PLANNING DIVISION

DEVELOPMENT APPLICATION FORM

Project Name

Project Description
(Describe in detail)

Estimated Project Cost $    (Estimated total project cost including land costs for all new development applications only)
Waterway Use Traffic Study Required 
Flex Units Redevelopment Units Parking Reduction
Flex Acreage Public Participation 
Residential Uses Non-Residential Uses

Single Family Commercial 
Townhouses Restaurant 

Multifamily Office 
Cluster/Zero Lot Line Industrial 

Other Other  
Total (dwelling units) Total (square feet)

Affordable Housing Units % of AMI
Affordable Unit Mix Efficiency / 

Studio 1- Bedroom 2-Bedroom 3-Bedroom  
or More

  PROJECT DIMENSIONAL STANDARDS   Indicate all required and proposed standards for the project. Circle yes or no where indicated.

Required Per ULDR Proposed
Lot Size (Square feet/acres)
Lot Density (Units/acres)
Lot Width
Building Height (Feet)
Structure Length
Floor Area Ratio (F.A.R)
Lot Coverage
Open Space
Landscape Area
Parking Spaces
SETBACKS (Indicate direction N,S,E,W) Required Per ULDR Proposed

   Front  [_____]
   Side  [_____]

   Corner / Side  [_____]
   Rear  [_____]

For projects in Downtown, Northwest, South Andrews, and Uptown Master Plans to be completed in conjunction with the applicable items above.
Tower Stepback Required Per ULDR Proposed Deviation

   Front / Primary Street  [_____]
   Sides / Secondary Street  [_____]

Building Height
Streetwall Length
Podium Height
Tower Separation 
Tower Floorplate
(square feet)
Residential Unit Size 
(minimum)

Project Name
Proposed Amendment 
Description
(Describe in detail)

Original Approval Proposed Amendment Amended 
Residential Uses 
(dwelling units)
Non-Residential Uses 
(square feet)
Lot Size (Square feet/acres)
Lot Density (Units/acres)
Lot Width
Building Height (Feet)
Structure Length
Floor Area Ratio (F.A.R.)
Lot Coverage
Open Space
Landscape Area
Parking Spaces
Tower Stepback
Building Height
Streetwall Length
Podium Height
Tower Separation 
Tower Floorplate (square feet)
Residential Unit Size 
(minimum)
Does this amendment require a revision to the traffic statement or traffic study completed for the project?
Does this amendment require a revised water sewer capacity letter? 

  PROJECT INFORMATION   Provide project information. Circle yes or no where noted. If item is not applicable, indicate N/A. 

  AMENDED PROJECT INFORMATION Provide approved and proposed amendments for project. Circle yes or no where indicated.

E

F

G

Unit Mix Efficiency / 
Studio 1- Bedroom 2-Bedroom 3-Bedroom  

or More

N/A N/A

42 Hotel

Site Plan Level IV: 15-Story, 75-Room Hotel with Request for Dimensional Modifications for Tower Stepbacks and Tower Separation,
Request for FAR Increase per the Design Compatibility and Community Character Scale Point System, and Payment of the Central Beach Parking 

Facility Fee in Lieu of Three Parking Spaces

N/A

N/A
N/A

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

N/A

N/A N/A

N/A

N/A
200’ or 240’ per ULDR Section 47-12.5.B.

200' max. 
4.0 OR 4.8 per ULDR Section 47-12.5.B.

N/A
20% of 11,100 SF = 2,220 SF total / 40% at-grade = 888 SF

At-grade open space = 888 SF x 25% = 222 SF 
50 parking spaces

20'-0"
20'-0"
20'-0"
20'-0"

N/A

200’ or 240’ per ULDR Section 47-12.5.B.
200' max. 

65'
30’ or modification pursuant to Section 47-12.6.C.

16,000 SF or modification pursuant to Section 47-12.6.C

N/A

N/A

N/A

N/A

North
South
East
West

N/A
N/A

N/A
N/A

75 Hotel Rooms
82,111 GSF

83.69' - 93.89'
15-stories / 200'-0" roof

85'-0" (West) and 45'-3" (South)
4.8 with Design Compatibility Point System

5,019 SF
6,081 SF
1,960 SF 

47 parking spaces

20'-0"
20'-0"
20'-0"
20'-0"

N/A
11,100 SF / 0.25 net acres

15’ or modification pursuant to Section 47-12.6.C.

Not Applicable

Not Applicable
Not Applicable
Not Applicable
Deviation

Not Applicable

Not Applicable

Deviation
15-stories / 200'-0" roof

85’-0” (west), 45’-3” (south)
N/A

North: 20’  tower face to PL; East: 20’ ower face to PL 

3,843 GSF

N/A

N. Birch Road/Alhambra Street: 0’

N/A

No

Yes

Yes

No

N/A N/A N/A N/A
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Development Application Form         Page 3 

DEVELOPMENT SERVICES DEPARTMENT   URBAN DESIGN AND PLANNING DIVISION

DEVELOPMENT APPLICATION FORM

Project Name

Request Description

EXTENSION REQUEST DEFERRAL REQUEST APPEAL REQUEST / DE NOVO HEARING

Approving Body Approving Body Approving Body 

Original Approval Date  Scheduled Meeting Date 30 Days from Meeting 
(Provide Date)

Expiration Date
(Permit Submittal Deadline)

Requested Deferral Date 60 Days from Meeting 
(Provide Date)

Expiration Date
(Permit Issuance Deadline)

Previous Deferrals 
Granted Appeal Request 

Requested Extension 
(No more than 24 months)

Justification Letter 
Provided

Indicate Approving Body 
Appealing  

Code Enforcement  
(Applicant Obtain by Code Compliance Division)

*Note: Deferral requests are subject to a fee per
deferral. See Fee Schedule for amount.

De Novo Hearing Due to 
City Commission Call-Up  

Project Name

Request Description

AFFORDABLE HOUSING TAX REIMBURSEMENT* COMMUNITY RESIDENCE NOISE WAIVER*

As Is Value $ Residence Type DRC Case Number

Date Certification Request Start Date

Completion Value $ Length of Stay Request End Date

Date Number of 
Residents Construction Start Time

Stabilized Value $ Number of 
Live-in Staff Construction End Time

Date Habitable Rooms 
Gross Floor Area

Sunday Construction
Times

Acquisition Value $
DEVELOPMENT REVIEW TEAM (DRT)* 

Complete Section F

Noise Mitigation Plan 
Date of Plan

Date Previous Extension 
Resolution No. (If applicable)

*Application is subject to specific fees based on hourly rate with minimum amount of: DRT $477, Affordable Housing Tax Reimbursement $2,500, Noise Waiver $954

CHECKLIST FOR SUBMITTAL AND COMPLETENESS: The following outlines the necessary items for submittal to ensure the
application is deemed complete. Failure to provide this information will result in your application being deemed incomplete.

Preliminary Development Meeting completed on the following date:

Development Application Form completed with the applicable information including signatures.

Proof of Ownership warranty deed or tax record including corporation documents and SunBiz verification name.

Address Verification Form that includes all parcels within the proposed development.

Project and Unified Land Development Code Narratives project narrative and the applicable ULDR sections and criteria
as described in the specifications for submittal by application type.

Electronic Files, File Naming, and Documents consistent with the applicable specifications for application type,
consistent with the online submittal requirements including file naming convention, plan sets uploaded as single pdf.

Traffic Study or Statement submittal of a traffic study or traffic statement.

Stormwater Calculations signed and sealed by a Florida registered professional engineer consistent with calculations
as described in the specifications for plan submittal for site plan applications.

Water and Wastewater Capacity Request copy of email to Public Works requesting the capacity letter.

OVERVIEW FOR ONLINE SUBMITTAL REQUIREMENTS: Submittals must be conducted through LauderBuild. No hardcopy 
application submittals are accepted.  Below only highlights the important submittal requirements that applicants must follow 
to submit online and be deemed complete.  View all the requirements at LauderBuild Plan Room.     

Uploading Entire Submittal upload all documents at time the application is submitted to prevent delay in processing.

File Naming Convention file names must adhere to the City’s File Naming Convention.

Reduce File Size   plan sets and other large files must be merged or flattened to reduce file size.

Plan Sets   plan sets like site plans, plats, etc. must be submitted as a single pdf file.  Staff will instruct when otherwise.

Document Categories choose the correct document category when uploading.

  EXTENSION, DEFERRAL, APPEAL INFORMATION   Provide information for specific request.  Circle approving body and yes or no.

  MISCELLANEOUS   Provide information on the specific request.

H

I

April 3, 2023
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a.

b.
c.
d.
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PUBLIC WORKS DEPARTMENT
100 N. ANDREWS AVE, FORT LAUDERDALE, FLORIDA 33301

TELEPHONE (954) 828-5772, FAX (954) 828-5074
WWW.FORTLAUDERDALE.GOV
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PUBLIC WORKS DEPARTMENT
100 N. ANDREWS AVE, FORT LAUDERDALE, FLORIDA 33301

TELEPHONE (954) 828-5772, FAX (954) 828-5074
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Figure 3
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Figure 4
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DC ENGINEERS, INC. 

 3001 Alhambra Street - Page 1 

Memorandum 
 
To: Mr. Harsh Patel 
 Kohinoor Realty Group, LLC 
 23 Hayloft Lane 
 Roslyn Heights, NY 11577 
 
From: J. Suzanne Danielsen, P.E. 
 
Date: June 8, 2023 
 
Re: 3001 Alhambra Street - Fort Lauderdale, Florida 
 Trip Generation Statement 
 
As requested, Danielsen Consulting Engineers, Inc. (DC Engineers, Inc.) has prepared this trip generation 
statement specific to development of 75 hotel rooms and 820 square feet of ancillary restaurant space at 
3001 Alhambra Street (along the north side of Alhambra Street east of N. Birch Road) within municipal 
limits of the City of Fort Lauderdale. Figure 1 shows the location of the project site. 

 
TRIP GENERATION ANALYSIS 

The project site is currently occupied by three (3) multifamily residential units according to the Broward 
County Property Appraisers website (bcpa.net). A surface parking lot occupies the property to the north 
and the two (2)-story Drift hotel is adjacent to the east property line. Vehicular access is proposed at one 
(1) location along Alhambra Street and two (2) locations along N. Birch Road. A site plan is included as 
Attachment A.  
 
Trip Generation 
A trip generation analysis has been completed for the proposed hotel. The analysis was performed using 
rates and formulae published in the Institute of Transportation Engineer's (ITE) report Trip Generation 
(11th Edition). The trip generation analysis was undertaken for daily, AM peak hour, and PM peak hour 
conditions. According to the referenced ITE report, the most appropriate land use category and 
corresponding rates for the proposed development are as follows:   
 

 Hotel – ITE Land Use #310 
o Weekday:  T = 10.84(X) – 423.51 

where T = number of trips and X = rooms 
 

o AM Peak Hour: T = 0.50(X) – 7.45 (56% in / 44% out) 
o PM Peak Hour: T = 0.74(X) – 27.89 (51% in / 49% out) 

 
The results of this effort are documented in report Table 2 'Trip Generation Summary Proposed Uses', 
attached. As shown in Table 2, the proposed hotel rooms are expected to produce 389 vehicle trips per 
day (vpd) with 30 vehicle trips occurring during the AM peak hour (17 entering and 13 exiting) and 28 
vehicle trips occurring during the PM peak hour (14 entering and 14 exiting).  
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