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3000 Alhambra – Case No. PDD19001 

 

 
June 21, 2019 
Revised October 2, 2019 
Revised April 10, 2020 
Revised June 5, 2020 
Revised July 17, 2020 
 
VIA ELECTRONIC SUBMISSION 
DEVELOPMENT REVIEW COMMITTEE 
DEPARTMENT OF SUSTAINABLE DEVELOPMENT 
URBAN DESIGN & PLANNING DIVISION 
CITY OF FORT LAUDERDALE 
700 N.W. 19TH AVE 
FORT LAUDERDALE, FL  
 
 
 Re: 3000 Alhambra Street, Fort Lauderdale –  
  Planned Development District (“PDD”)   
 
 
Dear Development Review Committee:  
 
I represent KT Seabreeze Atlantic, LP, (the “Applicant”) as owner of the real property located at 3000 
Alhambra Street, Fort Lauderdale, FL 33304 (the “Property”).  KT Seabreeze submitted to the City’s 
Development Review Committee (“DRC”) a Site Plan Level IV application on March 23, 2018 (Case 
Number R18025). In response to the site context, Applicant now respectfully submits a Planned 
Development District (“PDD”) application to construct a 26-story, 215-unit residential structure with 
ground floor commercial uses and dedicated public parking within the Central Beach District. 

1. PROPERTY DESCRIPTION AND HISTORY 
 
The Property is located east of the Intracoastal Waterway between Alhambra Street to the north and 
Sebastian Street to the south.  The Property is comprised of the following parcels: Folio Nos. 5042-12-10-
0450; 5042-12-10-0460; 5042-12-10-0470; 5042-12-10-0490; 5042-12-10-0510; 5042-12-10-0520; 5042-
12-10-0520; 5042-12-10-0550; 5042-12-10-0560; 5042-12-10-0440. The combined parcels are roughly 
2.27 acres (98,858 square feet) and under unified control of KT Seabreeze Atlantic, LP. The site is currently 
occupied by the Sebastian Parking Lot, within walking proximity to the beach and the Intracoastal 
Waterway. The Property is currently zoned A-1-A Beachfront Area (“ABA”) District with an underlying 
land use designation of Central Beach Regional Activity Center (“Central Beach RAC”).   
 
The Sebastian Property was acquired by the Applicant in 2017 by way of a Land Swap and Development 
Agreement (“Land Swap Agreement”) between the City of Fort Lauderdale (“City”) and the Applicant. 
Concurrent with entering into the Land Swap Agreement, Applicant entered into a Declaration of 
Restrictive Covenant regarding the Sebastian Property (the “Declaration”), as recorded on September 6, 
2017 under Instrument #114601921 of the Public Records of Broward County. The Applicant agreed to 
permit the continued use of the Sebastian Property by the City for public parking purposes, with the City 
retaining all revenues associated with the public parking operations and being responsible for the cost and  
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expense of operating and maintaining the parking meter system and public parking spaces. The Applicant 
committed at its own cost to replace and build the existing 77 public parking spaces, 43 semi-public Casa 
Blanca parking spaces, and 5 associated handicapped spaces. If Casa Blanca elects not to lease all or any 
portion of the 43 semi-public Casa Blanca parking spaces, those spaces are made available for use by the 
City on a first refusal basis. The City determined that the additional public parking spaces provided by the 
Applicant serves a valid public purpose and provides a public benefit.  

Subsequent to closing on the Sebastian Property, the Applicant acquired additional property which is 
located within the same block of the Lauder Del Mar Plat (Plat Book 7, Page 30) and commonly known as 
the Maynard Condominium (the “Maynard Property”). As a result of the Applicant acquiring the Maynard 
Property and the City’s finding that the public parking spaces constitutes a valid public purpose, the City 
approved an amendment to the Declaration on December 18, 2018 to add the Maynard Property to further 
effectuate the terms and conditions of the Declaration and reserve 141 trips to the Property. The reservation 
of trips will remain in effect for 5 years from the effective date of the agreement and may only be extended 
by the City Commission at its sole discretion.  
 
Applicant submitted to the City’s DRC a Site Plan Level IV application on March 23, 2018 (Case Number 
R18025) for an 18-story, 310-unit structure. Applicant tabled the site plan application from the Planning 
and Zoning Board agenda to work with City Staff and the community to enhance the proposed 
development’s neighborhood compatibility with particular attention to building massing and orientation, 
lot coverage, and density. Applicant now proposes a PDD approach to achieve a more compatible site 
design where not possible by strictly following the ABA zoning regulations. 
 

2. 3000 ALHAMBRA - PDD PROJECT DESCRIPTION 
 

3000 Alhambra is intended to redevelop the existing surface parking lot into a dynamic, mixed use and 
pedestrian oriented development comprised of luxury condominium residences and ground level 
commercial uses in a gateway location to the south Central Beach area at the convergence of Seabreeze and 
A1A. 3000 Alhambra is split into two slender 26-story towers connected by an activated residential amenity 
deck level. In contrast to the existing developments in the Central Beach area with volumes that extend the 
entire block, 3000 Alhambra consists of two separate volumes to not create a single, monolithic mass. The 
separation between the two towers is approximately 68’-7”. 

With the towers going up to 26-stories/299’-6” tall, the Project can now satisfy the program with less 
imposing building forms to allow light and air to filter through the space in between the towers and the 
surrounding properties. The northeast tower contains108 dwelling units with a ground floor lobby and 5,150 
square feet of retail use. The southwest tower contains 107 dwelling units with ground floor residential 
amenities.  

The podium is setback approximately 20’-0” from A1A (east) and Alhambra Street (north), 20.6’ from 
Birch Road (west), and 21.3’from Sebastian Street (south). The towers are setback considerably more along 
all frontages.  The towers are strategically positioned at the northeast and southwest areas of the site to 
provide a better relationship to the linear lot configuration and minimize impacts on adjacent sites.  
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Critical to the experience and identity of the Central Beach environment are the view corridors, pedestrian 
experience, and pedestrian connectivity between the surrounding neighborhood, Intercoastal, and Ocean, 
of which 3000 Alhambra intends to preserve or enhance to the greatest extent.  

3000 Alhambra is located in an area that transitions from the denser core of the Central Beach Entertainment 
Area to the less dense North Beach neighborhood area. The proposed building design reflects this transition 
with a scale respective of the existing neighborhood fabric. The PDD approach was selected to achieve a 
more compatible design where not possible by strictly following the underlying ABA zoning regulations, 
with a focus on the relationship of the proposed building to neighboring properties, streets, and pedestrian 
spaces to replace the existing asphalt surface parking.  

3000 Alhambra is reproportioned to be more compatible than what is feasible by the underlying ABA 
zoning. To achieve the tower floorplate reduction from the original Site Plan Level IV, a height above the 
underlying zoning district limitations is proposed. Where underlying prescriptive ABA zoning would 
regulate the maximum building height to 200’ or 240’, potentially creating incompatible massing 
relationships with the existing community, Applicant proposes two slender towers at approximately 299’-
6” with reduced floorplates to allow light and air to filter through the space in between the towers and the 
surrounding properties and preserve view corridors to the greatest extent. This is further enhanced by the 
68’-7” separation between the buildings.  

In addition to the height relief, Applicant is requesting a relief from the maximum building length and FAR. 
Although the east-west podium overall building length is greater than that permitted in the ABA district, 
the podium is carved with a generous north-south high arrival paseo bisecting the building envelope, thus 
allowing continuity of the view corridor and reducing the building scale and massing. The podium is further 
treated with extensive glazing, stone cladding, and architectural screening, and the ground level is lined 
with commercial and residential amenity uses. The increased FAR also allows for the increased tower 
height in order to improve the surrounding view corridors, as inherently there is greater efficiency in vertical 
circulation cores by providing a greater number of compact floor plates as opposed to a reduced number of 
expansive floor plates. 

3000 Alhambra is proposed to provide a lively pedestrian realm along the perimeter of the oceanside 
property. As depicted on the Site Plan, the ground level is designed with 15,690 square feet of public 
improvements within the ROW and 48,451 square feet of open space within the Property, which results in 
increased landscaping, new pedestrian pocket parks and plazas, new paving designs, and widened sidewalks 
along Alhambra, Birch, Sebastian, and Seabreeze to improve the pedestrian experience around the Project’s 
site for the surrounding community. The activated ground level also incorporates a dining experience along 
the double height colonnades. An additional 49,586 square feet of open space is provided on the amenity 
deck level.  The Project also proposes an off-site public improvement to enhance the 14,254 square feet 
triangular parcel between Seabreeze Boulevard and A1A, programming the open space with public realm 
elements that create a unique sense of place and function as a gateway to the beach.  

3000 Alhambra is intended to reinforce pedestrian connections surrounding the site. 3000 Alhambra 
accommodates a total of 497 parking spaces, of which there are  120 total public/semi-public spaces within 
the lowest level of the garage with a public elevator access point centrally located along A1A to allow 
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beachgoers to access the north or south existing crosswalks across A1A to the beachfront. There are 5 
existing accessible spaces on the off-site triangular parcel that will remain. The ground level is prioritized 
to be programmed with high-quality open space for the Mid Beach community and beach goers. A public 
bike storage facility has been planned on the north portion of the site centrally located along Alhambra 
Street next to the public parking garage entrance. The public parking vehicular access and service loading 
area are provided on Alhambra Street, as opposed to along Birch Road which was proposed in the original 
Site Plan Level IV. The Project proposes widened sidewalks around the entirety of the site to provide for 
improved pedestrian and bicyclist enjoyment. Applicant also proposes adding a crosswalk across Birch 
Road (along Sebastian Street) to promote a multimodal connection to A1A, subject to governmental 
approval. 

Please refer to Sheet CO – Application Requirements which provides a comparison table between the 
applicable ULDR development standard requirements and the proposed PDD standards, identifying the 
specific deviation requests as part of the 3000 Alhambra PDD, as well as the summary of the innovative 
design aspects, compliance with PDD intent and purpose, and associated public improvements.  

Please also refer to the Public Improvement Narrative and Sheet X2 - Public Improvement Exhibit for 
a summary of the proposed public improvements included in this PDD rezoning request.  

3. UNIFIED LAND DEVELOPMENT REGULATIONS ANALYSIS 
 
In terms of the development review, the Property and the proposed development are subject to the following 
sections of the ULDR, unless otherwise noted: 
 

Section 3.1  PDD Intent and Purpose (Sec. 47-37A.1) 
Section 3.2  Conditions for PDD Rezoning (Sec. 47-37A.3) 
Section 3.3  Uses Permitted (Sec. 47-37A.4) 
Section 3.4  Application Public Outreach (Sec. 47-37A.5) 
Section 3.5  Application Requirements (Sec. 47-37A.6) 
Section 3.6  Performance Standards (Sec. 47-37A.7) 
Section 3.7  PDD Criteria and Limitations (Sec. 47-37A.8)  
Section 3.8  PDD Public Improvement Examples (Sec. 47-37A.9) 
Section 3.9  Review Process (Sec. 47-37A.10) 
Section 3.10  Rezoning Criteria (Sec. 47-24.4.D) 
Section 3.11  Building Permits (Sec. 47-37A.11) 
Section 3.12  Flexibility Units (Sec. 47-37A.12) 
Section 3.13  Agreements (Sec. 47-37A.13) 
Section 3.14  Effect of PDD Zoning (Sec. 47-37A.14)  
Section 3.15  Amendments to Approved PDD Development Plans (Sec. 47-37A.15) 
Section 3.16  Expiration and Extension (Sec. 47-37A.16) 
Section 3.17  Central Beach District Requirements (Sec. 47-12.4) 
Section 3.18  Central Beach Development Permitting and Approval (Sec. 47-12.6) 
Section 3.19  Central Beach Area Trip Designation Regulations (Sec. 47-12.8) 
Section 3.20  Beach Shadow Restrictions (Sec. 47-23.6) 
Section 3.21  Parking and Loading Requirements (Sec. 47-20) 
Section 3.22  Landscape and Tree Preservation (Sec. 47-21) 
Section 3.23  Adequacy Requirements (Sec. 47-25.2) 
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Section 3.24  Neighborhood Compatibility Requirements (Sec. 47-25.3) 
 

An analysis addressing each of the pertinent land use and zoning regulations is below. 
 

Section 3.1 PDD Intent and Purpose (Sec. 47-37A.1) 
 
The Planned Development (“PDD”) zoning district is intended to foster, encourage and provide for 
development incorporating urban design principles and elements that are not otherwise permitted under 
the Unified Land Development Regulations zoning districts and development standards. The PDD Planning 
elements shall include the following: 
 

A. Promotion of development that: 
 
(1) Demonstrates substantial, significant, and recognizable improvements to the neighboring 

community and city in general; 
 
3000 Alhambra demonstrates substantial, significant, and recognizable improvements to 
the neighboring community and the City by replacing an asphalt surface parking lot with 
a dynamic mixed-use and pedestrian oriented development. These elements are consistent 
with the vision articulated in the Central Beach Masterplan. 

Please refer to Section 2 – 3000 Alhambra PDD Project Description, Sheet CO – 
Application Requirements, Sheet X2 – Public Improvements Exhibit, and the Public 
Improvement Narrative for additional information.   

(2) Uses land resources more efficiently through compact building forms, infill development, and 
street design standards that encourage safety, sustainability, and multi-modal connectivity; 
and  
 
3000 Alhambra uses land resources more efficiently through compact building forms that 
minimize the proposed building footprints to accommodate greater pedestrian circulation 
and other multimodal amenities, including a public bicycle storage area. The proposed 
development will also expand the tree canopy and provide generous landscaping.  The 
development also incorporates the use of Low E and Turtle Safe glass, LED light fixtures 
and use of occupancy sensors for lighting control, and electric vehicle car charging 
stations. 
 
Please refer to Section 2 – 3000 Alhambra PDD Project Description, Sheet CO – 
Application Requirements, Sheet X2 – Public Improvements Exhibit, and the Public 
Improvement Narrative for additional information.   

 
(3) Promotes the best possible built environment based upon urban design principles resulting in 

high-quality urban development;  
 
3000 Alhambra incorporates urban design principles which consider both the urban and 
pedestrian scale and contribute to a high-quality urban development. 3000 Alhambra 
proposes significantly less floorplate coverage than permitted by the underlying ABA 
zoning. To achieve the reduction from the original Site Plan Level IV, a height and FAR 
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above the underlying zoning district limitations is proposed. The architectural and urban 
design solutions described herein maintain view corridors to the greatest extent and 
revitalize the experience and connection to the beach. The mix of residential and 
commercial uses proposed will contribute to greater streetscape interaction and appeal 
to a varied mix of users, including visitors and locals.  
 
Please refer to Section 2 – 3000 Alhambra PDD Project Description, Sheet CO – 
Application Requirements, Sheet X2 – Public Improvements Exhibit, and the Public 
Improvement Narrative for additional information.   

 
B. The standards and procedures provided in these district regulations are intended to: 

 
(1) Promote flexibility of design and permit diversification and integration of uses with a focus on 

the relationship of proposed buildings to neighboring properties, streets, and public spaces 
including massing, scale, façade treatment and articulation, with a particular focus on ground 
floor activity and the appropriate placement of pedestrian and vehicular entrances, parking 
and service that limit pedestrian and vehicular conflicts and create an exceptional urban 
environment, while concurrently establishing limitations and conditions as deemed necessary 
to be consistent with the City's Comprehensive Plan and to protect the health, safety and 
general welfare of the public; 
 
3000 Alhambra proposes a balanced and appropriate distribution of building massing, 
scale, height and programmatic function to enhance neighborhood compatibility. Where 
underlying prescriptive ABA zoning would regulate the maximum building height to 200’ 
or 240’, potentially creating incompatible massing relationships with the existing 
community, Applicant proposes two slender towers at approximately 299’-6”. The more 
slender and properly oriented and located towers reduce negative impacts on the 
surrounding neighborhood and provide more access to light, air and views for those most 
immediate structure compared to the original Site Plan Level IV site plan.  3000 
Alhambra will create extensive pedestrian walks and plazas on the ground level. To 
mitigate vehicular and pedestrian conflicts, the public parking vehicular access is 
provided on the northwest area of the site along Alhambra Street, and the private 
residential parking vehicular access is provided along Sebastian Street.  
 
Please refer to Section 2 – 3000 Alhambra PDD Project Description, Sheet CO – 
Application Requirements, Sheet X2 – Public Improvements Exhibit, and the Public 
Improvement Narrative for additional information.   
 

(2) Encourage and enhance neighborhood and community participation at the earliest pre-design 
opportunity and throughout the review process to minimize discord among the applicant and 
the affected neighborhood(s) and community; and 
 
Acknowledged. Applicant has conducted extensive community outreach. Applicant met 
with the Central Beach Alliance Board and General Membership on May 9, 2019 and 
May 16, 2019, respectively. Applicant also held a meeting with property owners within a 
¼ mile radius from the project on June 20, 2019 prior to the submission of the PDD 
Application. Applicant most recently held a Post-DRC Public Participation Community 
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Meeting on October 14, 2019 and is scheduled to hold a final Public Participation Meeting 
with property owners within 300 feet and the Central Beach Alliance. 
 

(3) Assure that adequate attention is given to the review process and the PDD limitations, in order 
to serve the specific purposes set forth herein and ensure that the PDD intent and purpose is 
met and benefits derived are balanced by the benefits to be derived by the neighborhood(s) and 
community. 
 
The review process to date, including a Development Review Committee (“DRC”) 
meeting, several follow-up meetings with City staff, and numerous community outreach 
meetings with neighbors continues to ensure that the PDD intent and purpose is 
considered and achieved. 

 
Section 3.2 Conditions for PDD Rezoning (Sec.47-37A.3) 
 
In addition to the criteria provided in Sec. 47-24.4.D of the ULDR for a rezoning approval, the following 
conditions shall apply: 
 

A. Minimum area for a PDD zoning district. The minimum land area required for an application to 
an a PDD district shall be two (2) acres, with the exception of land designated as Regional Activity 
Center which shall be a minimum of one-half (1 /2) acre. The minimum area of two (2) acres may 
be reduced upon a finding of substantial public benefit or similar benefit over and above the 
application of the ULDR; No right-of-way vacations shall be considered, for the purpose of 
calculating the minimum two (2) acre requirement unless acceptable and like alternate pedestrian 
and/or multi-modal access is provided.  

 

The restrictive covenants applicable to those portions of the lands set aside to achieve such benefits, 
which are not dedicated to the public, shall be subject to the provisions of subsection 47-37A.12 
and any such agreement contemplated therein shall be recorded in the public records and be 
binding on the lands of the PDD development, and the obligation therein provided, if any, shall be 
fully insured by a bond or other means. The minimum area requirements contained in this section 
shall not apply to any PDD application pertaining to lands located within the Northwest 
Community Redevelopment Area. 
 
The total site area is approximately 2.27 acres (98,858 square feet). The off-site public 
improvement triangular parcel is not included in this site area calculation. 
 

B. Consistency with the goals and objectives of plans adopted for the City's Regional Activity Centers. 
For properties located in the City's Regional Activity Centers, the proposed development shall be 
consistent with the principles and guidelines of the respective existing and future master plans. 
 
3000 Alhambra is located in the Central Beach RAC. Applicant meets the intent of the Beach 
Community Redevelopment Plan, Modified and Restated on May 16, 2017 and the Central 
Beach Master Plan, November 30, 2009.   

3000 Alhambra meets the goals of the Beach Community Redevelopment Plan, including the 
following elements: (1) enhancing the resort image of Fort Lauderdale Beach; (2) making 
Fort Lauderdale Beach an integral part of the City for use by local residents by dedicating 
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120 public parking garage spaces and 5 accessible public parking spaces pursuant to the Land 
Swap Agreement and supporting an active pedestrian environment through the provision of 
48,451 square feet of public open space within the Property, 15,690 square feet of 
improvements with the ROW, and 14,254 square feet of public open space on the off-site 
triangular parcel; and (3) overall enhancing a positive visual and physical environment for 
the Central Beach area. As described in detail in Section 2. 3000 Alhambra PDD Project 
Description, Applicant has substantially complied with the design guidelines contained in the 
Central Beach Master Plan to create a mixed-use development that is compatible in scale and 
massing and creates a pedestrian oriented experience.  

C. Configuration of the PDD zoning district. The tracts of land which comprise the PDD zoning 
district shall be abutting, with the exception of intervening minor streets or alleys. 
 
The tracts of land comprising 3000 Alhambra are abutting. The triangular parcel between 
Seabreeze Boulevard and A1A is an off-site improvement that is not within the proposed 
project limits.  
 

D. Entire tract under unified control. An applicant must be the owner or owner's agent of the property 
with fee simple title. 
 
The Property is under unified control of KT Seabreeze Atlantic, LP. 

 
Section 3.3 Uses Permitted (Sec. 47-37A.4) 
 

The uses permitted and combination thereof within the PDD district, shall be established at the time of 
rezoning to PDD and shall be consistent with the City's Comprehensive Plan. 

3000 Alhambra proposes residential and commercial uses, which are consistent with the City’s 
Comprehensive Plan, including the underlying Central Beach RAC land use designation. The table 
below more specifically provides the proposed permitted uses for the PDD: 
 
 

Permitted Uses 
1. Residential Uses 

a. Multifamily Dwelling 
2. Commercial Uses 

a. Restaurants  
b. Outdoor Dining Areas 
c. Retail Sales 

3. Parking Garage 
 
Section 3.4 Application Public Outreach (Sec.47-37A.5) 
 
Prior to the filing of an application, the applicant shall provide an opportunity for input from the 
property owners of the community as follows: 
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A. Notice. Such notice shall clearly state that the purpose of the meeting is to introduce the proposed 
development concept for initial public input. 
 
Applicant mailed a Public Outreach Meeting notice to the community informing them of the 
date, time, and location of the initial Public Outreach Meeting on June 20, 2019 to view the 
proposed development concept for initial public input. Please refer to the Public Outreach 
Meeting notice provided to property owners within a ¼ mile radius from the Project.  

B. Procedure. At such public meeting, the intended applicant shall introduce the development concept, 
including a written executive summary explaining in general how the proposed development meets 
the required conditions and criteria for PDD pursuant to ULDR. After such presentation, members 
of the public shall be given an opportunity to comment. 
 
At the Public Outreach Meeting on June 20, 2019, 3000 Alhambra presented the development 
concept to the community and provided a written executive summary. Please refer to the 3000 
Alhambra Executive Summary provided to the community and the Public Outreach Meeting 
Summary Minutes from the June 20, 2019 presentation.  
 

C. Public Participation. A PDD Application is subject to Public Participation requirements pursuant 
to Section 47-27.4. 
 
Acknowledged and will comply.  
 

D. Development Review Committee (DRC) Meeting. Applicant shall conduct a community public 
meeting after the application has been evaluated at a DRC meeting. 
 
Applicant held a Post-DRC Public Participation Community Meeting on October 14, 2019 
with property owners within a ¼ mile radius of the proposed development. Applicant is also 
scheduled to present at the Central Beach Alliance’s General Membership meeting.  

 

Section 3.5 Application Requirements (Sec.47-37A.6) 
 
In addition to the application requirements for a rezoning and a site plan level IV permit in accordance 
with 47-24.2. and 47-24.4., the following shall be submitted as a part of an application for PDD: 
 

A. A PDD written narrative describing the proposed PDD, which includes: 
 
(1) The general design concept for the PDD including, but not limited to, the proposed site design, 

how it integrates and relates to the proposed uses, context and existing development in the 
surrounding community; 
 
3000 Alhambra’s design concepts, including its site and building design principles and 
integration with surrounding uses, context, and existing development in the surrounding 
community, are discussed in detail in Section 2. 3000 Alhambra PDD Project Description 
above and are also summarized on Sheet CO – Application Requirements.  
 

CAM #20-0586 
Exhibit 3 

Page 20 of 58



3000 Alhambra – Case No. PDD19001 
Page 10 of 27 

Please also refer to the Public Improvement Narrative and Sheet X2 – Public 
Improvement Exhibit for additional information.  
 

(2) Description of the innovative design aspects of the proposed PDD and how the proposed 
development complies with the intent and purpose of the PDD district described in Subsection 
47-37A.1.; and 
 
The innovative design aspects of the proposed PDD and how the proposed development 
complies with the intent and purpose of the PDD district described in Subsection 47-37A.1 
are discussed in detail in Section 2. 3000 Alhambra PDD Project Description above and 
summarized on Sheet CO – Application Requirements.  

Please also refer to the Public Improvement Narrative and Sheet X2 – Public 
Improvement Exhibit for additional information.  

(3) Identification of those aspects of the PDD that are not in compliance with the current zoning 
requirements, and why the proposal presents a better overall project describing said benefits, 
and proposed PDD's innovative characteristics. 
 
The aspects of the proposed PDD that are not in compliance with the current ABA zoning 
requirements and the associated benefits of the proposed PDD’s innovative 
characteristics and public improvements are discussed in detail in Section 2. 3000 
Alhambra PDD Project Description above and are also summarized on Sheet CO – 
Application Requirements.  

Please also refer to the Public Improvement Narrative and Sheet X2 – Public 
Improvement Exhibit for additional information.  

B. A context plan of the surrounding land area, inclusive of right-of-ways, waterways and other public 
spaces, indicating proposed development and outline of all nearby properties with structures 
outlined, uses and approximate heights labeled (in floors), including existing setbacks, drive isle(s), 
and sidewalk(s) dimensions 
 
See Sheet A0.01. 
 

C. Number and type of dwelling units, and square footage of all proposed uses and buildings on site, 
including dwelling unit per net acre calculations. 
The proposed development includes 215 units. The units are comprised of 2, 3, and 4-bedroom 
units. The resultant density is 95 units per acre.  Please refer to the table below which contains 
the total building square footages of all proposed uses on the site: 
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D. A description of how the proposed PDD meets adequacy requirements as provided in Section 47-

25.2. 
 
The adequacy requirements are addressed in Section 3.23 Adequacy Requirements below.   
 

E. A description of the proposed phasing of construction of the PDD, if applicable, identifying the 
general schedule and specific improvements associated with each phase, the estimated start date, 
an estimated completion date, and shall be in accordance with the provisions for site plan 
expiration as provided in Section 47-24.1.M. The completion of all public improvements must be 
secured by a bond to be provided by the applicant, including a demolition bond to permit any 
unfinished phase to be demolished by the city. 
 
Applicant is not proposing phased construction of the PDD.  

F. Aerial oblique perspectives of the project in context with adjacent properties and surroundings 
from opposing views, showing clear and accurate three-dimensional views in context with the 
surrounding area, and indicating building outlines. 
 
See Sheets A8.09-A8.12 
 

Section 3.6 Performance Standards (Sec.47-37A.7) 
 

A. The permitted principal and accessory uses, height, bulk, shadow, open space, yards, setbacks, 
separation between buildings, floor area ratio, density, design concept and standards, signs, 
landscaping, parking bufferyards, fences and all other development standards for the PDD shall 
be as established by ordinance approving an PDD based on the criteria provided in this Section 
47-37A. 
 
Acknowledged.  

 
B. Parking. Off-street parking requirements provided in Section 47-20.2, may be reduced for any use 

proposed in the PDD subject to the criteria provided in Section 47-20.3.A.5, Reductions and 
Exemptions criteria.  
 
All parking reductions to be granted must be based on an identifiable plan to mitigate all negative 
impacts which may be associated with such reduction. Parking requirements shall be project-
driven and may be reduced proportionally to the degree that shared uses, pedestrian connections, 
and other modes of transportation provide alternatives to vehicular trips. 

 
Pursuant to Section 47-37A.7.B, Applicant is requesting reduced parking with this PDD 
request.  

 
C. Areas proposed for common ownership shall be subject to the required unified control document 

to be recorded in the public records of Broward County. Restrictive covenants, required easements, 
dedication of public open space shall be recorded in the public records of Broward County.  
 
Acknowledged.  
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D. Development agreement shall provide for maintenance and other issues with bond assurances. 

 
Acknowledged.  

 

Section 3.7 PDD Criteria and Limitations (Sec.47-37A.8) 
 
In addition to the criteria outlined herein, the following additional development criteria shall apply: 
 

A. Land uses within the development shall be appropriate in their proposed location, compatible with 
their relationship to each other, and with uses and activities on abutting and nearby properties; 
and 
 
The proposed residential and commercial uses are compatible with the surrounding Central 
Beach Regional Activity Center designated properties in the ABA and IOA zoning districts 
and supported by the City’s Comprehensive Plan, Beach Community Redevelopment Plan, 
and Central Beach Master Plan.  

 
B. While a mix of uses is encouraged, uses that create an inherent negative impact, such as excessive 

noise, odors, pollution, dust, or similar effects on adjacent uses shall be avoided. Generally, 
residential, office, hotel, restaurant, retail and other community-serving uses provide opportunities 
for successful combinations that help to create a vibrant and dynamic living environment with a 
variety of destinations offering goods and services in close proximity; and 
 
3000 Alhambra proposes upper level residential and ground level commercial and residential 
amenity uses which will transform the existing surface parking lot into a dynamic 
environment for living, working, and entertaining in the Central Beach area. Applicant will 
mitigate any negative impacts, such as excessive noise, odors, pollution, dust, or similar effects 
on adjacent uses.  

 
C. Where a proposed use is of larger scale and mass than existing adjacent uses, the design of the 

structure shall place significant consideration to transition, architectural articulation, superior 
lining with habitable space and screening of parking garage structures; effective transition 
between higher and lower density uses; or allow incompatible adjacent land uses to be developed 
in a manner that is not possible using a conventional zoning approach; and 
 
3000 Alhambra places significant consideration to the scale, building heights, placement, 
massing, and circulation to support a physically compatible community from both the urban 
and pedestrian realm standpoints. Where underlying prescriptive ABA zoning would 
regulate the maximum building height to 200’ or 240’, potentially creating incompatible 
massing relationships with the existing community, Applicant proposes two slender towers at 
approximately 299’-6” connected by an amenity deck level on Level 4. The thin and properly 
oriented and separated towers reduce negative impacts on the surrounding neighborhood 
and allow light and air to filter through the space in between the towers and the surrounding 
properties. 
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D. Street sections shall provide ample pedestrian access with continuous sidewalks and shade tree 
canopy balancing parking requirements with other mobility options and promote shared access 
between properties and uses; and 
 
3000 Alhambra provides extensive streetscape enhancements as part of the proposed public 
improvements. Please refer to the plan set.  

 
E. Street and alley vacations shall not be considered unless the applicant demonstrates no decrease 

to the pedestrian and functional connectivity previously provided and increases options for 
pedestrian and/or multimodal connectivity; and 
 
3000 Alhambra includes no street or alley vacations. 
 

F. Residential density shall be limited to fifty dwelling units per acre (50 du/ac) or where applicable, 
the maximum residential density permitted by the underlying land use designation or portion 
thereof; and  
 
3000 Alhambra has an underlying land use of Central Beach RAC. Density and intensity of 
uses in the Central Beach RAC are limited by traffic capacity based on specialized traffic 
studies and plans as agreed by the City and Broward County. Furthermore, the existing ABA 
zoning does not describe a maximum density.  The Project proposes to provide a residential 
density of 95 units per acre.    
 

G. Floor area ratio (FAR) for nonresidential intensity within the PDD shall be limited to a FAR of 
three (3) times the parcel size; and 
 
The Project complies with the maximum PDD nonresidential intensity. The proposed FAR 
for nonresidential intensity totals 2.5.  
 

H. Building height may be increased by an additional amount equivalent to one hundred and twenty-
five percent (125%) of the existing height identified in the underlying zoning district but in no case 
shall exceed three hundred (300) feet.  

 

The total of adding the equivalent of 125% to the maximum permitted height in the ABA is 
450’.  
 
Max. Height ABA  = 200’ 
125% of 200’   = 250’ 
____________________________________ 
Added together =  450’ 
 
However, the height cap is 300’. Therefore, the PDD development is limited to 300’. Applicant 
proposes a 299’-6” / 26 story building which is below the 300’ maximum. 
 
 
 
 
 

CAM #20-0586 
Exhibit 3 

Page 24 of 58



3000 Alhambra – Case No. PDD19001 
Page 14 of 27 
 

 

Section 3.8 PDD Public Improvement (Sec.47-37A.9) 
 
The PDD zoning ordinance shall promote development that demonstrates substantial, significant and 
recognizable improvements and a long-term beneficial effect to the neighboring community and the city as 
a whole. Examples of the noted public improvements can include: 
 

A. Preservation/reuse of historically significant structures not otherwise protected;  

Not applicable.  

B. Provision of a walkable mixed use neighborhood center that can reduce driving requirements for 
existing residential neighborhoods including incorporation of complete streets criteria in 
streetscape design; parking requirements may be reduced proportionally to the degree that 
reduced parking is justified by multi-modal connectivity as an alternative to vehicular trips;  

3000 Alhambra is proposed to contribute to a walkable mixed-use neighborhood center that 
can reduce driving requirements for existing residential neighborhoods. Please refer to 
Section 2. 3000 Alhambra PDD Project Description above and Sheet CO – Application 
Requirements, Sheet X2 – Public Improvement Exhibit, and the Public Improvement 
Narrative attached hereto for detailed description. 

C. Superior architectural design, placement and orientation of buildings and attainment of 
Leadership in Energy and Environmental Design - Neighborhood Development (LEED ND) 
certification for the development or LEED certification of individual buildings and/or other 
similar state, national or city-recognized programs;  

3000 Alhambra is proposed to provide superior architectural design, placement, and 
orientation of buildings. Please refer to Section 2. 3000 Alhambra PDD Project Description 
above and Sheet CO – Application Requirements, Sheet X2 – Public Improvement Exhibit, 
and the Public Improvement Narrative attached hereto for detailed description. 

D. Provision of public facilities and public open space such as plazas, parks, provision for waterfront 
public access, greenway features, etc. and may include amenities such as playgrounds, special 
event space, etc. where the quality and programming of the space shall be emphasized over 
quantity;  

3000 Alhambra prioritizes the design of the public realm through the provision of 
programmed public open space. Please refer to Section 2. 3000 Alhambra PDD Project 
Description above and Sheet CO – Application Requirements, Sheet X2 – Public 
Improvement Exhibit, and the Public Improvement Narrative attached hereto for detailed 
description. 

E. Landscaping shall be provided in a manner which maximizes tree canopy, emphasizes native 
vegetation, improves the aesthetic appearance, and provides opportunities for storm water 
infiltration;  

3000 Alhambra is proposed to provide landscaping in a manner which maximizes tree 
canopy, emphasizes native vegetation, improves the aesthetic appearance, and provide 
opportunities for storm water infiltration.  Please refer to Section 2. 3000 Alhambra PDD 
Project Description above and Sheet CO – Application Requirements, Sheet X2 – Public 
Improvement Exhibit, and the Public Improvement Narrative attached hereto for detailed 
description. 
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F. Preservation or restoration of environmental or natural resources that would not otherwise be 

protected, including environmental remediation/brownfield redevelopment; and  

 Not applicable.  
 

G. Other public improvements and benefits that are established as part of the development plan but 
are not otherwise required of an applicant such as off-site infrastructure improvements. 

Other public improvements and benefits that are established as part of the PDD but not 
otherwise required of the Applicant include off-site public open space improvements to the 
triangular parcel. 

 
Please refer to Section 2. 3000 Alhambra PDD Project Description above and Sheet CO – 
Application Requirements, Sheet X2 – Public Improvement Exhibit, and the Public Improvement 
Narrative attached hereto for detailed description. 

Section 3.9 Review Process (Sec. 47-37A.10)  
 

The review process for a rezoning to PDD district is as follows:  

A. A pre-application conference with the department shall be required prior to submitting a PDD 
rezoning application. The purpose of the pre-application conference is to allow the applicant and 
staff to discuss the proposed design concept of the development plan and how it complies with the 
conditions and criteria specified in this section, as well as the review process.  

   Completed.   

B. Rezoning application review. The PDD rezoning application shall be reviewed in accordance with 
Section 47-24.4.C. As part of the approval of the rezoning, offsite and on-site conditions may be 
imposed if the condition is necessary to ensure that the development meets the requirements of 
Section 47-37A; ensures that the PDD is compatible with the neighborhood; mitigates any adverse 
impacts which arise in connection with the approval of the rezoning or any continuation thereof. 
Conditions for approval may relate to any aspect of the development, including, but not limited to, 
height, bulk, shadow, mass and design of any structure, parking, access, public transit and 
landscaping requirements.  

Acknowledged. Please refer to the Rezoning Criteria addressed below.  

 

C. No PDD rezoning application shall be approved except on the affirmative vote of a super majority 
of four (4) members of the city commission.  

Acknowledged.  
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Section 3.10 Rezoning Criteria (Sec.47-24.4.D) 
 

The rezoning request is subject to the following rezoning criteria provided in ULDR, Sec.47-24.4.D: 
 

1. The zoning district proposed is consistent with the city's comprehensive plan. 
 
3000 Alhambra is consistent with the City’s Comprehensive Plan Goals, Objectives and 
Policies, including Future Land Use Element, Goal 1, Policy 1.19.8, which provides that the 
scale and mass of new development should be consistent with existing neighborhoods. The 
site design and architecture consider the surrounding context. The more slender and properly 
oriented and located towers reduce negative impacts on the surrounding neighborhood and 
provide more access to light, air and views for those most immediate structures.  

2. The changes anticipated by the proposed rezoning will not adversely impact the character of 
development in or near the area under consideration. 
 
The proposed development is consistent with the character of development in the 
surrounding area, which includes a mix of high-density residential uses as well as a mix of 
commercial uses such as hotel, retail, and restaurants. The properties to the immediate north 
and south are zoned ABA, and the buildings range in size from 2- to 16-stories. To the north 
of the Sebastian Property on Seville Street and A-1-A is a 16-story multifamily building. Also, 
to the north is Casablanca Café and a 4-story multifamily building. To the west at the end of 
Alhambra Street along Birch Road is a 14-story multifamily structure. To the south of the 
Sebastian Property along A-1-A are a row of hotels which include the Ritz Carlton and 
Marriott’s Beach Place Towers. These hotels are approximately 20-stories in height.  
 

3. The character of the area proposed is suitable for the uses permitted in the proposed zoning district 
and is compatible with surrounding districts and uses. 

 
The property is currently zoned ABA District and is surrounded primarily by the ABA and 
Intracoastal Overlook Area (“IOA”) zoning districts. The ABA District promotes 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 
and to ensure that such development is responsive to the character, design and planned 
improvements as described in the revitalization plan. The proposed uses are the same as those 
uses existing in the area and support a mixed-use and pedestrian environment.  

 

Section 3.11  Building Permits (Sec. 47-37A.11) 
 

No building permits shall be issued prior to the recording of the ordinance rezoning to PDD. All building 
permits issued must be in conformance with the approved PDD zoning district. 

Acknowledged.  
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Section 3.12 Flexibility Units (Sec. 47-37A.12) 
 

Flexibility units may be allocated to a PDD at the time of the PDD rezoning approval subject to the 
development site being located in the Unified Flex Map. A development site located outside the 
boundaries of the Unified Flex Map are not eligible for flex units but may be permitted affordable 
housing flex units.  
 
Not applicable. 
 
Section 3.13   Agreements (Sec.47-37A.13) 
 

The applicant shall execute such agreements, easements and other documents necessary with regard to the 
implementation of any conditions imposed with regard to the PDD. Such documents may include, but are 
not limited to, contracts, covenants, deed restrictions and sureties and bonds acceptable to the city for 
completion of the development according to the plans approved at the time of rezoning to PDD and for 
continuing operation and maintenance of such areas, functions, and facilities including soft and hard 
landscaping and other amenities which are not proposed to be provided, operated or maintained at public 
expense. 

Acknowledged and will comply.  

Section 3.14 Effect of PDD Zoning (Sec.47-37A.14) 
 

The PDD site plan and design narrative as provided in Section 47-37A.1.a. and b., as approved by the city 
commission including such conditions as necessary to ensure that the development meets the criteria of this 
section, shall, upon adoption by ordinance, be the specific zoning regulations for the property rezoned 
thereby and bind the property with the full force and effect of specific zoning regulations. The ordinance 
rezoning to PDD shall be recorded in the public records of Broward County at applicant’s expense. Unless 
otherwise provided in the approved PDD zoning district ordinance, the provisions of the ULDR with 
general applicability to development within the city shall apply as requirements of the development of 
property rezoned to PDD. Any provision of an approved PDD zoning district shall prevail when any 
provision elsewhere in the ULDR shall conflict. 

Acknowledged.  

Section 3.15 Amendments to Approved PDD Development Plans (Sec.47-37A.15) 
 

If the applicant wishes to change to a use that was not approved as part of the PDD zoning district, a new 
application for rezoning must be approved in accordance with the provisions of this section. If the applicant 
wishes to amend a site plan or design narrative or any other aspect of a PDD previously approved as part 
of a rezoning to PDD, such amendment shall be done in accordance with the provisions for amending a 
site plan level IV, as provided in Section 47-24.2.A.5, Development permits and procedures.  

In the event a development has received previous approval, as a PUD, any requests for an amendment to 
such PUD shall comply with the provisions of the PUD regulations otherwise set forth in Section 47-37.  

Acknowledged and will comply as needed.  
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Section 3.16 Expiration and Extension (Sec.47-37A.16) 
 

Unless a phasing plan is approved as part of the PDD approval, the provisions of Section 47-24.1.M.1., 2., 
3. And 4 shall apply as to the expiration of the PDD approval. In the event the PDD approval expires, the 
PDD approval shall be deemed null and void, unless the same shall be extended by the city commission, 
but only for demonstrable hardship beyond the applicant’s reasonable control. Upon expiration of the PDD 
development plan, the portion of the property not developed prior to the expiration of the PDD approval 
shall revert to the previous zoning district, without further action and the provision herein shall be included 
in the adopted PDD ordinance. 

Acknowledged.   

 

Section 3.17 Central Beach District Requirements (Sec. 47-12.4) 
 

A. Limitations on permitted uses in all districts within the central beach area. 
 

3000 Alhambra does not proposes any uses prohibited by Sec. 47-12.4.A. Applicant proposes 
residential and commercial uses which are consistent with the uses permitted in the ABA 
zoning district. Please refer to the proposed list of permitted uses for the PDD in Section 3.3. 
Uses Permitted.  
 

B. Street Treatment. There are hereby identified streets within the Central Beach Area which are 
currently accommodating, or are intended to accommodate, intensive pedestrian traffic, or which 
serve as major pedestrian streets and major vehicular entryways, or major gateways into the 
Central Beach Area and which will, therefore, require development on said streets to accommodate 
said pedestrian and vehicular usage aesthetic considerations. 
 
3000 Alhambra is located on Sebastian Street which the ULDR identifies as a People Street. 
The main pedestrian entrances face Sebastian Street and Seabreeze Boulevard, which 
encourage pedestrian activity and interest. A public parking lobby is in the northeast tower 
with elevator access directly to Seabreeze Boulevard. A crosswalk to the off-site public 
improvement triangular parcel and beach is also provided. Pedestrian walkways and plazas 
contain pedestrian amenities, such as shading, seating, and bicycle storage. Public parking 
vehicular access is provided on Alhambra Street while private parking vehicular access is 
provided on Sebastian Street.  

C. Additional requirements for modification of yards fronting on rights-of-way in the PRD, ABA, 
SBMHA and SLA zoning districts… 
 
3000 Alhambra is not requesting any modification of yards facing the right of way. 
 

D. The provisions of Section 47-23.8, Waterway Use, shall apply to uses on a waterway. All other 
provisions of the ULDR with general applicability shall apply in the CBA zoning districts to the 
extent they are not in conflict with the specific provisions of Section 47-12. 
 
3000 Alhambra is not located on a waterway. 
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Section 3.18 Central Beach Development Permitting and Approval (Sec. 47-12.6) 
 

B. Design Criteria. 
 
1. It shall first be determined whether the proposed development or use is compatible 

with the character of the overall plan of development contemplated by the 
revitalization plan for the central beach area;  
 

The Beach Community Redevelopment Plan, Modified and Restated on May 16, 2017, 
provides certain objectives for properties within the Central Beach Community 
Redevelopment Area, including: 

 Enhancing the resort image of Fort Lauderdale Beach as a place for tourists and 
conference groups; 

 Making Fort Lauderdale Beach an integral part of the City for use by local residents; 
 Creating and enhancing a positive visual and physical environment of the Central 

Beach; and 
 Providing an active pedestrian environment throughout the Central Beach Area.  

 
3000 Alhambra meets the objectives contained within the Central Beach Community 
Redevelopment Plan. The project provides a residential use which would make the beach an 
integral part of the City for use by local residents and their guests. Critical to the experience 
and identity of the Central Beach environment is the visual connectivity to water and the 
related activities. The proposed design gives the buildings a new relation to the City, 
connecting it both visually through the simple elegance of the primarily glass façade and 
functionally through the creation of a lively pedestrian realm along the perimeter of the 
oceanside property. The activated ground level incorporates a dining experience along the 
double height colonnades and supports the interaction between private users of the building 
and the public. The project also incorporates dedicated public parking with direct access to 
Seabreeze Boulevard. The site is further unified with a crosswalk to the off-site triangular 
parcel and beach.  Please refer to the plan sheets and renderings. 

2. It shall then be determined whether the architectural design of the proposed 
development is compatible with the design guidelines provided in Section 47-25.3. The 
design guidelines provided in Section 47-25.3 are intended to provide a framework for 
design review of proposed developments and outline the design elements which have 
been determined to be compatible with the revitalization plan;  
 
See Section 3.24– Neighborhood Compatibility Requirements below.  
 

3. The design guidelines provided in this section are not intended to be exclusive. 
Alternative architectural and design concepts outlined in the development application 
will be considered during review of the development application. It shall be the 
applicant’s burden to show that the proposed alternative architectural and design 
concepts are compatible with the character of the overall plan of development 
contemplated by the revitalization plan for the central beach area and not incompatible 
with the design guidelines provided in this section;  
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Acknowledged.  
 

4. It shall then be determined whether the proposed development incorporates design or 
architectural elements which mitigate the development’s impacts, if any, on existing 
uses in the immediate vicinity of the proposed development;  

 
The surrounding ABA zoning along A1A is architecturally characterized by 
modern high rise and midcentury modern low rise structures. The area supports 
a mix of uses, including residential, hotels, condo-hotels, and commercial. Current 
ABA regulations encourage parcel consolidation and lot assemblage for full block 
developments. 3000 Alhambra incorporates site design and architectural 
elements which mitigate the development’s impact by breaking up the buildings 
massing which open up the site. Please refer to the plan sheets and renderings. 

5. The goal of the city in the adoption of the revitalization plan is to facilitate development 
of the central beach area as a world-class destination resort. The primary objective of 
the design review shall be to implement the overall plan of development and to foster 
redevelopment as contemplated in the revitalization plan. 

 
3000 Alhambra is intended to redevelop the existing surface parking lot into a 
mixed use, international destination and, as described above, furthers the intent 
of the Central Beach Revitalization Plan.  

D. Applications for development approval.  
 
1. In addition to all other requirements for a development application pursuant to Section 47-24, 

an application for development for the Central Beach area shall include but not be limited to 
the following:  
 
a. A narrative description of the proposed development and use and an explanation of how 

the proposed development or use is consistent and compatible with the goals, policies, 
objectives and strategies of the central beach area revitalization plan.  

See Section 2 – 3000 Alhambra  PDD Project Description above. 

b. An ingress and egress plan at a scale of not less than one inch equals 100 feet showing all 
walkways and drives that will be used for pedestrian and vehicular access to the proposed 
development or use. The ingress and egress plan shall indicate the number of pedestrian 
and vehicular trips that are anticipated for each point of ingress and egress on a peak hour 
basis and on an average daily basis, and shall extend to at least the centerline of all rights-
of-way and shall include the first 20 feet of each adjacent parcel of land. The plan shall 
also show all curb cuts, driveways, parking areas, loading areas and shall describe the 
surfacing materials of same.  

See architectural plans provided. 

c. A narrative description of the proposed architectural theme and character of the proposed 
development or use including an explanation of how the proposed architectural theme and 
character relates to the goals, policies, objectives and strategies of the central beach 
revitalization plan. This requirement may be combined with subsection D.1.a.  
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See Section 2 – 3000 Alhambra PDD Project Description above. 
 

d. Graphic illustrations of the architectural theme and character of the proposed 
development or use, including building elevations, floor plans and illustrations that show 
that the proposed development or use is compatible with the Design and Community 
Compatibility Criteria provided in Section 47-12.7 and Section 47-25.3 in terms of 
materials, signage, height, mass, color, composition and lines.  
 

See architectural plans provided. 

e.   A parking plan showing the location, number and accessibility of parking that will serve the 
proposed development or use and delineating the area to be provided for employee and guest 
parking.  

Please refer to the parking data provided in the plan set.   

f.  An off-site improvement plan sufficient in area, extent and detail to describe each and every 
off-site improvement that is proposed to be constructed in conjunction with the proposed 
development.  

Please refer to the Public Improvement Narrative and Sheet X2 – Public 
Improvement Exhibit.  

g.  A plan showing the location of all pedestrian walks, malls, yards and open spaces.  

Please see the site plan attached.  

h.  A plan and elevation showing the location, character, size, height and orientation of all signs 
on the development parcel proposed for development or use.  

Not applicable.  

i. A management plan for collection and disposal of refuse generated by service of food and 
beverages for consumption off premises, if proposed.  

All solid waste and recycling are handled and stored within the building and collected 
at the service drive. 

j.  Any information, studies, models or projections such as traffic projections, shadow studies 
and studies related to the adequacy of parking deemed necessary due to the nature and 
complexity of the proposed development or use.  

Please refer to the Traffic Impact Study prepared by DC Engineers, Inc.  

 
Section 3.19 Central Beach Area Trip Designation Regulations (Sec. 47-12.8)  
 

D. Designation of allocable trips for development within the central beach revitalization. 
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1. Application for plat approval or beach development permits outside of the PRD district but 
within the CBA. 
 

a. No plat of property or beach development permit for development of property located 
outside of the PRD district but within the CBA shall be approved nor ACTs designated for 
development of property unless a finding of adequacy that traffic capacity is adequate to 
support the proposed development is made. An application shall be subject to the 
requirements of Adequacy Requirements, Sec. 47-25.2. In the event that the impact of a 
proposed development necessitates the designation of ACTs, upon issuance of a finding of 
adequacy, ACTs will be reserved for the proposed development. The ACTs will continue to 
be reserved as long as the finding of adequacy and beach development permit are valid 
 

b. Upon issuance by the city of a certificate of occupancy, the city will designate the ACTs, 
the county shall be advised of the designation of the ACTs to the development and the 
designated ACTs shall be subtracted from the total ACTs available for development. 
 

c. The city may designate RCTs for development outside of the PRD, but within the CBA and 
may designate ACTs within the PRD district if such designation is found to promote the 
revitalization and redevelopment goals of the city. 

 
Pursuant to the amended Declaration of Restrictive Covenants, 141 trips are reserved for 
the Sebastian Property. The reservation of trips will remain in effect for 5 years from the 
effective date of the agreement and may only be extended by the City Commission at its 
sole discretion.  

Section 3.20  Beach Shadow Restrictions (Sec. 47-23.6)  
 

A. Any portion of a structure in excess of thirty-five (35) feet in height shall provide a setback of at 
least one (1) foot per one (1) foot of height beginning the measurement at ground level of the 
western right-of-way line of State Road A-1-A (Fort Lauderdale Beach Boulevard) in the area 
between Seabreeze Boulevard and N.E. 18th Street. The foregoing is a minimum setback and if in 
conflict with provisions of other sections of the ULDR requiring greater setback, said other 
provisions of the other sections shall control. 

 
Per ULDR, Section 47-23.6.A, the project does NOT fall within the specified area for beach shadow 
restrictions. However, a Shadow Study has been included in this submission. See Sheet A9.00.A 
through A9.00.E. 
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Section 3.21  Parking and Loading Requirements (Sec. 47-20) 
 
Pursuant to ULDR, Sec. 47-37A.7.B, reduced parking is being requested. Please see the table below which 
provides the applicable parking and loading information as it pertains to 3000 Alhambra: 
 

 

Section 3.22  Landscape and Tree Preservation (Sec.47-21) 
 
The Project accommodates 9,287 SF of landscape on-site. Please refer to the site plan submission materials 
for details as to landscape.   
 
Section 3.23 Adequacy Requirements (Sec.47-25.2) 
 
The adequacy requirements of Section 47-25.2 are applicable to this project. 
 

a. Communications Network 
 

The buildings and structures will not interfere with the City’s communication network.  
Applicant will work with the City to accommodate the needs of the City’s communication 
network.  

 
b. Drainage Facilities  

 
The Proposed Development will possess adequate drainage facilities.  Please refer to the 
civil drawings. 
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c. Environmentally Sensitive Lands 
 

There are no environmentally sensitive lands located on the Sebastian Property to 
Applicant’s knowledge.  

 
d. Fire Protection 

  
Fire protection is adequate to protect people and property in the Proposed Development. 
Adequate water supply, fire hydrants, fire apparatus and facilities is provided in 
accordance with the Florida Building Code, South Florida Fire Code and other accepted 
applicable fire and safety standards.  

 
e. Parks and Open Space 

 
A City parks impact fee is required to be paid by the applicant at time of permit in the 
estimated amount of $516,875.   
 

f. Police Protection 
 

3000 Alhambra will have controlled access doors and security cameras throughout the 
common areas, with an attendant in the lobby at all times.   

 
g. Potable Water and Potable Water Facilities  

 
Applicant anticipates that the existing water mains and treatment facilities have sufficient 
capacity and an ability to handle the added demand of this project.  Applicant is required 
to pay a Water and Wastewater Capital expansion fee of $653,726 (estimated) to the City 
of Fort Lauderdale. 

 
h. Sanitary Sewer 

 
Sanitary sewer improvements are planned for upgrades per the letter provided by City 
of Fort Lauderdale public works.  Applicant is required to pay a Water and Wastewater 
Capital expansion fee of $653,726 (estimated) to the City of Fort Lauderdale. 

 
i. Schools 

 
Applicant will obtain an updated School Capacity Availability Determination (SCAD) 
letter that confirms that capacity is available, or if capacity is not available, and that 
mitigation requirements have been satisfied. 

 
j. Solid Waste 

 
The Applicant will implement adequate solid waste collection facilities and service in 
connection with the project and will provide evidence to the City demonstrating all solid 
waste will be disposed of in a manner consistent with all governmental requirements.   
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k. Storm Water 
 

Please refer to the site plan and civil drawings for information regarding proposed 
treatment of storm water. 

 
l. Transportation Facilities  

 
Please refer to the Traffic Impact Study prepared by Danielsen Consulting Engineers, 
Inc.  

 
m. Wastewater 

 
Adequate wastewater services are provided for the needs of the Project.  

 
n. Trash Management 

 
The trash and loading facilities are interior and shielded from the public views.  
 

o. Historic and Archaeological Resources 
 

The Archaeological and Historical Conservancy, Inc. conducted a cultural resource 
assessment of the Sebastian Property and concluded that no archaeological resources 
eligible for listing in the  U.S. National Register of Historic Places (“NRHP”) occurs on 
the Property.  

 
p. Hurricane Evacuation 

 
The proposed project is located in a designated Broward County Hurricane Evacuation 
Zone for a Category 1 or higher storm. Applicant will provide updated documentation 
from the Broward County Emergency Management Department indicating that, with the 
addition of the project, an acceptable level of service for hurricane evacuation routes will 
be maintained as well as the County’s emergency shelter capacity.  

 
 
Section 3.24 Neighborhood Compatibility Requirements (Sec.47-25.3) 
 

A. The neighborhood compatibility requirements are as follows: 
 
1. Adequacy Requirements.  
                     

See above. 
         
2. Smoke, odor, emissions of particulate matter and noise 

 
The design will not exceed the maximum levels of smoke, odor, emissions of 
particulate matter and noise as regulated by Chapter 27, Pollution Control, of the 
Code of Broward County, and that a DNRP permit for such facility is not required.   
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3. Design and Performance Standards. 
   

a. Lighting. 
 

The Project will incorporate pedestrian level lighting in the form of soft landscape 
lighting, along with required light poles for access and security.  The design of the 
parking garage restricts open view of headlights.  

b. Control of Appearance. 
 

Fenestration including windows and doors are provided. Balconies are provided 
throughout the façades. Architectural framing elements have been utilized 
throughout the building to breakdown the proportions of the building. The framing 
elements proposed include material banding and colors that differentiate from the 
main building surfaces. Double height colonnades are provided at the street level. The 
building mass changes with balconies and architectural elements that project form 
the exterior walls. Loading and service areas will be located internally on the ground 
floor along Alhambra Street. All mechanical equipment will be adequately screened. 
The refuse and recycle containers will be stored within the building. Please see plans, 
elevations, and renderings provided. 

c. Setback Regulations 
 
N/A. 
 

d. Bufferyard Requirements 
 

N/A. 
 

e.  Neighborhood compatibility and preservation.  
 

Applicant addressed the concerns relating to the massing and density of the original Site Plan Level 
IV. By going up to the proposed height and shifting the towers and mass, the development is able to 
satisfy the program with less imposing building forms to reduce negative impacts on the surrounding 
neighborhood and preserve light, air and views for those most immediate structures.   
 
3000 Alhambra will accommodate 120 public parking spaces within the lowest level of the parking 
garage and 5 public parking spaces on the off-site triangular parcel on A1A.  A public elevator access 
point will be centrally located along A1A which will allow beachgoers to access the north or south 
crosswalks across A1A to the beachfront.  The ground level is prioritized for other programmatic 
functions, including multimodal connections and higher-quality open space for the Mid Beach 
community and beach goers. The project features extensive glass frontage on the ground floor along 
Seabreeze Boulevard with a continuous colonnade. A significant portion of hardscape has been 
replaced with landscaping throughout the site and on the off-site triangular park. The public parking 
access and service loading area are provided on Alhambra Street while residential access is provided 
on Sebastian Street in order to provide sufficient room for vehicle stacking, loading, unloading, and 
other entrance functions. 
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Site lighting will be compatible with the proposed use, adjacent development and as required by 
applicable codes.  Emphasis will be placed on both nighttime effects of illumination as well as daytime 
impact of the light fixtures and appearance. Light distributions will be relatively uniform and 
appropriate foot candle levels will be provided. 

4. CONCLUSION 
 
3000 Alhambra proposes a site plan that seeks to implement the vision for the Central Beach RAC and 
create a unique development as contemplated by the PDD Ordinance with a project that activates the site, 
serves a public purpose, and overall provide a balanced and appropriate distribution of building mass and 
scale and programmatic function to define the urban space.  
 
Accordingly, we respectfully request your recommendation to the Planning and Zoning Board that the 
proposed development and use meets the standards and requirements of the ULDR and criteria for PDD 
approval.  
 
Please do not hesitate to contact me if I can provide any additional information or if you have any questions 
or comments.  
 
 
 

Respectfully submitted, 
 

/s/ Stephanie J. Toothaker  
 
Stephanie J. Toothaker, Esq.  
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