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Project Name 
Artis Senior Living 

  

Application 
Request/Number: Flex (FX)/14-299 
Owner Lucky Sumo, LLC 
Petitioner Pillar Consultants, Inc. - Jay Evans 
Project Planner David Stallworth 
Date of Report 03/13/2015 
Date of Public Participation N/A        
Date of Public Notification N/A    
Date of Board Review 03/26/2015 
Date of Town Council Review 04/15/2015 

  
Location/Site 
Folio/Identification Number 50-40-24-01-0290 
Address 2800 Flamingo Road 
Nearest North/South Road Flamingo Road 
Nearest East/West Road Southwest 26th Street 
Size (Approx. Acres) 5 
Existing Use Nursery 
Future Land Use Residential 1 DU/Acre   
Zoning A -1 (Proposed – CF)  
Council District 4 
Redevelopment Area N/A 
Overlay District N/A  
Design Regulation N/A 
Flexibility Zone 100 
Planning Area 2 
Utilities Provider Sunrise 
Drainage District Central Broward 
Nearby Equestrian Trail Peaceful Ridge 
Nearby Recreational Trail N/A 
Nearby Park N/A 
Nearby Bus Route N/A 

  
Key Points  
• The request is to apply thirty-one (31) reserve units from Flexibility Zone 100, per Broward 

County Adminstrative Rules. 
• The request will facilitate the development of a 72-bed assisted living facility on the 

property.  
• The request is consistent with the County’s Land Use Plan. One (1) dwelling unit is the 
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equivalent of two (2) sleeping rooms within a Special Residential Facility. 
• The allocation of one (1) reserve unit is equivalent to two (2) sleeping rooms. 
• Broward County exempts residential developments from school concurrency if the 

community is age-restricted and recorded as such. 
• Broward County allows the transfer of reserve units between flex zones for an age-restricted 

community. 
        
History 
1. Related Zoning History: N/A 

 
2. Previous Request(s):  N/A 

 
3. Concurrent Request(s):   

a) Site Plan (SP) 14-296, to develop a single-story, 72-bed assisted living facility (Special 
Residential Facility – Category Three). 

b) Plat (P) 14-297, a 5.00-acre boundary plat restricted to institutional use. 
c) Rezoning (ZB) 14-298, to change the zoning from Agricultural (A-1) to Community 

Facilities (CF) Zoning District. 
d) Special Permit (SP) 15-019, regarding a for-profit assisted living facility within the 

Community Facilities (CF) Zoning District. 
  
Analysis 
The subject property land use designation allows one (1) dwelling unit per acre. Based on the 
Future Land Use designation and property size, a maximum of five (5) dwelling units are 
currently permitted on the property.  This request is to allocate the following reserve units: 
 

 Density Entitlement/Allocation Sleeping Rooms 

 Existing Land Use Designation 
Residential 1 DU/Acre, 5.00 ac. size 

10 (5 DU x2 sleeping rooms) 

 Reserve Units  
Flex Zone 113 

62 (31 DU x2 sleeping rooms) 

Total  72  
 
 

  
Recommendations 
Staff finds the application complete and suitable for further consideration. 

  
Attachments 
1. Petitioner Documentation 
2. Land Use Map 
3. Zoning Map 
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Marcie Oppenheimer Nolan, Esq. 
Shareholder 
Phone: (954) 985-4135   Fax: (954) 985-4176 
mnolan@bplegal.com  

1 East Broward Blvd., Suite 1800 
Ft. Lauderdale, Florida  33301 

 

 

October 7, 2014 

Mr. David Abramson 
Deputy Manager, Planning and Zoning Division 
Town of Davie, FL 
6591 Orange Drive 
Davie, FL  33314 
 
RE: Letter of Intent 

Artis Senior Living / Flex Application 

Dear David: 

Please allow this letter to serve as the justification for the flex unit allocation application for the 
parcel of land generally located at 2800 Flamingo Road and known as Artis Senior Living 
Project. 
 
The general request is to allow for the construction of a 72 bed memory care/adult assisted living 
facility.  The parcel is currently zoned Agricultural (A-1) with an underlying land use of 
Residential 1 dwelling units per acre (R-1).  This request is to apply 31 reserve from the Town’s 
allocation of flex and reserve units in Flex Zone 100 as provided for by the Broward County 
Administrative Rules Document.  The request is coupled with a rezoning request from A-1 to 
Community Facility, consistent with the underlying land use.    
 
The request meets the criteria stated in Section 12-307(A)(1) of the Land Development Code as 
follows: 
 
a. The proposed change is NOT contrary the adopted comprehensive plan.  The underlying 

land use density of one (1) unit per acre remains the same.  The permitted uses for the R-
1 in the Town of Davie Comprehensive Plan include community facilities along with  
Special Residential Facilities.  The Town’s Comprehensive Plan allows for special 
residential facilities to utilize flex and reserve units in the residential land use categories 
of the Town, including the R-1 without violating the density provision of the underlying 
land use category so long as the facility is compatible with the surrounding uses. 

 
b. The proposed change will NOT create an isolated zoning district unrelated and 

incompatible with adjacent and nearby district.  In this case, the proposed zoning district 
of Community Facility (CF) is consistent with the zoning district to the south, the 
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Norwegian Seamen’s Church, and the scale and size of the proposed facility is consistent 
with the existing single family homes to the north and west.   

 
c. The use of flex units in this location would not result in illogical boundaries due to the 

size and shape of the parcel, providing for an ALF at this location for a facility to serve 
the surrounding community can be seen as more logical than the current zoning.   

 
d. The proposed change will NOT adversely affect living conditions in the neighborhood. In 

fact, the proposed use will support the surrounding neighborhoods by providing for 
housing for existing residents to gracefully age in place without requiring them to move 
from their community, friends, family and doctors.   

 
e. The proposed change will slightly increase automobile traffic above that which would be 

anticipated with permitted intensities.  The proposed ALF is housing for residents who 
are no longer able to live independently, including driving.  However, the proposed 
traffic will result in additional trips for those staff members who work at the ALF.  It 
would be important to note that the major shift changes are at 7 AM and 3 PM, which are 
not peak-hour times.  In fact, our rush-hour traffic generation is generally less than that of 
single family. The level of service for Flamingo Road was designed to accommodate the 
additional traffic. 

 
f. The proposed change will NOT adversely affect property values. The proposed use will 

be designed as a high end residential facility.  The architecture and design will enhance 
the surrounding area and will increase the value of property in the surrounding area.   

 
g. The proposed change will NOT be a deterrent to the improvement or development of 

other property in accord with existing regulations. The surrounding property can be used 
in accordance with the existing regulations.  The development of an ALF in this location 
will support and complement the existing development along Flamingo Road. 

 
h.   The proposed change will NOT constitute a grant of special privilege.  The Land 

Development Code and Comprehensive Plan allow for special residential facilities within 
the R-1 land use category and the Community Facility zoning district.  Other property 
owners in similar situations can apply for and request a similar change.   

 
i.   There ARE substantial reasons why the property cannot be used in accord with existing 

regulations.  The shape of the parcel is the result of fractured development to the west, 
and east.  The lot shape would be difficult to develop as single family homes.  The 
proposed use can utilize the odd shape to provide buffers for the residential uses to the 
north and east.  
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j.   The proposed flex assignment IS the most appropriate designation to enhance the Town’s 
tax base.  The proposed use will be paying the commercial tax rate as an ALF.   

 
If there are any additional questions or comments, please feel free to contact me.   
 
Sincerely, 
 
 
Marcie Oppenheimer Nolan 
For the Firm 

 

MON/NMC 
 
 
 
ACTIVE: 6286789_1  
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The information on this map is for graphical purposes only.  It does not represent a legal survey, and it has not been
prepared, not is it suitable for legal, engineering or surveying purposes.  While every effort has been made to ensure
that this data is accurate and reliable, the Town of Davie shall not assume liability for any damages caused by errors
or omissions in the data.
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