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A Resolution of the City of Sunrise, Florida, granting a Special Exception Use Permit
for a Hospital Use located 12401 W. Oakland Park Boulevard; providing for penalties
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Background:
This is an application submitted by Baptist Health South Florida, Inc. for a Special Exception
approval for a hospital on an approximately 26-acre, city-owned property, located at 12401 W.
Oakland Park Boulevard, as shown on the location map in the attached Staff Report. The City
entered a purchase and sale agreement with Baptist Health South Florida in January 11, 2022 with
the intent for the buyer to seek approval for development of a hospital.
 
The subject property is zoned B-3, General Business District, with an underlying land use
designation of Commercial on the City’s Future Land Use Map. The proposed hospital use is
permitted within the current General Business District, B-3, with a Special Exception Use Permit
approval. This Special Exception application requires City Commission approval per Subsection
16-36 of the Land Development Code for a Special Exception. A concurrent agenda item is being
processed for project consisting of a corresponding hospital Site Plan.
 
Staff finds this application meets all applicable Land Development Code requirements for
approval of the Special Exception. Therefore, Staff recommends approval of this application
subject to the following conditions:

1. Hospital operations shall be consistent with the operations listed above in the staff report.
2. Approval of hospital use is limited to one hundred (100) beds. Any increase in the number of

beds would require a revised Special Exception.
3. Approval of hospital use was analyzed with a development plan including a non-mechanically

ventilated parking garage. Any change in the ventilation of the parking garage would require a
revised Special Exception.

4. Emergency generators shall be packaged in attenuated enclosures and have the necessary
acoustic treatment to ensure compliance with the City of Sunrise noise regulations.

5. All rooftop lighting of the parking garage shall be mounted at or below the parapet height.
6. The access improvements for the proposed hospital use shall be completed prior to

issuance of a Certificate of Occupancy. If for some reason, the Florida Turnpike Authority
(FTA) does not have the access improvements complete, City staff shall work with the FTA
and hospital’s design professionals to develop an interim plan.

7. Prior to removal of the existing eight (8) foot wall and installation of the 10-foot wall along the



developed portion of the eastern property line, the applicant must provide advance notice
and coordination with the adjacent residences.

8. Prior to construction, the applicant shall provide a Construction Logistics Plan for review and
approval by the City, which shall outline the various steps taken during construction to
mitigate impacts associated with construction of the development, including the protection of
the wetlands throughout construction.

 
Staff completed an open building permit and code violation search. There are no open building
permits, nor any active code cases, liens, or building code violations.
 
For more information on this item, including any of the attachments to this item or additional
backup information, please contact the Community Development staff member identified below.

Department Head Recommendation:
Approval

Person With Additional Information:  
Name: Matt Goldstein  Phone: 954-746-3291

Department Head Name and Title:
Shannon Ley, P.E., Director of Community Development

City Manager:
Authorized for agenda placement
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SUNRISE, FLORIDA 

RESOLUTION NO. _______ 

A RESOLUTION OF THE CITY OF SUNRISE, FLORIDA, GRANTING A 
SPECIAL EXCEPTION USE PERMIT FOR A HOSPITAL USE LOCATED 
12401 W. OAKLAND PARK BOULEVARD; PROVIDING FOR 
PENALTIES FOR VIOLATIONS OF THE CONDITIONS OF APPROVAL; 
PROVIDING FOR THE TERM OF THE PERMIT; AND PROVIDING AN 
EFFECTIVE DATE. 

WHEREAS, pursuant to Section 16-36 of the Code of Ordinances of the City of 
Sunrise, Florida (City Code), Baptist Health South Florida, Inc. (Applicant), has applied to 
the City Commission for approval of a special exception use permit for a hospital use.  

NOW THEREFORE, BE IT RESOLVED BY THE CITY COMMISSION OF THE 
CITY OF SUNRISE, FLORIDA: 

Section 1. The foregoing Whereas clauses are hereby ratified and incorporated 
as the legislative intent of this Resolution. 

Section 2. Approval of Special Exception Use Permit. Pursuant to Application 
No. SE-000011-2024 (91:06002) the issuance of a special exception use permit for a 
hospital use is approved. The Applicant, the property owner, and their successors and 
assigns shall comply with all staff recommendations and any conditions set forth in the 
Community Development Department’s Staff Report to the City Commission, including 
those listed in the Staff Recommendation to the Board of Adjustment section. A copy of 
the Staff Report is attached to and made a part of this Resolution as Exhibit A. 

Section 3. Violation of Conditions. Pursuant to Section 16-36(h) of the City 
Code, failure to adhere to the terms and conditions of approval above shall be considered 
a violation of the City Code and persons found violating the conditions shall be subject to 
the penalties prescribed by the City Code.  

Section 4. Term. In accordance with Section 16-36(e) of the City Code, this 
special exception use permit, shall be effective for a period of eighteen (18) months from 
the effective date of this Resolution, during which time an active building permit or a 
business tax receipt must be issued consistent with this Resolution for this special 
exception use permit to remain in effect. In accordance with Section 16-36(i), if, for any 
reason, the approved special exception use ceases or is discontinued for a period of one 
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(1) year or more, the property shall not thereafter be used for that special exception use 
without the subsequent approval of a new special exception use application. 

Section 5. Effective Date.  This Resolution shall be effective immediately upon 
its passage.  

PASSED AND ADOPTED this __________ DAY of ___________, 2024. 

 __________________________ 
Mayor Michael J. Ryan 
 
 
Authentication: 

 __________________________ 
Felicia M. Bravo 
City Clerk 

MOTION: _________ 
SECOND: _________ 
 
DOUGLAS:  ___ 
GUZMAN: ___ 
KERCH: ___ 
SCUOTTO: ___ 
RYAN: ___ 
 
Approved by the City Attorney 
as to Form and Legal Sufficiency 

 __________________________ 
Thomas P. Moss 
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STAFF REPORT 

BAPTIST HEALTH SUNRISE HOSPITAL (SPECIAL EXCEPTION) 

Summary 

This is an application for a Special Exception use approval for a hospital, to be known as 
Baptist Health, generally located at 12401 W. Oakland Park Boulevard, as shown on the 
location map. The property is currently zoned B-3 (General Business District) and designated 
Commercial land use on the City’s Future Land Use Map. A hospital use is permitted within 
the B-3 zoning district as a Special Exception use. This application requires City 
Commission approval per Section 16-36 of the Land Development Code (LDC) for a 
Special Exception. 

General Information 

The subject site is generally located at the northwest corner of West Oakland Park 
Boulevard and the Sawgrass Expressway.  To the east are residential developments 
zoned RM-16 (Medium Density Multiple-family Residential). South of the subject site, and 
Oakland Park Boulevard, is the Flamingo Road Linear Park zoned CF (Community 
Facilities District) and a multifamily residential development zoned PUD (Planned Unit 
Development). To the west and north of the property is the Sawgrass Expressway.  

On January 11, 2022, via Ordinance No. 684, the City entered into a purchase and sale 
agreement with Baptist Health South Florida with the intent to seek approval for 
development of a hospital.  In November 2022, the City of Sunrise completed a Wetlands 
Remediation Project that restored the existing marsh area on the northern portion of the 
property, restored tree islands, and installed a path for maintenance along the existing 
upland buffer area. 

The applicant has concurrently applied for and is seeking approval of a Site Plan. 

Project Description 

The proposed hospital use is located on the southern portion of the overall 26-acre site 
located at the northeast corner of Oakland Boulevard and the Sawgrass Expressway. 

EXHIBIT A
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The subject site is currently vacant with a conversation easement and wetlands on the 
northern 16-acres. The hospital use is proposed on the 10 acres located south of the 
conservation easement, outside the boundary of the wetlands. 
 
The overall project design includes a seven (7) story, 100 bed hospital, with an attached 
five (5) story structured parking garage. The hospital building includes approximately 
370,000 square feet and will be open twenty-four (24) hours-a-day, seven (7) days a week 
and anticipates approximately four (4) ambulance visits per day.   
 
The proposed hospital use will be a full-service hospital and offer services such as an 
emergency department, imaging services, critical care, surgery suite, laboratory, 
diagnostics, respiratory therapy, and an accessory pharmacy. Medical offices are also 
proposed for consultations and outpatient procedures. Patients can walk-in or may be 
transported via ambulance to the hospital. 
 
The site was designed with consideration of neighboring uses. As such, the garage 
structure is designed as a buffer to screen the hospital, and associated equipment, from 
the adjacent residential developments. The loading zones, ambulance bays, energy 
plant, and mechanical equipment have been located along the western portion of the 
subject site and hospital building, adjacent to the Sawgrass Expressway, in order to buffer 
the neighboring residential neighborhoods.  

 
Staff Evaluation 

 
The applicant has addressed the criteria established in Subsection 16-36(d) of the LDC 
for the granting of a Special Exception use as follows: 

 
IMPACT ON SURROUNDING PROPERTIES:   

 
• Project Design: The applicant notes the overall design and massing of the hospital 

campus is designed in a manner to protect the privacy and comfort of the adjacent 
neighborhoods. In particular, active hospital uses are located toward the western 
portion of the property. Specifically, the applicant notes the central energy plant 
(CEP) is located at the northwest corner of the property facing the Sawgrass 
Expressway (Expressway). In addition, the applicant states the parking garage’s 
placement protects the neighborhood to the east from the activity of the hospital and 
from the Expressway noise. The garage is designed to include an opaque 
architectural façade to eliminate light and noise pollution on the eastern garage 
façade adjacent to the existing residential neighborhood. Additional mitigating design 
features identified by the applicant include:  
 

o A new 10-foot masonry wall along the eastern property line where the hospital 
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development is adjacent to the existing residential neighborhood.  
o A variety of landscape buffers with mature trees behind the wall along the 

eastern property line to add visual screening of the parking garage.  
o An opaque eastern parking garage façade with quality materials and finishes 

designed to complement the primary hospital building and provide a more 
appealing visual buffer than a typical open parking structure.  

o Synthetic vegetated green walls to soften eastern garage façade appearance 
adjacent to the existing residential neighborhood.  

o The east faced of the parking garage is stepped inward to create a varied and 
visually interesting facade, while providing additional planting zones.  

o The height of the parking garage does not exceed the height of primary 
hospital building.  

o The parking structure design has been refined such that a mechanical 
ventilation system is no longer required. As such there will be no noise, or 
other impacts associated from any mechanical ventilation system, on the 
adjacent properties. 

o The parking garage also serves as visual buffer to the taller hospital structure.  
o Mature landscaping planted throughout the site to aid in visual screening of 

the development.  
 

Buffering: The applicant is proposing to buffer the adjacent existing residential 
development to the east in a number of ways. Currently an 8-foot masonry wall is 
located along the entire eastern perimeter of the site adjacent to the existing 
residential development. This will be replaced by a 10-foot masonry wall where the 
site development will occur, generally located from the south property line north to 
the point where the site development ceases and the conservation area begins. From 
the area where the conservation area begins to the northernmost property limits, the 
existing 8-foot wall will remain in order to preserve existing trees and avoid 
unnecessary disruption to both the adjacent homes and the conservation area. The 
applicant will supplement this area with a wide variety of additional trees.  
 
In addition, the applicant will also provide a robust landscaping buffer along the east, 
north, and south facades of the parking garage. The landscape buffer area is double 
in width to allow for this robust landscaping program which will include a multi-layered 
and multi-species landscape design, including mature trees larger than required by 
the Land Development Code. 

 
• Shading and Sightline: The applicant, through a Shading and Sightline study, 

provided detailed information on the anticipated conditions throughout the year which 
demonstrates that at all times of the year, the shadow from the proposed structures 
do not cast on the adjacent properties until the mid to late afternoon.  
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The sightline study also provides projected vertical and horizontal sightlines from 
various perspectives and demonstrates how the proposed wall and landscaping 
collectively buffer the parking garage from view of the existing residential homes east 
of the structure. 
 

• Noise: The project’s proximity to residential uses was a key consideration in the 
development, layout, and design of the project. For example, the central energy plant 
(CEP) is located adjacent to the Sawgrass Expressway – furthest away from the 
adjacent residential uses. Emergency generators are located on the roof of the CEP. 
Generator noise will be attenuated using high performance silencers on both intake 
and discharge air paths to the enclosures. High performance combustion mufflers 
are also proposed according to the applicant. Noise control for equipment on the 
CEP roof will be managed through the selection of low noise equipment. A 
combination of louvers, solid barriers, and acoustic louvers will be used to meet the 
City of Sunrise’s noise ordinance. Additional material and equipment will be used to 
reduce heat for air source heat pumps and cooling towers. The applicant notes the 
parking garage itself serves as an effective barrier for the adjacent residential 
development. Furthermore, the emergency department, where all ambulance drop-
offs will occur, is located on the west side of the hospital facing the Sawgrass 
Expressway. The submitted noise analysis demonstrates the current noise 
experienced by the residential neighborhood will be reduced after development. 

 
• Lighting: The applicant notes the proposed project meets the photometric standards 

of the City of Sunrise’s Land Development Code and there will be no light spillage 
and/or glare onto the adjacent residential properties or the wetlands to the north. 
Furthermore, no light poles will be installed to illuminate the roof of the parking 
structure. All rooftop lighting fixtures will be mounted at or below the height of the 
parapet and will not be visible from adjacent properties.  
 

• Security:  The applicant notes several security measures have been integrated into 
the project including a combination of lighting, monitored video surveillance, access 
controls and intrusion detection, and emergency call devices with two-way 
communication. In addition, Crime Prevention Through Environmental Design 
(CPTED) design principles were incorporated into the site plan including natural 
surveillance, territorial reinforcement, and natural access control. 
 

• Waste: The applicant states waste disposal will be through a licensed medical 
wastewater removal company. All storage and pick up of waste will also occur within 
the service area on the west side of the hospital away from residential properties.  

 
• Air Pollution: The applicant notes there is no mechanical ventilation system required 

for the parking garage, eliminating exhaust produced by the garage function. The 
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CEP was designed to mitigate or eliminate impacts on adjacent properties. The 
hospital is electric powered, and therefore the only fumes produced are from 
emergency generators which are only used either when main power is lost to the site 
or briefly during monthly testing. Exhaust fumes from the generators are discharged 
at a high level from the second floor of the CEP and at a significant distance from 
any residential properties. The generators will follow all Environmental Protection 
Agency and Florida Department of Environmental Protection regulations.  
 

• Operations: The applicant notes the hospital is open 24/7 while the medical offices 
are open Monday to Friday from 8:00 a.m. to 6:00 p.m., with a potential for Saturday 
hours from 7:00 a.m. to 3:00 p.m. Additional services will occur as follows: 

 
o Parking structure: 24-hour access 
o Grease trap maintenance: Monthly, 7 a.m. – 7:00 p.m.  
o Generator fuel service: Every 4 months between 7:00 a.m. – 7:00 p.m. 
o Facility supply deliveries: Daily between 7:00 a.m. – 7:00 p.m.  
o Generator testing: Once a month, for 0.5 hours1, 7:00 a.m. and 7:00 p.m.  

1. Testing requirements are per NFPA 110 Annual load test 1.5 hours only if monthly 
test fail. Once every 3 years compliance load-test: 4 hours. 

o Landscape services: Bi-weekly between 7:00 a.m. – 7:00 p.m.  
o Non-hazardous waste: Recycling twice a week between 7:00 a.m. – 7:00 p.m.  
o Trash compactor: Three times a week between 7:00 a.m. – 7:00 p.m.  
o Hazardous waste: Daily between 7:00 a.m. – 7:00 p.m.  
o Oxygen tanks maintenance and supply: Bi-monthly between 7:00 a.m. – 7:00 

p.m.  
o Ambulance visits: 4 visits (estimated average) 24-hour access  

 
• Oxygen Storage Facilities: The applicant notes oxygen tanks are stored on-site 

within an enclosed space, west of the hospital and adjacent to the CEP. Tanks are 
filled approximately every two to four weeks in order to maintain an approximate four-
week supply of oxygen for the hospital. The tanks will be filled by a tanker truck that 
will fill the tanks on the west side of the hospital.  
 

• Fuel Storage Facilities: The applicant notes emergency generators are fueled by 
three (3), underground, 30,000-gallon diesel fuel tanks capable of providing seven 
(7) days of continued operation to the hospital. The tanks are located near the CEP 
and will be a double-wall construction to minimize the risk of leaks. The tanks only 
need to be refilled when there has been an outage for an extended period of time.  

 
TRAFFIC: A Traffic Impact Analysis was submitted by the applicant, which outlines the 
volume and type of vehicular traffic associated with the project. The applicant notes the 
adjacent roadways will continue to operate at an acceptable level of service. Per the 
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Traffic Impact Analysis, the proposed hospital is expected to generate 290 additional 
weekday AM peak hour trips and 227 additional weekday PM peak hour trips.  
 

• Direct Project Access: The project will have direct access from Oakland Park 
Boulevard, via Flamingo Road and the Sawgrass Expressway, and is not 
anticipated to have any impact on residential streets. This access will consist of one 
(1) full access signalized driveway on West Oakland Park Boulevard just west of 
the existing West Oakland Park Boulevard and North Flamingo Road intersection. 
A secondary access for emergency/delivery vehicles only will be provided west of 
the property’s main entrance and east of the Sawgrass Expressway. This secondary 
access will only provide right-in and right-out movements.  
 

• Internal Circulation: Traffic entering the hospital’s main entrance will either turn right 
(east) into the parking structure, proceed straight to the building main entrance for 
drop-off or turn left (west) for emergency drop-off and then either park in the 
available surface parking located near the emergency department, depart through 
the main entrance, or proceed to the parking structure. 

  
Various off-site traffic and right-of-way improvements are planned by the Florida 
Department of Transportation (FDOT) and were taken into consideration during the 
design of the proposed project. The applicant notes the access plan and related 
improvements to West Oakland Park Boulevard have been coordinated with the City, 
Broward County, and Florida’s Turnpike Enterprise (FTE). These improvements will be 
included in and constructed as part of a larger programmed FTE project which is expected 
to be completed in 2029. The City has entered into a Local Funding Agreement with FTE 
for this design, while the applicant entered into a separate agreement with the City to 
reimburse it for the costs associated with the design. A separate Local Funding 
Agreement will be entered into between the City and the FTE to fund the construction of 
the improvements associated with access to the property, with Baptist Health entering 
into a separate agreement with the City to fund all improvements associated with access 
to the hospital, including required signalization. The improvements are expected to be 
completed on/before the certificate of occupancy for the facility and which will provide 
safe ingress and egress for the project.  

 
COMPREHENSIVE PLAN: The property’s Commercial land use designation permits 
office and business-related uses as well as community facility uses. Hospitals are 
identified as a community facility. The applicant reviewed and analyzed the adopted City 
of Sunrise Comprehensive Plan to ensure compliance and provided a supplemental 
analysis and narrative describing the compliance with numerous goals, objectives, and 
policies of the Future Land Use, Transportation, Infrastructure, and Conversation 
Elements.  
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OTHER FACTORS: 

 
1. Sustainability: The applicant describes a variety of approaches toward sustainability 

including electric building systems, biophilic green walls, high performance building 
skin, solar power, the use of daylighting, and wetland conservation. The applicant 
intends to seek Leadership in Energy and Environmental Design (LEED), WELL 
Building Standard (WELL), and/or Parksmart certifications.  
 

2. Wetlands and Natural Vegetation: The applicant describes the extensive wetland 
area that was recently enhanced by the City of Sunrise and protected by an Amended 
Deed of Conservation Easement. All proposed development is within the upland 
development area and does not encroach into any areas within the conservation 
easement. A Natural Resource Assessment provided by the applicant concludes 
there will be no impacts on endangered, threatened or species of concern, wetlands, 
historic or other archaeological resources. A Construction Logistics Plan is proposed 
to outline the various steps that will be taken during construction to mitigate any 
impacts associated with development on the adjacent wetlands. The applicant also 
notes there are no anticipated impacts on the wetlands by normal operation of the 
proposed hospital. As an additional buffer, a physical wall will separate the wetland 
area from the developed portion of the site.  
 

3. Public Art: The applicant plans to install art throughout the subject site as well as off-
site within the public right-of-way of West Oakland Park Boulevard.  

 
4. Community Amenities: The applicant describes its intent to become a part of the 

community. A wellness walk is incorporated into the project to offer a continuous 
walking loop throughout the project site connecting to West Oakland Park Boulevard. 
This wellness walk will be open to the public and include fitness equipment, a 
footbridge, and will overlook to the wetlands. Various health and wellness programs 
will be offered including free exercise classes for City residents. Other programs 
include quarterly educational programming, biometric screening, and pop-up events. 
The applicant noted their intent to be part of other existing City programs.  

 
Staff Recommendation to the Board of Adjustment September 3, 2024 

 
Staff finds this application meets all applicable LDC requirements for the granting of a 
Special Exception use. Staff recommends approval subject to the following conditions: 

1. Hospital operations shall be consistent with the operations listed above in the staff 
report.  

2. Approval of hospital use is limited to one hundred (100) beds. Any increase in the 
number of beds would require a revised Special Exception. 



Page 8 of 9  

3. Approval of hospital use was analyzed with a development plan including a non-
mechanically ventilated parking garage.  Any change in the ventilation of the 
parking garage would require a revised Special Exception. 

4. Emergency generators shall be packaged in attenuated enclosures and have the 
necessary acoustic treatment to ensure compliance with the City of Sunrise noise 
regulations. 

5. All rooftop lighting of the parking garage shall be mounted at or below the parapet 
height. 

6. The access improvements for the proposed hospital use shall be completed prior 
to issuance of a Certificate of Occupancy.  If for some reason, the Florida Turnpike 
Authority (FTA) does not have the access improvements complete, City staff shall 
work with the FTA and hospital’s design professionals to develop an interim plan. 

7. Prior to removal of the existing eight (8) foot wall and installation of the 10-foot wall 
along the developed portion of the eastern property line, the applicant must provide 
advance notice and coordination with the adjacent residences.  

8. Prior to construction, the applicant shall provide a Construction Logistics Plan for 
review and approval by the City, which shall outline the various steps taken during 
construction to mitigate impacts associated with construction of the development, 
including the protection of the wetlands throughout construction. 

 
Board of Adjustment Recommendation, September 3, 2024 
At its meeting on September 3, 2024, the Board approved Staff’s recommendation subject 
to the conditions listed above. 
 
Final Staff Recommendation to the City Commission September 24, 2024 
Staff recommends approval of the application subject to the conditions listed above.  
 
Planner: Kaitlyn Forbes, Complete Cities Planning Group (Consultant) / Matt Goldstein (City 
of Sunrise)  
File No. SE-00011-2024 (91:06002)  



Page 9 of 9  

Location Map 
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