
 
 

 

STAFF REPORT         Exhibit 1 
15500 Pines Boulevard Replat  
071-MP-99 

 
A request to amend the note on the plat has been filed with the Development and 
Environmental Regulation Division.  This plat was approved by the County Commission 
on August 14, 2001, for 188,490 square feet of office use on 14.05 acres.  The property 
is located on the south side of Pines Boulevard, between Southwest 160 Avenue and 
Southwest 155 Avenue, in the City of Pembroke Pines. The plat was recorded on 
December 3, 2002.   

 
The current note, which was approved by the County Commission on March 20, 2007, 
restricts the plat as follows: 
 

This plat is restricted to 112,650 square feet of office use and 53,000 square feet 
of commercial use.  Commercial use is restricted to that portion of the plat 
labeled Parcels A-2 and A-3. The commercial use on Parcel A-2 is further 
restricted to less than 50% of the land area of the parcel and must be located 
within office buildings.  Freestanding banks or banks with drive-thru facilities are 
not permitted without the approval of the Board of County Commissioners who 
shall review and address these uses for increased impacts.   
   

The applicant is requesting to amend the note to add 5,300 square feet of bank use 
while eliminating 28,650 square feet of office use and 7,500 square feet of commercial 
use.  The requested note would read as follows: 
 

This plat is restricted to 84,000 square feet of office use, 45,500 square feet of 
commercial use and 5,300 square feet of bank use. Parcel A-1 is restricted to 
office use (see attached legal description).  Any commercial use on Parcel A-2 
(see attached legal description) is further restricted to less than 50% of the land 
area of the Parcel and must be located within office/bank buildings.  Commercial, 
office, and bank uses are permitted on Parcel A-3 (see attached legal 
description.)  Additional freestanding banks or banks with drive-thru facilities are 
not permitted without the approval of the Board of County Commissioners who 
shall review and address these uses for increase impacts. 

 
This request was evaluated by the Reviewing Agencies.  The attached memorandum 
from the Broward County Planning Council indicates that the effective land use plan 
designates the area covered by this plat for the uses permitted in the “Office Park” 
(Parcel A-1) and “Employment Center - Low” (Parcels A-2 and A-3) land use categories.  
The proposed office and bank uses are in compliance with the permitted uses of the 
effective land use plan.  Further, the proposed commercial use on Parcel A-2 is in 
compliance with the uses of the effective land use plan. 
 
The City applied the 20% “Employment Center-to-Commercial” rule to Parcel A-3.  
Therefore, the proposed commercial uses on Parcel A-3 are in compliance with the 
permitted uses of the effective land use plan.  The allocation of “flexibility” is not subject 
to Policy 13.01.10 of the Broward County Land Use Plan as the parcel is not located 
within 500 feet of a Broward County or regional park, or an Environmentally Sensitive 
Land, as defined by the Broward Comprehensive Plan, and is not located adjacent to 
another municipality. 



Continued Page 2 of 11 
 

 

 
The Aviation Department has advised the applicant that any proposed construction on 
this property with a height exceeding 200 feet or use of cranes or other high-lift 
equipment must be reviewed to determine if Federal Aviation Regulation Part 77, 
Florida Statutes Chapter 333 and/or the Broward County Airport Zoning Ordinance 
apply.  Based on the location of the proposed project, the FAA may need to review to 
determine whether the project is a potential hazard to aviation.  Any questions regarding 
this should be directed to the Aviation Department (954-359-2291). To initiate the 
Federal Aviation Review, access the FAA Web page at:   
https://oeaaa.faa.gov/oeaaa/external/portal.jsp 

 

Comments from the Historical Commission are attached.   
 

The Natural Resources Planning and Management Division has reviewed this request 
and at this time, this site is not included in the Conservation Land, Green Space or 
Open Space Inventory, and is not adjacent to a site in the Inventory. The Environmental 
Review Report, coordinated by the Development and Environmental Regulation 
Division, is attached.  
 
The attached correpondence from the City of Pembroke Pines indicates no objections to 
this request. 
 
This plat with the amended note satisfies the solid waste disposal concurrency 
requirement of Section 5-182(h) of the Broward County Land Development Code.  This 
plat is located in the Southwest Concurrency District, which is subject to road 
concurrency and road impact fees, and this request, which represents an increase of   
123 pm peak hour trips, does not satisfy the regional road network concurrency 
requirement of Section 5-182(a)(5) of the Broward County Land Development Code.  
The proposed development impacts the following road segments: 
 
 Pines Boulevard – Southwest 278 Avenue to Flamingo West Drive 
         Segment          Project Trips        Overcapacity Trips 
  1652      3 T/PH      109 T/PH 
  831      4 T/PH      730 T/PH 
 1704      4 T/PH      762 T/PH 
  832    38 T/PH   1,805 T/PH 
  833    21 T/PH   3,617 T/PH 
  834      7 T/PH   1,593 T/PH 
 

Miramar Parkway – Southwest 160 Avenue to Southwest 148 Avenue 
Segment          Project Trips        Overcapacity Trips 

  1655      1 T/PH   1,165 T/PH 
 1165      1 T/PH    1,097 T/PH 
 

Southwest 160 Avenue – 0.13 mile north of Sheridan Street to Sheridan Street 
Segment          Project Trips        Overcapacity Trips 

  1668      1 T/PH   1,737 T/PH 
 
 

https://oeaaa.faa.gov/oeaaa/external/portal.jsp
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Southwest 160 Avenue – Pines Boulevard to Pembroke Shores Drive 

Segment          Project Trips        Overcapacity Trips 
  1705      3 T/PH      273 T/PH 

 

This item was deferred from the meeting of April 14, 2009, at the applicant’s request in 
order to address this issue. The developer has conceptually agreed to pay a 
proportionate share towards the County’s project to extend Pembroke Road over I-75; 
however, as of this writing, the required tri-party concurrency agreement has not yet 
been submitted.  The deferral fee of $166.00 must be paid prior to recordation of the 
note amendment. 
 
Impact fee obligations for existing development on the property have been satisfied 
through credit from the Multi-Party Pines Boulevard Agreement and through the 
payment of road impact fees.   The additional peak hour trips generated for any unbuilt 
uses will be assessed road impact fees in accordance with the current fee schedule 
during the review of construction plans submitted for County Environmental Review 
Approval.  
 
If the Commission approves this request, the applicant must accomplish the following: 

 
1) Pay the deferral fee prior to recordation of the note amendment: and 

 
2) Record a document acceptable to the County Attorney’s Office to amend 

the note on the face of the plat prior to December 1, 2010.   
 

The revised note must also include language stating the following: 
 

A)  If a building permit for a principal building for the bank use 
(excluding dry models, sales and construction offices) and first 
inspection approval are not issued by December 1, 2014, then the 
County’s finding of adequacy shall expire and no additional building 
permits shall be issued until such time as Broward County shall 
make a subsequent finding that the application satisfies the 
adequacy requirements set forth within the Broward County Land 
Development Code.  The owner of the property or the agent of the 
owner shall be responsible for providing evidence to Broward 
County from  the appropriate governmental entity, documenting 
compliance with this requirement within the above referenced time 
frame; and/or 

 
B) If construction of project water lines, sewer lines, drainage, and the 

rock base for internal roads have not been substantially completed 
by December 1, 2014, then the County’s finding of adequacy shall 
expire and no additional building permits shall be issued until such 
time as Broward County shall make a subsequent finding that the 
application satisfies the adequacy requirements set forth within the 
Broward County Land Development Code.  The owner of the 
property or the agent of the owner shall be responsible for providing 
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evidence to Broward County from the appropriate governmental 
entity, documenting compliance with this requirement within the 
above referenced time frame. 

 
However, staff recommends DENIAL of this request since the traffic concurrency issues 
are still unresolved and this request is at the end of the six month deferral process. The 
applicant is advised that this application may be reinstated through the Action Plan 
process pursuant to Section 5-181(k) of the Land Development Code and to consult 
with staff regarding this matter. 
      
In addition, staff recommends that the Board authorize the Mayor to sign an order 
denying this agenda item subject to staff findings, comments, and recommendations. 
 
DD:AS 
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TO: David M. Danovitz, AICP, Assistant Director 

 Development and Environmental Regulation Division 

 Broward County Environmental Protection and Growth Management Department 

 

FROM: Henry A. Sniezek, AICP, Executive Director 

 

RE: Delegation Request for 15500 Pines Boulevard Replat 

 (071-MP-99) City of Pembroke Pines 

 

DATE: April 3, 2009 

 

This memorandum updates our previous comments regarding the referenced plat dated March 31, 

2009. 

 

Planning Council staff has reviewed the proposed revision to the restrictive note on the above referenced 

plat.  The proposal is to change the restrictive note on the plat as follows: 

 

FROM: This plat is restricted to 112,650 square feet of office use and 53,000 square feet of 

commercial use.  Commercial use is restricted to that portion of the plat labeled Parcels 

A-2 and A-3.  The commercial use on Parcel A-2 is further restricted to less than 50% of 

the land area of the Parcel and must be located within office buildings. 

 

TO: This plat is restricted to 84,000 square feet of office use, 45,500 square feet of 

commercial use and 5,300 square feet of bank use. Parcel A-1 is restricted to office 

use (see attached legal description).  Any commercial use on Parcel A-2 (see attached 

legal description) is further restricted to less than 50% of the land area of the Parcel 

and must be located within office/bank buildings.  Commercial, office, and bank uses 

are permitted on Parcel A-3 (see attached legal description).  

 

The Future Land Use Element of the City of Pembroke Pines Comprehensive Plan is the effective land 

use plan for the City of Pembroke Pines.  That plan designates the area covered by this plat for the uses 

permitted in the “Office Park” (i.e., the eastern 8.28 gross acres or Parcel A-1) and “Employment Center 

- Low” (i.e., the western 10.0 gross acres or Parcels A-2 and A-3) land use categories.  This plat is 

generally located on the south side of Pines Boulevard, between Southwest 148 Avenue and Dykes 

Road (Southwest 160 Avenue).    

 

The proposed office and bank uses are in compliance with the permitted uses of the effective land use 

plan.  Further, the proposed commercial use on Parcel A-2 is in compliance with the uses of the 

effective land use plan.  

 

Regarding the proposed commercial uses on Parcel A-3, Planning Council staff has received written 

confirmation that the City applied the 20% “Employment Center-to-Commercial” rule to this portion of 

plat, which would permit retail uses as a principal use.  Therefore, the proposed commercial uses on 

Parcel A-3 are in compliance with the permitted uses of the effective land use plan. 
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15500 Pines Boulevard Replat 

April 3, 2009 

Page Two 

 

Please note that this allocation of “flexibility” is not subject to Policy 13.01.10 of the Broward 

County Land Use Plan as the subject parcel is not located within 500 feet of a Broward County or 

regional park, or an Environmentally Sensitive Land, as defined by the Broward County 

Comprehensive Plan, and is not located adjacent to another municipality. 

 

The contents of this memorandum are not a judgment as to whether this development proposal 

complies with the Broward County Trafficways Plan, local zoning, other land development 

regulations or the development review requirements of the Broward County Land Use Plan including 

its concurrency requirements. 

 

HAS:MEG 

 

cc: Charles F. Dodge, City Manager 

 City of Pembroke Pines 

 

 David H. Frank, Director, Administrative Services 

 City of Pembroke Pines 

 

 

 

 

 

   

    
 

 
 

 

 

 

 
 
 
 

 
 

 

 
 

 
 
 

 

 

 

 



Continued Page 7 of 11 
 

 

 
 

 
Broward County Historical Commission 

151 SW. 2
nd

 Street Fort Lauderdale, Florida 33301 

Tel: 954 765 4671     Fax: 954 765 4437 

 
March 11, 2009 

 

Annette Stravino 

Broward County, Florida 

Dev. & Enviro Regulation Division 

 

  Comments for Plat Report: 

15500 Pines Blvd. Replat, Plat No. 071-MP-99 

 

Annette Stravino,  

 

The Broward County Historical Commission has had opportunity to review material for 15500 Pines 

Blvd. Replat, Plat No. 071-MP-99, generally located south of Pines Blvd, west of SW 155th Ave, 

Section 16, Township 51s, Range 41e, City of Pembroke Pines, Broward County, Florida. 

 

Review of archive materials (aerial photography, topographical maps, etc) located at the Broward 

County Historical Commission, as well as the Florida Master Site File (2008) and other resources 

indicates that no archaeological or historical cultural resources are located within the boundaries of 

the plat, furthermore; it is unlikely that proposed development will impact any significant cultural 

resources. 

 

If in the event that any unanticipated archaeological features or artifacts are discovered, the Broward 

County Historical Commission shall be notified within twenty four (24) hours of the discovery and 

sufficient time should be provided to allow proper recordation, recovery, or preservation of the find 

(Broward Co. Florida Ord. 92-38).   

 

If in the event that any unmarked human burial remains are discovered then work in the vicinity of 

the burial find is to halt immediately until a determination can be made, in accordance with State 

Statutes Chapter 872, by either the state archaeologist or the county medical examiner as to 

jurisdiction, custody and disposition of the remains.  Should this occur this office is to be contacted 

immediately to facilitate the coordination of the find.  

 

Please feel free to call the Historical Commission with any questions or for consultant contact 

information.   

 

Sincerely,  

 

Matthew De Felice 

County Archaeologist 
 

 
Broward County Board of County Commissioners 

Josephus Eggelletion, Jr. • Stacy Ritter • Sue Gunzburger • Kristin D. Jacobs • Ilene Lieberman • John E. Rodstrom, Jr. • Ken Keechl • Diana Wasserman-Rubin • Lois 

Wexler  

www.broward.org 
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ENVIRONMENTAL REVIEW AND COMMENTS REPORT 
TO THE DEVELOPMENT AND ENVIRONMENTAL REGULATION DIRECTOR 

 
Application: Delegation Request (To amend the note to reduce 28,650 square feet of 

office use, to reduce 7,500 square feet of commercial use and to add 
5,300 square feet of bank use.)    

File Number: 071-MP-99 
Project Name: 15500 Pines Boulevard Replat 
Comments Due: March 10, 2009/Updated October 29, 2009 
Development Type: Office (84,000 Square Feet), Commercial (45,500 Square Feet and 

5,300 Square Feet of Bank Use) 
 
The Development and Environmental Regulation Division of the Broward County Environmental 
Protection and Growth Management Department has coordinated with other divisions in this 
department to provide the following comments on the above referenced plat: 
 
Surface Water Management 
This plat is located in the city of Pembroke Pines and is in the South Broward Drainage District.  
Surface water management plans for this plat must meet the criteria of the Drainage District.  A 
surface water management permit must be obtained from this District prior to any construction. 
 
Wastewater Review 
Wastewater Treatment Plant: Pembroke Pines 
Flow Data: As of 8/09 
EPD Licensed Capacity 9.5000 MGD 
12 Month Average Flow: 7.0400 MGD 
Existing Flow Reserved by Building Permit: 0.1050 MGD 
Total Committed Flow: 7.1450 MGD 
Estimated Project Flow: 0.0219 MGD 
 
The applicant is advised that a Wastewater Collection/Transmission System License will be 
required prior to constructing, expanding or altering either a gravity sanitary sewer, a sanitary 
force main or a pump station. 
 
Natural Resources Preservation 
This plat is not located in a wellfield zone of influence as described in the Broward County 
Wellfield Protection Ordinance 84-60, as amended, and as incorporated into Broward County 
Code of Ordinances, Chapter 27, Article XIII. 
 
See the attached Conceptual Dredge and Fill Review Report.  An Environmental Resource 
License, No. DF93-1131B, was issued on November 5, 1993, and this license expired on 
November 5, 1998.  All wetland impacts associated with the license have been completed. 
 
The Aquatic and Wetlands Resources Section of the Development and Environmental 
Regulation Division encourages all invasive exotic vegetation including Melaleuca, Brazilian-
pepper, Australian pine and others as listed in the Exotic Pest Plant Council's List of Florida's 
Most Invasive Species to be removed during the development process, and a management plan 
may be necessary to control re-invasion of same.  In addition, landscape material should not 
include any plants considered to be invasive of south Florida's native plant communities.  The 
Exotic Pest Plant Council’s List of Florida’s Most Invasive Species is available from the Aquatic 
and Wetlands Resources Section. 
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Page 2 
071-MP-99 15500 Pines Boulevard Replat 
 
 
This plat is subject to the City of Pembroke Pines' Tree Preservation Code for tree removal, 
relocation, and/or replacement. 
 
At this time, this site is not included in the Conservation Land, Green Space or Open Space 
Inventory, and is not adjacent to a site in the Inventory. 
 
Additional Comments Addressing Certain Environmental Protection Actions Needing to 
be Taken to Implement the Project  
1. A Storage Tank License may be required if there will be fuel storage associated with an 

emergency generator system.  Contact the Pollution Prevention, Remediation and Air 
Quality Division for specific license requirements. 

2. Any discharges to ground or surface waters, excluding stormwater, will require review and 
approval from the Water Engineering and Licensing Section of the Development and 
Environmental Regulation Division prior to discharge.   

3. An Environmental Resource License may be required for any excavation or filling of existing 
wetlands, lakes, or canals or any other activities regulated under Article XI of the Natural 
Resource Protection Code which were not permitted and completed under License No. 
DF93-1131B, issued on November 5, 1993.  Contact the Aquatic and Wetlands Resources 
Section of the Development and Environmental Regulation Division for specific license 
requirements  

4. The subject plat is in the vicinity of a known contaminated site and the following should be 
noted:  For any site that overlies or contains potential or actual sources of pollution to 
ground or groundwater, the Pollution Prevention, Remediation and Air Quality Division’s 
approval of an application for a building permit or approval to construct or alter shall not be 
granted until the this Division is satisfied that the construction or alteration will not interfere 
with the cleanup of the contaminants on site [Section 27-66(h) Broward County Code of 
Ordinances]. It should also be noted that the Pollution Prevention, Remediation and Air 
Quality Division must approve any dewatering activities at the subject location. 

5. Wastewater receiving lift stations and force mains are critical components to the conveyance 
system.  Accordingly, adequate capacity for this project will need to be demonstrated of the 
receiving off-site sanitary sewer conveyance system.  Contact the Water Engineering and 
Licensing Section of the Development and Environmental Regulation Division at 954-519-
1483. 

 
 
Be advised that approval of a delegation request does not infer any approval to connect to any 
wastewater collection, treatment, or disposal system.  Nor does it infer that sufficient capacity 
will exist at time of Building Permit approval.  Connections to such systems are approved by the 
Environmental Review Section of the Development and Environmental Regulation Division as a 
prerequisite to, and just prior to, approval of Building Permits by the appropriate Building 
Department for any structures that are to be built on the platted site.  These comments do not 
indicate a waiver or approval of any license or permit that is, or may be, required for any aspect 
of the project. 
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CONCEPTUAL DREDGE AND FILL REVIEW REPORT 
 

       October 29, 2009 
  

Plat Name:   15500 Pines Boulevard Replat             
Plat No:    071-MP-99 
 

LOCATION 
 
Section: 16                  Township: 51 South       Range:  40 East  
  
Address: south side of Pines Boulevard, between NW 155th Avenue and SW 160th 
Avenue, City of Pembroke Pines  
 

 
FINDINGS 

 
A license has been issued for dredge and fill activities on this site.  
 

 
 

COMMENTS 
 
Conceptual review is not applicable for this plat.  The project site has been previously 
reviewed, found to contain wetlands, and licensed as part of the City National Bank 
development.   
 
The EPGMD Environmental Resource License Number is DF93-1131B, which was 
issued on November 5, 1993.  The license expired on November 5, 1998.  All wetland 
impacts associated with the license have been completed.   
 
This report is for informational purposes only and does not constitute waiver or approval 
of any license or permit that is, or may be, required for any aspect of this project.  
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