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SECTION I 
AMENDMENT REPORT 

BROWARD COUNTY LAND USE PLAN 
PROPOSED AMENDMENT PC 14-4 

(PLANTATION) 
 

 
RECOMMENDATIONS/ACTIONS DATE 
 
I. Planning Council Staff Transmittal Recommendation     March 18, 2014 

 
Planning Council staff recommends denial of the proposed amendment, as it is not 
consistent with the goals, objectives and policies of the Broward County Land Use Plan 
(BCLUP), specifically: 
 
Policy 1.07.07 For amendments which propose to add 100 or more residential 

dwelling units to the existing densities approved by the Broward 
County Land Use Plan, Broward County and affected 
municipalities shall coordinate and cooperate to implement the 
affected municipality’s chosen policies, methods and programs to 
achieve and/or maintain a sufficient supply of affordable housing. 

 
Section IV.(B) “Permitted Uses Permitted in Future Land Use Categories: 

Residential Use – Residential Density” describes the areas 
appropriate for designation as a “Dashed-Line Area” as “selected 
Developments of Regional Impact, planned unit developments 
and partially completed large scale developments.” 

   
Planning Council staff recognizes that the location of the proposed residential 
development would be appropriate for higher density residential uses, and therefore 
would make an alternative recommendation that the proposed amendment be changed 
to include only the vacant 4.9 gross acres site intended for the residential use, to be 
amended from “Office Park” to “High (50) Residential,” allowing for a total of 245 
dwelling units on the site. 
 
However, as the proposed amendment has not yet been deemed to meet BCLUP Policy 
1.07.07 regarding affordable housing, should the Planning Council decide to make a 
positive transmittal recommendation for either residential scenario (4.9 acres of 
Irregular (20.1) Residential within a “Dashed-Line Area” or 4.9 acres of High (50) 
Residential), Planning Council staff would suggest that said recommendation be subject 
to the resolution of the issue of consistency with BCLUP Policy 1.07.07 regarding the 
affordable housing, prior to the Planning Council’s second public hearing.  
 

 

(summarized) 
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RECOMMENDATIONS/ACTIONS (continued) DATE 
 
I. Planning Council Staff Transmittal Recommendation (continued)     March 18, 2014 

 
Update: March 27, 2014: The City of Plantation has provided additional 
information regarding the City’s methods and programs to achieve and/or 
maintain a sufficient supply of affordable housing. Broward County Planning and 
Redevelopment staff has reviewed the submitted information, and found that it 
satisfactorily demonstrates compliance with Policy 1.07.07. See Attachment 14.  

 
II. Planning Council Transmittal Recommendation     March 27, 2014 

 
Planning Council staff recommended approval of the proposed amendment as 
presented (from 14.3 acres of “Office Park” to 9.4 acres of Office Park within a “Dashed-
Line Area” and 4.9 acres of Irregular (20.1) Residential within a “Dashed-Line Area”), 
understanding that the Council reserves the right to approve or reject any future 
“Dashed-Line Area” proposals based on its merits or lack thereof. (Vote of the board; 
Unanimous: 17-0; Aronson, Bascombe, Blattner, Boccard, de Jesus, DuBose, Furr, Good, 
Graham, Hobby, Kaplan, Long, Mack, Ryan, Steffens, Stermer and Castro) 
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SECTION II 
AMENDMENT REPORT 

PROPOSED AMENDMENT PC 14-4 
 
 
INTRODUCTION AND APPLICANT’S RATIONALE 
 
I.  Municipality:    Plantation 
 
II. County Commission District:  District 5 
 
III. Site Characteristics 
 
 A. Size:    Approximately 14.3 acres 
 
 B. Location:  In Section 9, Township 50 South, Range 41 East; 

generally located west of University Drive, between 
Peters Road and Southwest 10 Street. 

    
 C. Existing Uses:  Office and vacant 
 
IV. Broward County Land Use Plan (BCLUP) Designations 
 
 A. Current Designation: Office Park 

      
 B. Proposed Designations: 9.4 acres of Office Park within a “Dashed-Line 

Area”* 
      4.9 acres of Irregular (20.1) Residential within a 

“Dashed-Line Area” 
         

 C. Estimated Net Effect: Reduction of 4.9 acres of office park use 
    Addition of 287 dwelling units [zero dwelling units 

currently permitted by BCLUP] 
 

V. Existing Uses and BCLUP Designations Adjacent to the Amendment Site 
 
 A. Existing Uses:  North: Retail 

    East: Retail 
    South: Office 

    West: Hotel and office 
 

* “Dashed-Line Area” means an area having a particular maximum overall allowable density of dwelling units for all 
land and land uses within the area for which the permitted overall density appears inside the dashed line area 
shown on the land use plan map.  That number is multiplied by the total number of acres inside the dashed line, 
including non-residential areas, to calculate the total number of dwelling units permitted within the same. 
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INTRODUCTION AND APPLICANT’S RATIONALE (continued) 
 
V. Existing Uses and BCLUP Designations Adjacent to the Amendment Site (continued) 
 
 B. Planned Uses:  North: Commercial 

    East: Commercial 
    South:  Office Park 
    West: Office Park 
 

  VI. Applicant/Petitioner 
 

A. Applicant:   Stiles Development Company 
 

 B. Agents:  Leigh Robinson Kerr & Associates, Inc. and Doumar, 
Allsworth, Laystrom & Voigt 

 
 C. Property Owners:  Duke Crossroads Building 4 LLC and Duke 

Crossroads 5 LLC 
 

VII. Recommendation of  
 Local Governing Body:  The City of Plantation recommends approval of the 

proposed amendment. The City anticipates 
adoption of the corresponding local amendment in 
June of 2014. 

 
VIII. Applicant’s Rationale 
 

The applicant states: “The applicant is requesting a change in land use designation from 
Office Park on the City and County Land Use Plans to Office Park and Residential all 
within a Dashed Line Area with an overall density of 20.1 dwelling units per acre. The 
subject site is located in the City’s Midtown District and the proposed development 
implements the Plantation Midtown Conceptual plan that ensures the highest quality 
development, a safe environment, an appropriate mix of uses, and a functional 
circulation system. A companion local plan amendment is also being processed by the 
City.” 
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SECTION III 
AMENDMENT REPORT 

PROPOSED AMENDMENT PC 14-4 
 
 
REVIEW OF PUBLIC FACILITIES AND SERVICES 

 
I. Potable Water/Sanitary Sewer /Solid Waste/Drainage /Parks & Open Space 
 

Adequate potable water facility capacity and supply, sanitary sewer facility capacity, 
solid waste services, drainage, and park and open space acreage will be available to 
serve the proposed land use. See Attachment 1. 
 
Regarding the long-range planning horizon for potable water supply, it is noted that the 
City of Plantation adopted its 10-year Water Supply Facilities Work Plan in 2008. 

 
II. Transportation 
 

The proposed amendment from the “Office Park” land use category to the “Office Park 
and Irregular (20.1) Residential within a Dashed-Line Area” land use category is 
projected to increase the number of p.m. peak hour vehicle trips on the regional 
transportation network at the long-term planning horizon by approximately 72 p.m. 
peak hour trips. See Attachment 2. As such, the proposed amendment would not impact 
the operating conditions of the regional transportation network. 
 
It is noted that Planning Council staff utilizes, as per Policy 12.01.11 of the Broward 
County Land Use Plan, a “significance” threshold corresponding to additional p.m. peak 
hour trips in excess of three-percent (3%) of such capacity of a regional roadway link at 
the long-range planning horizon. 
 
For the subject amendment PC 14-4, the additional impact is estimated at 2.48% of 
capacity for the link of Peters Road, between Pine Island Road and University Drive. 
Planning Council staff utilizes this significance threshold for several reasons, including a) 
recognition that all new development, independent of any land use plan amendment 
traffic analysis, is required to comply with Broward County traffic concurrency 
mitigation provisions, which is assessed at the plat/site planning stage, b) the 3% 
significance threshold is consistent with other regional-level professional traffic  analysis  
methodologies utilized by other planning agencies, and c) the threshold is also 
considered a margin of error to recognize that there is a range of potential permitted 
uses and development scenarios for any given land use plan designation. 
 
Planning Council staff notes that for informational purposes, Peters Road, between Pine 
Island Road and University Drive, is currently operating at and projected to continue 
operating at level of service (LOS) “D,” with or without the subject amendment. 
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REVIEW OF PUBLIC FACILITIES AND SERVICES (continued) 
 
II. Transportation (continued) 

 
In addition, the Broward County Transit Division (BCT) staff report states that current 
and future fixed-route county bus service is provided to the proposed amendment site. 
See Attachment 3. 

 
III. Public Schools  
 

The Broward County School Board staff report states that the proposed amendment 
would generate 13 additional students into Broward County Public Schools, consisting of 
8 elementary school students, 3 middle school students and 2 high school students. The 
report further states Seminole Middle and South Plantation High schools are operating 
within the adopted LOS of 100% of permanent capacity in the 2013/2014 school year 
and Tropical Elementary School is operating above the adopted LOS of 100% of 
permanent capacity in the 2013/2014 school year (101.2%). One charter school, Imagine 
School – Plantation, is located within a two-mile radius of the proposed amendment 
site. See Attachment 4. 
 
The School Board staff report also states that after incorporating the cumulative 
students anticipated from approved and vested developments anticipated to be built 
within the next three years, Seminole Middle and South Plantation High schools are 
expected to continue to operate within the adopted LOS of 100% through the 
2015/2016 school year, and Tropical Elementary School is projected to operate above 
the adopted LOS of 100% through the 2014/2015 school year (104.2%). In addition, the 
School Board report indicates that there are no planned improvements for the affected 
elementary, middle and high schools in the currently adopted 5-year School Board 
District Educational Facilities Plan or the 10-year School Board District Educational 
Facilities Plan. See Attachment 4. 
 
Based on the School District’s Seven Long Range Planning Areas, the amendment site is 
located within School District Planning Area “D,” which is anticipated to have sufficient 
excess capacity to support the additional students generated by the residential dwelling 
units proposed by this amendment. In addition, the proposed additional residential 
dwelling units will be subject to a public school concurrency review at the plat or site 
plan phase of development review, whichever comes first. See Attachment 4.  
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SECTION IV 
AMENDMENT REPORT 

PROPOSED AMENDMENT PC 14-4 
 
 

REVIEW OF NATURAL RESOURCES 
 
I.  Designated Protected/Regulated Areas 

 
The Broward County Environmental Protection and Growth Management Department 
(EPGMD) report indicates that Natural Resource Areas, Local Areas of Particular 
Concern, or Urban Wilderness Inventory sites do not exist within the boundaries of the 
proposed amendment site. See Attachment 5. 

 
II.  Wetlands 

 
The EPGMD report indicates that the proposed amendment site does not contain 
wetlands within its boundaries. Any creation of new or filling of existing surface waters 
will require a license. See Attachment 5. 
 

III.  Sea Level Rise 
 
The EPGMD report indicates that the proposed amendment site does not contain, fall 
within, or overlap with an area for planning consideration, as indicated on the Priority 
Planning Areas for Sea Level Rise Map. See Attachment 5. 
 

IV.  Other Natural Resources 
 

The EPGMD report indicates that the subject site contains mature tree canopy. 
Development of the site must comply with the Tree Preservation regulations of the City 
of Plantation if trees are to be removed or relocated. The applicant is required to 
minimize the number of trees to be removed by incorporating suitable existing trees in 
the site plan design. If trees cannot be incorporated into the site plan in their current 
location, the applicant is required to relocate suitable trees. Any trees permitted for 
removal must be replaced. If the above requirements are adhered to, the proposed land 
use designation is not expected to have a negative impact on upland resources. See 
Attachment 5. 
 
It is further noted that development of the proposed amendment site should be 
coordinated with the NatureScape Broward Program for guidance in development of 
any related landscaping plans. See Attachment 5. 
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REVIEW OF NATURAL RESOURCES (continued) 
 
V.  Historical/Cultural Resources 

 
The Broward County Historical Commission report states that no historical or 
archaeological resources exist within the boundaries of the proposed amendment site. 
See Attachment 6. 
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SECTION V 
AMENDMENT REPORT 

PROPOSED AMENDMENT PC 14-4 
 
 

OTHER PLANNING CONSIDERATIONS/INFORMATION 
 

I. Affordable Housing 
 
The proposed land use plan amendment is subject to Broward County Land Use Plan 
(BCLUP) Policy 1.07.07, as it proposes 287 additional residential units to be permitted by 
the BCLUP. The Broward County Planning and Redevelopment Division (PRD) report 
requested that the City of Plantation provide a current, professionally accepted 
affordable housing study, report or information which establishes how the City’s 
methods and programs will achieve and/or maintain a sufficient supply of affordable 
housing. See Attachment 7. 
 
The applicant conducted an affordable housing analysis for the City of Plantation, and 
submitted same to the City for its consideration. Concurrently, the applicant submitted 
correspondence voluntarily committing to provide that 15% of the project dwelling units 
will be affordable, or, at the applicant’s option, pay a fee equal to 1% of the 
construction cost of the market rate units. The correspondence states that these 
voluntary commitments would only be in the event that the City does not submit its 
affordable housing report, or in the event that said report does not meet the County’s 
standards. See Attachment 8. 
 
The City of Plantation subsequently reviewed the affordable housing analysis submitted 
to them by the applicant, and has endorsed its findings and transmitted said analysis by 
Resolution No. 11842 to Broward County. See Attachments 9 and 10.  It is noted that 
the City has not endorsed the applicant’s correspondence regarding a voluntary 
commitment to set aside 15% of the dwelling units as affordable or pay an in-lieu of fee. 
 
An updated Broward County Planning and Redevelopment Division report notes the 
following: 
 
1) The submitted affordable housing analysis demonstrates that the City’s current 

affordable housing stock comprises a significant portion of the City’s total housing 
stock; and 

 
2)  the proposed amendment is not in compliance with Policy 1.07.07 until such time 

that the City identifies its specific methods and programs to maintain a sufficient 
supply of affordable housing. See Attachment 11. 

 
Planning Council staff notes that as of the writing of this report, compliance with 
Policy 1.07.07 regarding the provision of affordable housing has not been resolved. 
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OTHER PLANNING CONSIDERATIONS/INFORMATION (continued) 
 
I. Affordable Housing (continued) 

 
Update: March 27, 2014: The City of Plantation has provided additional 
information regarding the City’s methods and programs to achieve and/or 
maintain a sufficient supply of affordable housing. Broward County Planning and 
Redevelopment staff has reviewed the submitted information, and found that it 
satisfactorily demonstrates compliance with Policy 1.07.07. See Attachment 14.  

 
II. Broward County Land Use Plan Goals, Objectives and Policies 

 
Based on the information available, the proposed amendment may not be considered 
consistent with the Broward County Land Use Plan: 
 
Policy 1.07.07 For amendments which propose to add 100 or more residential 

dwelling units to the existing densities approved by the Broward 
County Land Use Plan, Broward County and affected 
municipalities shall coordinate and cooperate to implement the 
affected municipality’s chosen policies, methods and programs to 
achieve and/or maintain a sufficient supply of affordable housing. 

 
Update: March 27, 2014: The City of Plantation has provided additional 
information regarding the City’s methods and programs to achieve and/or 
maintain a sufficient supply of affordable housing. Broward County Planning and 
Redevelopment staff has reviewed the submitted information, and found that it 
satisfactorily demonstrates compliance with Policy 1.07.07. See Attachment 14. 

 
Section IV.(B) “Permitted Uses Permitted in Future Land Use Categories: 

Residential Use – Residential Density” describes the areas 
appropriate for designation as a “Dashed-Line Area” as “selected 
Developments of Regional Impact, planned unit developments 
and partially completed large scale developments. 

 
III. Other Pertinent Information 

 
Planning Council staff notes that this proposed amendment site includes 9.4 gross acres 
that was developed in 2001 with an office building and associated parking.  

(summarized) 
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SECTION VI 
AMENDMENT REPORT 

PROPOSED AMENDMENT PC 14-4 
 
 
PLANNING ANALYSIS 
 
Planning Council staff’s analysis also finds the following: 
 

1. Based on information available, adequate potable water plant capacity and supply, and 
sanitary sewer, solid waste and drainage capacity and park acreage will be available to 
serve the proposed land use. Further, no adverse impacts to natural or cultural 
resources were identified. In addition, our analysis finds that the proposed amendment 
is not projected to adversely impact the operating conditions of the regional 
transportation network. See Attachment 2. 

 
2. Regarding impacts to public schools, the Broward County School Board staff report 

indicates that the proposed amendment would generate 13 additional students into 
Broward County Public Schools, consisting of 8 elementary school students, 3 middle 
school students and 2 high school students. However, the report states that Planning 
Area “D” is anticipated to have sufficient excess capacity to support the students 
generated by the proposed amendment. See Attachment 4. 
 

3. Planning Council staff notes that as of the writing of this report, compliance with 
Policy 1.07.07 regarding the provision of affordable housing has not been resolved, as 
the  updated Broward County Planning and Redevelopment Division report notes the 
following: 
 

 The submitted affordable housing analysis demonstrates that the City’s current 
affordable housing stock comprises a significant portion of the City’s total housing 
stock; and 

 

 the proposed amendment is not in compliance with Policy 1.07.07 until such time 
that the City identifies its specific methods and programs to maintain a sufficient 
supply of affordable housing. See Attachment 11. 

 
Update: March 27, 2014: The City of Plantation has provided additional 
information regarding the City’s methods and programs to achieve and/or 
maintain a sufficient supply of affordable housing. Broward County Planning and 
Redevelopment staff has reviewed the submitted information, and found that it 
satisfactorily demonstrates compliance with Policy 1.07.07. See Attachment 14. 
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PLANNING ANALYSIS (continued) 
 
Our analysis finds that the proposed land use designations of “Office Park within a Dashed-Line 
Area” and “Irregular (20.1) Residential within a Dashed-Line Area” would be generally 
compatible with surrounding existing and future land uses. To the north and east are retail 
developments designated “Commercial.” To the south and west are office and hotel uses 
designated “Office Park.” 
 
However, Planning Council staff finds that the proposed amendment is not consistent with the 
Residential Density provisions found in Section IV. (Plan Implementation Requirements) of the 
Broward County Land Use Plan. Section IV.(B) “Permitted Uses Permitted in Future Land Use 
Categories: Residential Use – Residential Density” which describes the areas appropriate for 
designation as a “Dashed-Line Area” as “selected Developments of Regional Impact, planned 
unit developments and partially completed large scale developments. 
 
A Planning Council staff review of existing “Dashed-Line Areas” reveals that there are 36 areas 
within Broward County designated as “Dashed-Line Areas,” ranging in size from 67.5 to 9,583.9 
gross acres. Further, there is only one such area less than 100 acres within the BCLUP, and only 
five such areas less than 200 acres. 
 
Planning Council staff analysis of the 36 designated “Dashed-Line Areas” indicates that in no 
instance does the effective density within the residentially designated portion of any current 
“Dashed-Line Area” exceed 24.2 dwelling units per acre. This amendment proposes 287 
dwelling units to be constructed on the vacant 4.9 acre area, resulting in an effective density of 
58.6 dwelling units per acre, which exceeds the maximum density permitted by the Broward 
County Land Use Plan for residential land uses.  
 
While Planning Council staff recognizes that the site is directly adjacent to transit and 
appropriate  for  higher  densities,  it  is  staff’s  opinion  that  the  transmittal/adoption  of  the 
proposed amendment would be precedent setting and could result in the unintended 
consequence of piecemeal redevelopment of small non-residential sites with large surface 
parking areas within Plantation and throughout the County, without an overall comprehensive 
plan. Understanding that the site is located within the City of Plantation’s “Midtown District 
Master Plan and Overlay,” it could be suggested that the City propose a mixed-use area in the 
future in which higher densities could be accommodated. 
 
In conclusion, Planning Council staff finds that the proposed amendment is not consistent with 
the Broward County Land Use Plan. Therefore, it is recommended that the proposed 
amendment be denied. 
 
As an alternative to denial, Planning Council staff would recommend that the proposed 
amendment be changed to include only the vacant 4.9 gross acres site intended for the 
residential use, to be amended from “Office Park” to “High (50) Residential,” allowing for a total 
of 245 dwelling units on the site.  
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PLANNING ANALYSIS (continued) 
 
Should the Planning Council decide to make a positive transmittal recommendation including 
residential uses, Planning Council staff would suggest that the said recommendation be subject 
to the resolution of the issue of consistency with BCLUP Policy 1.07.07 regarding the provision 
of affordable housing, prior to the Planning Council’s second public hearing. 
 



VII - 1 
 

SECTION VII 
AMENDMENT REPORT 

PROPOSED AMENDMENT PC 14-4 
 
ATTACHMENTS 
 
1. Broward County Planning Council Supplemental Report of December 19, 2013 

 
2. Broward County Planning Council Traffic Analysis of December 11, 2013 
 
3. Broward County Transit Division Report of December 16, 2013 
 
4. School Board of Broward County Consistency Review Report of January 13, 2014 
 
5. Broward County Environmental Protection and Growth Management Department 

Report of January 6, 2014 
 
6.  Broward County Historical Commission Report of December 22, 2013 
 
7. Broward County Planning and Redevelopment Division Report of January 7, 2014 
 
8. Correspondence from Leigh R. Kerr, AICP, President, Leigh Robinson Kerr & Associates, 

Inc., to Barbara Blake Boy, Executive Director, Broward County Planning Council, dated 
January 30, 2014 

 
9. Affordable Housing Analysis for the City of Plantation, prepared by Miami Economic 

Associates, Inc., dated February 2014 
 
10. City of Plantation Resolution No. 11842 
 
11. Broward County Planning and Redevelopment Division Report of March 12, 2014 
 
12. Broward County Parks and Recreation Division Report of December 17, 2013 
 
13. Broward County Water Management Division Report of January 6, 2014 
 
Update: March 27, 2014:  
 
14. Updated Broward County Planning and Redevelopment Division Report of March 21, 

2014 
 
 








































































































