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SECTION I 
AMENDMENT REPORT 

BROWARD COUNTY LAND USE PLAN 
PROPOSED AMENDMENT PC 20-7 

(PEMBROKE PINES) 
 
 
RECOMMENDATIONS/ACTIONS DATE 
 
I. Planning Council Staff Transmittal Recommendation September 8, 2020 
  

Planning Council staff finds the proposed amendment is generally consistent with the 
policies of the BrowardNext – Broward County Land Use Plan. Therefore, it is 
recommended that the proposed amendment be approved. 
 
As the Planning Council is aware, the Broward County Charter requires at least one 
Planning Council public hearing and Article 1.2(A) of the Administrative Rules Document: 
BrowardNext outlines the following circumstances in which a second Planning Council 
public hearing may be recommended or required: 

(1) At its initial public hearing, the Planning Council takes an action to recommend 
denial of a proposed amendment; or 

(2) At its initial public hearing, the Planning Council takes an action to recommend 
approval subject to meeting specific criteria or policy prior to a second Planning 
Council public hearing; or 

(3) At its initial public hearing, the Planning Council votes by a majority of the 
members present with a minimum of six (6) affirmative votes for a second 
Planning Council public hearing; or 

(4) If the County Commission requests by a vote of the majority of members present 
to request a second Planning Council public hearing; or 

(5) If an objection or comment on adverse impacts to important state resources or 
facilities is issued during the State of Florida Chapter 163 review process; or 

(6) If State of Florida Chapter 163 requires or is modified to require a second local 
planning agency public hearing. 

 

If the Planning Council chooses to require a second Planning Council public hearing per 
Article 1.2(A)(1)(2) or (3), such recommendation must be made as part of its motion. 
 

In addition, if the Planning Council does not require a second Planning Council public 
hearing and the Broward County Land Use Plan amendment is adopted by the County 
Commission, this action by the Planning Council shall be considered the “conditional” 
recertification of the municipal land use plan amendment, which directly correlates to the 
referenced BCLUP amendment. The recertification will not be deemed effective until such 
time as the Planning Council Executive Director and Attorney determine that the 
municipality has fulfilled all application requirements for recertification of local land use 
plans, as outlined in the Administrative Rules Document: BrowardNext. The Planning 
Council Executive Director will issue a written letter of effectiveness to the municipality 
upon satisfaction of the same. 
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RECOMMENDATIONS/ACTIONS (continued) DATE 
 

II. Planning Council Transmittal Recommendation September 17, 2020 
 

Approval per Planning Council staff transmittal recommendation, including not requiring 
a second Planning Council public hearing. (Vote of the board; 14-0; Yes: Blackwelder, 
Blattner, Breslau, Brunson, Fernandez, Gomez, Graham, Hardin, Maxey, Parness, Rich, 
Ryan, Williams and DiGiorgio. Abstain: Good.)
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SECTION II 
AMENDMENT REPORT 

PROPOSED AMENDMENT PC 20-7 
 
 
INTRODUCTION AND APPLICANT’S RATIONALE 
 
I. Municipality: Pembroke Pines 
 
II. County Commission District: District 8 
 
III. Site Characteristics 
 

A. Size: Approximately 558.2 acres 
 

B. Location: In Sections 16, 17, 20 and 21, Township 51 South, 
Range 40 East; generally located on the east side of 
Southwest 172 Avenue, between Pembroke Road 
and Pines Boulevard. 

 
C. Existing Uses: Educational facilities, park, single-family and multi-

family residential, retail, vacant and Pembroke 
Shores Mitigation Areas 

 
IV. Broward County Land Use Plan (BCLUP) Designations 
 

A. Current Designations: Dashed-Line Area* consisting of: 
  509.2 acres of Irregular (2.243) Residential 

permitting a maximum of 1,252 dwelling units 
    49.0 acres of Commerce 
 
B. Proposed Designations: Dashed-Line Area consisting of: 
  527.6 acres of Irregular (2.621) Residential 

permitting a maximum of 1,463 dwelling units 
    30.6 acres of Commerce 
 
C. Estimated Net Effect: Addition of 211 dwelling units 
 Reduction of 18.4 acres of commerce use  
 

 
*A “Dashed-Line Area” is defined as 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 
 

 A. Existing Uses: North: Retail, fire station, mitigation areas and 
single-family residential 

 East: Retail, multi-family and single-family 
residential 

 South: Park, educational facility, single-family 
residential and mitigation area 

West: Single-family residential, outdoor storage 
and warehouses 

 
B. Planned Uses: North: Commerce and Low (3) Residential 

 East: Irregular (5.3) Residential 
 South: Low (3) Residential and Estate (1) 

Residential 
 West: Estate (1) Residential, Commerce and Low 

(3) Residential 
VI. Applicant/Petitioner 
 

A. Applicant: DR Horton, Inc. 
 
B. Agents: Dennis Mele, Esq., Greenspoon Marder, LLP 

 Kristen Nowicki, AICP, WGI, Inc. 
 
C. Property Owner:  School Board of Broward County 

 
VII. Recommendation of 
 Local Governing Body: The City of Pembroke Pines recommends approval 

of the proposed amendment. 

 
VIII. Applicant’s Rationale 
 

The applicant states: “The subject property contains 26.88 gross acres and is located at 
the southeast quadrant of the intersection of Southwest 172 Avenue and Pines 
Boulevard, within the City of Pembroke Pines. The property is in a nodal location at the 
intersection of an arterial roadway (Pines Boulevard) and a collector roadway (Southwest 
172 Avenue). The site was formerly used by the Broward County School District as an 
annex school with multiple portable classrooms, which are still on the site. Approximately 
60% of the northern part of the property (18.40 gross acres) has a Commercial Future 
Land Use Map designation and a Planned Unit Development Zoning district, the remaining 
section of the property (8.48 gross acres) has a Future Land Use Map designation of  
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INTRODUCTION AND APPLICANT’S RATIONALE (continued) 
 
VIII. Applicant’s Rationale (continued) 

 
Irregular (2.243 du/ac) Residential and a Limited Agricultural Zoning district, a large 
section of this area is a forested wetland located on the southeastern portion of the site. 
 
The entire site lies within the Dashed-Line area of the City of Pembroke Pines and Broward 
County's Future Land Use Maps. Pursuant to the last Broward County Land Use Plan 
amendment (aka Amendment PC 17-3) the Dashed-Line Area consists of: 509.2 acres of 
Irregular (2.243) Residential and 49.0 acres of Commercial with no available dwelling 
units. In order to develop this site with a 211 townhome community, it will be necessary 
to submit a LUPA application, to the City of Pembroke Pines and Broward County, to 
modify the 509.2 acres of Irregular (2.243) Residential and 49.0 acres of Commercial 
within the Dashed-Line area by reallocating a portion of the Commercial segment within 
the property to the Irregular (2.243) Residential and adding 211 dwelling units, which will 
affect the overall density of the Irregular Residential. 
 
The proposed townhome use provides an opportunity for infill housing at a higher density 
level that allows for more affordability, which is an important goal of the Housing Element  
of the Comprehensive Plan. This property is an appropriate location for new units to meet 
the continuing demand for townhomes, as it has excellent access to "adequate public 
streets, a transportation network, infrastructure and utilities to service the sites" 
(Housing Element Policy 1.6). Roadway capacity is available on these nearby arterial and 
collector roads. Finally, the townhome use would not constitute an incompatible 
development, as it is immediately adjacent to the Sterling Place townhome development.  
 
As mentioned in the Future Land Use Element of the City's Comprehensive Plan, the mix 
in the residential development has shown a decrease through the years for the single-
family detached homes and an increase of the attached single-family homes. Moreover, 
the inventory of attached homes in the City has grown at more than twice the rate of 
detached homes in the last five years. Land scarcity is the major factor driving townhouse 
construction in Broward, since this housing type is a denser alternative to single-family 
detached homes. Broward is 1,323 square miles in size, substantially smaller than its 
South Florida neighbors Palm Beach County (1,970) and Miami-Dade County (1,898). 
Developable land is especially scarce in Broward because about half of the county, or 
approximately 660 square miles, lies in the Everglades. The market also favors 
townhomes because there is a current oversupply of condos.”
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SECTION III 
AMENDMENT REPORT 

PROPOSED AMENDMENT PC 20-7 
 
 
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, 
drainage and solid waste services, 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 Pembroke Pines adopted its 10-year Water Supply Facilities Work Plan on April 1, 
2015. 
 

II. Transportation & Mobility 
 
The proposed amendment from the Commerce within a Dashed-Line Area land use 
category to the Irregular (2.621) Residential within a Dashed-Line Area land use category 
is projected to decrease the number of p.m. peak hour vehicle trips on the regional 
transportation network at the long-term planning horizon by approximately 564 p.m. 
peak hour trips. See Attachment 2. As such, the proposed amendment would not 
negatively impact the operating conditions of the regional transportation network. 
 
Planning Council staff notes the following roadway levels of service for informational 
purposes only: 

• Southwest 172 Avenue, between Sheridan Street and Pembroke Road, is 
currently operating at and projected to continue operating at level of service (LOS) 
“C,” with or without the subject amendment. 

• Southwest 160 Avenue, between Sheridan Street and Pembroke Road, is 
currently operating at and projected to continue operating at level of service (LOS) 
“C,” with or without the subject amendment. 

• Pines Boulevard, between Northwest 160 Avenue and Northwest 184 Avenue, is 
currently operating at and projected to continue operating at LOS “C,” with or 
without the subject amendment. 

 
The Broward County Transit Division (BCT) report states that current and planned fixed-
route county transit service, as well as community shuttle service, is provided to the 
proposed amendment site. In addition, the BCT report identifies planned Penny Surtax 
transit improvements to the county route serving the amendment area. Further, the BCT 
staff recommends that any proposed development be designed to provide safe 
movement for pedestrians and bicycles, including transit connectivity to the existing 
sidewalk/bicycle network and bus stops. See Attachment 3. 
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REVIEW OF PUBLIC FACILITIES AND SERVICES (continued) 
 
II. Transportation & Mobility (continued) 

 
The Broward County Planning and Development Management Division (PDMD) report 
notes that Pines Boulevard and Southwest 172 Avenue are the primary corridors that 
provide connectivity to the proposed amendment area. The PDMD report also notes that 
the existing sidewalk and bicycle infrastructure adjacent to the amendment site is 
sufficient, and that future development be designed to include safe and convenient 
connections between the development and the surrounding transportation network. The 
PDMD staff also recommends that amenities such as pedestrian-scale lighting, shade 
trees, bicycle racks, lockers and bicycle repair stations be considered, as well as the 
provision of electric vehicle charging stations. See Attachment 4. 
 

III. Public Schools 
 
The School Board of Broward County staff report states that the proposed amendment 
would generate 98 additional students into Broward County Public Schools, consisting of 
49 elementary school students, 23 middle school students and 26 high school students. 
The report further states that Panther Run Elementary, Silver Trail Middle and West 
Broward High schools are all under-enrolled in the 2019-2020 school year and are 
anticipated to operate below the adopted level of service (LOS) of the higher of 100% of 
gross capacity or 110% of permanent capacity through the 2021-2022 school year. In 
addition, the School Board report indicates that there are three (3) charter schools 
located within a two-mile radius of the proposed amendment site. See Attachment 5. 
 
The School Board report indicates that there are no planned improvements which 
increase the capacities of the affected elementary, middle and high schools in the 
currently adopted 5-year or 10-year School Board District Educational Facilities Plans. See 
Attachment 5. 
 
Based on the School District’s Seven Long Range Planning Areas, the proposed 
amendment is located within School District Planning Area “F,” which is anticipated to 
have sufficient excess capacity to support the students generated by the residential units 
proposed in the Planning Area. The 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 5.
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SECTION IV 
AMENDMENT REPORT 

PROPOSED AMENDMENT PC 20-7 
 
 
REVIEW OF NATURAL RESOURCES 
 
I. Designated Protected/Regulated Areas 
 

The Broward County Environmental Protection and Growth Management Department 
(EPGMD) report indicates that the proposed amendment site does not contain Natural 
Resource Areas, Local Areas of Particular Concern, Urban Wilderness Inventory sites, or 
Protected Natural Lands within its boundaries. However, the amendment area includes 
the Pembroke Shores Mitigation Areas, which are comprised of 46 acres of wetlands and 
mixed forest and non-forested lands, and are included in the Protected Natural Lands 
Inventory. See Attachment 6. The applicant states that although the Pembroke Shores 
Mitigation Area is within the Dashed-Line Area that is the part of the amendment area, 
the site proposed for development is not within the Mitigation Area. See Attachment 7. 
 

II. Wetlands 
 
The EPGMD report indicates that the Pembroke Shores Dashed-Line Area (DLA) contains 
approximately 46.62 acres of licensed wetland mitigation areas. The DLA also contains 
approximately 3.64 acres of wetlands on an undeveloped site, which is currently under 
review for an Environmental Resource License application (DF20-1062). No impacts are 
authorized until the Environmental Resource License is issued. See Attachment 6. The 
applicant states that an Environmental Resource License is under review and no impacts 
will be made to wetlands without proper licensing. See Attachment 7. 
 

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 6. 
 

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 Pembroke Pines. 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 plan amendment is not expected to 
have a negative impact on upland resources. See Attachment 6.  
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REVIEW OF NATURAL RESOURCES (continued) 
 
IV. Other Natural Resources (continued) 

 
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 6. 

 
V. Historical/Cultural Resources 
 

The Broward County Planning and Development Management Division (PDMD) report 
states that the proposed amendment will not have an adverse effect on any known 
historical or archaeological resources or areas of archaeological or paleontological 
sensitivity. See Attachment 4.
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SECTION V 
AMENDMENT REPORT 

PROPOSED AMENDMENT PC 20-7 
 
 
OTHER PLANNING CONSIDERATIONS/INFORMATION 
 
I. Affordable Housing 
 

The proposed land use plan amendment is subject to BrowardNext - Broward County Land 
Use Plan (BCLUP) Policy 2.16.2, as it proposes 211 additional residential units to be 
permitted by the BCLUP. The Planning and Development Management Division (PDMD) 
report notes that the City of Pembroke Pines did not submit an affordable housing study 
and PDMD staff requests that the City provide an updated Study in compliance with the 
requirements of Policy 2.16.2. See Attachment 4. The City submitted an affordable 
housing analysis dated July 29, 2020. See Attachment 8. The PDMD provided revised 
comments indicating that the affordable housing study, along with the City of Pembroke 
Pines’ existing policies, initiatives and expenditures of funds (including the City Center 
Project Affordable Housing Initiative, the City’s Affordable Housing Trust Fund and a 
higher density residential land use designation (50 du/ac) specifically created to increase 
the affordable housing stock) demonstrates compliance with Policy 2.16.2. See 
Attachment 9. It is noted that the affordable housing study is valid for a period of 18 
months (i.e. through February 2022) based on Article 5.4(E) of the Administrative Rules 
Document: BrowardNext.  
 
The study indicates that currently and projected (through 2025), there is a surplus of 
affordable housing for homeownership at the low- and moderate-income bands and a 
slight deficit at the very low-income band. Further, the study indicates that currently and 
projected (through 2025) rental properties at the very low band are in very short supply 
while rental properties in the low- and moderate-income bands are in surplus. The PDMD 
staff also recognizes that the shortfall of very-low income affordable rental and owner 
units within the City remains an issue. See Attachment 9. 

 
II. BrowardNext - Broward County Land Use Plan Policies  
  

The proposed amendment is found to be generally consistent with the policies of the 
BrowardNext - Broward County Land Use Plan. 

 
III. Other Pertinent Information 
 

Planning Council staff notes that the Pembroke Shores Dashed-Line Area contains a total 
of 558.2 acres. The amendment proposes to revise the density of the Dashed-Line Area 
to add 211 dwelling units and increase residential use by 18.4 acres while decreasing 
commerce use by 18.4 acres.  
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OTHER PLANNING CONSIDERATIONS/INFORMATION (continued) 
 
III. Other Pertinent Information (continued) 
 

The proposed amendment is located adjacent to the City of Miramar. Planning Council 
staff solicited comments from the City of Miramar, which stated that they have no 
comments on the proposed amendment. See Attachment 10. 
 
Regarding notification of the public, the Broward County Planning Council staff sent 
approximately 1,499 courtesy notices to all property owners within the land use plan 
amendment boundaries, as well as within 300 feet of the boundaries.
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SECTION VI 
AMENDMENT REPORT 

PROPOSED AMENDMENT PC 20-7 
 
 
PLANNING ANALYSIS 
 
Planning Council staff’s analysis finds that the proposed amendment to the Pembroke Shores 
Dashed-Line Area to add 211 dwelling units and 18.4 acres of residential use while decreasing 
commerce use by 18.4 acres would be generally compatible with the surrounding existing and 
future land uses.  
 
The amendment site is bordered on the north by retail uses and a fire station designated as 
Commerce and a single-family residential development and mitigation areas designated Low (3) 
Residential. To the east are multi-family and single-family residential developments designated 
Irregular (5.3) Residential. To the south are single-family residential developments, an 
educational facility and a park designated Estate (1) Residential and Low (3) Residential. To the 
west are outdoor storage and warehouses designated Commerce as well as a single-family 
residential development designated Estate (1) Residential. 
 
Our analysis also finds that adequate potable water plant capacity and supply, sanitary sewer, 
drainage, solid waste capacity and park acreage will be available to serve the proposed land use. 
In addition, our analysis finds that the proposed amendment is not projected to negatively impact 
the operating conditions of the regional transportation network. See Attachment 2. Further, no 
adverse impacts to historical or cultural resources were identified. 
 
Concerning impacts to public schools, the School Board of Broward County staff report states 
that the proposed amendment would generate 98 additional students into Broward County 
Public Schools, consisting of 49 elementary school students, 23 middle school students and 26 
high school students. Based on the School District’s Seven Long Range Planning Areas, the 
amendment is located within School District Planning Area “F,” which is anticipated to have 
sufficient excess capacity to support the students generated by the residential units proposed in 
the Planning Area. In addition, the 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 5. 
 
Regarding impacts to natural resources, the EPGMD report indicates that the proposed 
amendment area includes the Pembroke Shores Mitigation Areas, which are identified in the 
Protected Natural Lands Inventory. The EPGMD report also identifies that the Pembroke Shores 
Dashed-Line Area (DLA) contains approximately 46.62 acres of licensed wetland mitigation areas 
as well as approximately 3.64 acres of wetlands on an undeveloped site, which is currently under 
review for an Environmental Resource License application (DF20-1062). No impacts are 
authorized until the Environmental Resource License is issued. See Attachment 6. The applicant 
has provided correspondence stating that although the Pembroke Shores Mitigation Area is 
within the Dashed-Line Area that is the part of the amendment area, the site proposed for 
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PLANNING ANALYSIS (continued) 
 
development is not within the Mitigation Area. Further, the applicant acknowledges that no 
impacts to wetlands are authorized without proper licensing. See Attachment 7. 
 
Concerning affordable housing, the proposed land use plan amendment is subject to BCLUP 
Policy 2.16.2, as it proposes 211 additional residential units to be permitted by the BCLUP. The 
City submitted an affordable housing analysis dated July 29, 2020. See Attachment 8. The PDMD 
report indicates that the affordable housing study, along with the City of Pembroke Pines’ existing 
policies, initiatives and expenditures of funds (including the City Center Project Affordable 
Housing Initiative, the City’s Affordable Housing Trust Fund and a higher density residential land 
use designation (50 du/ac) specifically created to increase the affordable housing stock) 
demonstrates compliance with Policy 2.16.2. See Attachment 9. 
 
In conclusion, Planning Council staff finds that the proposed amendment is generally consistent 
with the policies of the BrowardNext - Broward County Land Use Plan and it is recommended 
that the proposed amendment be approved.
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SECTION VII 
AMENDMENT REPORT 

PROPOSED AMENDMENT PC 20-7 
 
 
ATTACHMENTS 
 
1. Broward County Planning Council Supplemental Report of July 2020 

 
2. Broward County Planning Council Traffic Analysis of June 12, 2020 
 
3. Broward County Transit Division Report of July 15, 2020 
 
4. Broward County Planning and Development Management Division Report of July 2, 2020 
 
5. School Board of Broward County Consistency Review Report of July 2, 2020 
 
6. Broward County Environmental Protection and Growth Management Department Report 

of July 15, 2020 
 
7. Correspondence from Kristen Nowicki, AICP, Senior Project Manager, WGI, Inc., to 

Barbara Blake Boy, Executive Director, Broward County Planning Council, dated August 
26, 2020 
 

8. An Affordable Housing Market Assessment in the City of Pembroke Pines, Florida, dated 
July 29, 2020, prepared by Munilytics, submitted by the City of Pembroke Pines on August 
24, 2020 

 
9. Revised - Broward County Planning and Development Management Division Report – 

Affordable Housing Comments of August 31, 2020  
 

10. Email correspondence from Nixon Lebrun AICP, MPA, CFM, Senior Planner, Community 
Development Department, City of Miramar, to Christina Evans, Planner, Broward County 
Planning Council, dated July 15, 2020 
 

11. Email correspondence from Kevin Hart, P.E., CFM, District Director, South Broward 
Drainage District, to Christina Evans, Planner, Broward County Planning Council, dated 
July 16, 2020 

 
12. Broward County Water Management Division Report of June 23, 2020 
 
13. Broward County Parks and Recreation Division Report of July 28, 2020 



ATTACHMENT 1 
 

BROWARD COUNTY PLANNING COUNCIL 
SUPPLEMENTAL REPORT 

PUBLIC SERVICES AND FACILITIES 
 

BROWARD COUNTY LAND USE PLAN AMENDMENT NUMBER PC 20-7 
 

Prepared: July 2020 
 
POTABLE WATER 
 
The proposed amendment site will be served by the Pembroke Pines Water Treatment Plant, which has a 
current capacity of 18 million gallons per day (mgd). The current and committed demand on the treatment 
plant is 14.04 mgd, with 3.96 mgd available. The wellfields serving the amendment site have a combined 
permitted withdrawal of 15.6 mgd, with 1.56 mgd available for water withdrawal, which expires on August 
13, 2030. Planning Council staff utilized a level of service of 0.1 gallons per day (gpd) per square foot for 
commerce uses and 84.8 gpd per capita (2.7 persons per household (pph)) for residential uses. The 
amendment will result in a net increase in demand of 0.03 mgd. Sufficient potable water supply and 
treatment capacity will be available to serve the proposed amendment site. 
 
SANITARY SEWER 
 
The proposed amendment site will be served by the Pembroke Pines Wastewater Treatment Plant, which 
has a current capacity of 9.5 mgd. The current and committed demand on the treatment plant is 7.01 mgd, 
with 2.49 mgd available. Planning Council staff utilized a level of service of 0.1 gpd per square foot for 
commerce uses and 93 gpd per capita (2.7 pph) for residential uses. The amendment will result in a net 
increase in demand of 0.03 mgd. Sufficient sanitary sewer capacity will be available to serve the proposed 
amendment site. 
 
SOLID WASTE 
 
The proposed amendment site will be served by Waste Pro for solid waste disposal service.  Waste Pro 
collects and transports the City’s solid waste to the Reuter Recycling Facility, and then to the Okeechobee 
Landfill for additional processing. The Landfill has a capacity of 180 million cubic yards and a demand of 
3,287.7 tons per day (TPD). Planning Council staff utilized a level of service of 4 pounds (lbs.) per 100 square 
feet per day for commerce uses and 5 pounds per day per capita (2.7 pph) for residential uses. The proposed 
amendment will result in a net decrease in demand of 4,511.5 pounds per day or 2.26 TPD. Sufficient solid 
waste capacity will be available to serve the proposed amendment site. 
 
DRAINAGE 
 
The proposed amendment site will be served by the South Broward Drainage District (SBDD). Surface water 
management license/permit from the SBDD will be required prior to any construction. 
 
PARKS AND OPEN SPACE 
 
The City of Pembroke Pines has 1,024.7 acres in its parks and open space inventory. The 2045 projected 
population (166,758) requires approximately 500.3 acres to meet the community parks acreage 
requirement of 3 acres per one thousand persons population. The amendment will result in a net increase 
of 1.71 acres on the projected demand for local parks. The City of Pembroke Pines continues to meet the 
community parks acreage requirement of the Broward County Land Use Plan of 3 acres per one thousand 
persons population. 



*A “Dashed-Line Area” is defined as 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. 
 
**Institute of Transportation Engineers (ITE) traffic generation equations from “Trip Generation Manual - Tenth 
Edition,” the professionally accepted methodology for estimating the number of vehicle trips likely to be 
generated by a particular land use. 
 

ATTACHMENT 2 
 

TRAFFIC ANALYSIS 
PC 20-7 

 
Prepared: June 12, 2020 
 
INTRODUCTORY INFORMATION 
 
 Jurisdiction: City of Pembroke Pines 
 
 Size:  Approximately 558.2 acres 
 
TRIPS ANALYSIS 
 
Potential Trips - Current Land Use Designations 
 
 Current Designations: Dashed-Line Area* consisting of: 

 509.2 acres of Irregular (2.243) Residential permitting 
a maximum of 1,252 dwelling units 

 49.0 acres of Commerce 
 
 Potential Development: 1,252 dwelling units 
 490,000 square feet of commerce use 
 
 Trip Generation Rates: “ITE Equation (210) Single-Family Detached Housing”** 
 “ITE Equation (820) Shopping Center” 
 
 Total P.M. Peak Hour Trips: 1,252 + 2,063 = 3,315 peak hour trips 
 
Potential Trips - Proposed Land Use Designations 
 
 Proposed Designations: Dashed-Line Area consisting of: 

 527.6 acres of Irregular (2.621) Residential permitting a 
maximum of 1,463 dwelling units 

 30.6 acres of Commerce 
 
 Potential Development: 1,463 dwelling units 
 306,000 square feet of commerce use 
 
 Trip Generation Rates: “ITE Equation (210) Single-Family Detached Housing” 
 “ITE Equation (820) Shopping Center” 
 
 Total P.M. Peak Hour Trips: 1,463 + 1,288 = 2,751 peak hour trips 
 
Net P.M. Peak Hour Trips - 564 peak hour trips 
 



 
TRAFFIC ANALYSIS (continued) 
 
PLANNING COMMENTS 
 
The proposed amendment is projected to decrease traffic on the regional transportation network by 
approximately 564 p.m. peak hour trips at the long-range planning horizon. 
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