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SECTION I 
AMENDMENT REPORT 

BROWARD COUNTY LAND USE PLAN 
PROPOSED AMENDMENT PCNRM 24-1 

NATURAL RESOURCE MAP SERIES -
ENVIRONMENTALLY SENSITIVE LANDS MAP 

REMOVAL OF SITE 66 – CITY OF FORT LAUDERDALE 

RECOMMENDATIONS/ACTIONS DATE 

I. Planning Council Staff Transmittal Recommendation August 19, 2025 
Although Planning Council staff has not previously supported these types of amendments 
due to concerns regarding sea level rise, stormwater management and the protection of 
natural resources, including wetlands, staff does not object to the proposed amendment, 
recognizing the Planning Council’s discussion and actions regarding similar applications 
at its May 22, 2025, meeting. 

Further, staff suggests that any recommendation of approval recognize the restoration 
and preservation of the existing 1.68-acre natural area to the west of the site as a 
conservation easement, as well as the offsite mitigation. See Map 2 and Attachments 1, 
7 and 8. 

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. 
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RECOMMENDATIONS/ACTIONS (continued) DATE 

II. Planning Council Transmittal Recommendation August 28, 2025 

Planning Council recommended approval of the proposed amendment to remove Site 66/ 
Map Label 83 from the Environmentally Sensitive Lands Map, recognizing the restoration 
and preservation of the existing 1.68-acre natural area to the west of the site as a 
conservation easement, as well as the offsite mitigation, including not requiring a second 
Planning Council public hearing. (Vote of the board; 14-2: Yes: Abramson, Brunson, 
Castillo, Fernandez, Fisher, Geller, Gomez, Greenberg, Hardin, Horland, Newbold, Railey, 
Rosenof and DiGiorgio. No: Ryan and Zeman.) 
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SECTION II 
AMENDMENT REPORT 

PROPOSED AMENDMENT PCNRM 24-1 

INTRODUCTION AND APPLICANT’S RATIONALE 

I. Municipality: Fort Lauderdale 

II. County Commission District: District 4 

III. Site Characteristics 

A. Size: Approximately 6.2 acres 

B. Location: In Section 10, Township 49 South, Range 42 East; 
generally located between the C-14 Canal and 
Cypress Creek Road and between Andrews Avenue 
and Interstate 95. 

C. Existing Use: Natural area 

D. Broward County Land Use 
Plan (BCLUP) Designation: Activity Center 

IV. Existing Uses and BCLUP Designations Adjacent to the Amendment Site 

A. Existing Uses: North: Office 
East: Interstate 95 
South: Hotel, retail and office 
West: Office and natural area 

B. Planned Uses: North: Activity Center 
East: Transportation (Interstate 95) 
South: Activity Center 
West: Activity Center 

II - 1 



  
 

 
 

  
 

    
 

      
 

   
 

  
     

 
 

  
 

  
    

   
   

 
    

   
      

    
 

     
  

   
     

      
       

 
 

      
 

INTRODUCTION AND APPLICANT’S RATIONALE (continued) 

V. Applicant/Petitioner 

A. Applicant: RD Investment Properties, LLC 

B. Agent: Barbara A. Hall, Esq., Greenberg Traurig, LLP 

C. Property Owner: CPN West, LLC 

VI. Recommendation of Local 
Governing Body: The City of Fort Lauderdale supports the proposed 

amendment. 

VII. Applicant’s Rationale 

The applicant states: “The removal of the LAPC designation for Site #83 and its removal 
from the ESL Map, is consistent with the land use plan for the reason that the Site no 
longer meets the land use plan criteria for designation as an LAPC because it is dominated 
by exotics and not sustainable as a Cypress Wetland Forest. The County has issued an 
Environmental Resource Permit for development of the Site, which required the 
preservation and restoration of an adjacent 1.68-acre site at a cost of half a million dollars 
and offsite mitigation in the Pembroke Pines Mitigation Bank for which more than a 
million dollars has been paid, assuring that no loss of wetland function will result from 
the development of the Site. 

When developed in accordance with the criteria of the City’s Uptown Urban Village 
Activity Center and the LAPC Agreement with the City, the development of the Site will 
bring 86,000 square feet of native canopy at maturity, three lakes with pedestrian paths 
surrounding the lakes, housing with 63 affordable units within walking distance of the 
office uses within the same office park; all within a part of the County that lacks sufficient 
housing. The Site’s development will also result in a valuable tax base for a site now 
assessed at only $27,700.00.” 

See Attachments 1, 7 and 8 for the detailed rationale and mitigation plan. 

II - 2 
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SECTION III 
AMENDMENT REPORT 

PROPOSED AMENDMENT PCNRM 24-1 

BACKGROUND INFORMATION 

Environmentally Sensitive Land (ESL) “means those areas containing Natural Resources, as 
depicted in the Natural Resource Map Series of the Broward County Land Use Plan, which have 
been determined to be environmentally sensitive by the Broward County Board of County 
Commissioners. The criteria for designation of an ESL are contained within the Implementation 
Requirements and Procedures Section of the Broward County Land Use Plan. Policies which 
ensure the protection of Environmentally Sensitive Lands are contained within the Broward 
County Land Use Plan.” 

Pursuant to Policy 2.23.1 of the BrowardNext - Broward County Land Use Plan (BCLUP), Broward 
County maintains the Environmentally Sensitive Lands (ESL) Map that identifies natural 
resources, including Local Areas of Particular Concern (LAPC’s). The Map was developed from a 
comprehensive study prepared by the Environmental Coalition of Broward County in 1987 and 
was initially adopted as part of the 1989 BCLUP. 

The proposed amendment would remove an approximately 6.2-acre LAPC site identified as “Site 
66 / Map Label 83” from the ESL Map. The site is located between the C-14 Canal and Cypress 
Creek Road and between Andrews Avenue and Interstate 95, in the City of Fort Lauderdale, and 
has a land use designation of Activity Center, a mixed-use category which generally permits 
residential, hotel, commercial, office, industrial, community facility and recreation and open 
space uses. See Maps 1 through 3. The subject site is a “protected land” on the ESL Map which 
means that it is privately owned and restricted by conservation easement or plat note. Protected 
lands are subject to the provisions of the Broward County Land Development Code per BCLUP 
Policy 2.23.2. These provisions regulate clearing activities on the site, as well as require the 
applicant to prepare an Environmental Impact Report identifying the effects that proposed 
development would have on the unique natural qualities and resources of the area and 
identifying strategies to protect the resource or mitigate unavoidable adverse impacts on the 
resource. 

Based on information provided by the applicant, the 6.2-acre site is vacant and previously was 
considered a cypress forested wetland that is currently an exotic species dominated wetland. The 
applicant has voluntarily committed to mitigate the loss of Site 66 / Map Label 83 via offsite 
mitigation at the Florida Wetlandsbank at Pembroke Pines, as well as restoring and maintaining 
the 1.68-acre natural area to the west of the site, contributing funds to the City’s Greenway Trail 
and planting native tree canopy adjacent to and within the amendment area. See Attachments 
1, 7 and 8 and Map 2. 

III - 1 



   
 

 
 

 
     

      
 

     
    

 
      

        
      

       
      

      
   

   
    

   
    

     
 

    
   

      
     

     
       

     
      

     
  

  
   

    
   

   
 

    
        

  
  

  

REVIEW AGENCY COMMENTS 

The proposed amendment to remove the existing  6.2-acre Site 66  / Map  Label  83  from the 
Environmentally Sensitive Lands Map was  distributed  to County and municipal agencies for  
comments and  input. The following comments  have been received:  

The City of Fort Lauderdale supports the proposed amendment, noting the applicant has 
voluntarily committed to provide at least 86,000 square feet of native tree canopy at maturity 
within and adjacent to the subject site, $126,500 contribution towards a contemplated greenway 
trail and the restoration of the 1.68-acre natural area to the west of the amendment site. See 
Attachments 2 and 8. 

The Broward County Urban Planning Division (BCUPD) staff evaluated the site based on BCLUP 
Policy 2.21.5 which addresses sea level rise, and Policies 2.23.1, 2.23.2, 2.23.3 and 2.23.4 which 
address Local Areas of Particular Concern (LAPC’s). The BCUPD staff states that the site continues 
to function as a wetland, is consistent with LAPC criteria, and may also be prone to flooding and 
the impacts of sea level rise. Any development of the site would be required to demonstrate that 
it can be served by adequate storm water management and drainage facilities, does not 
adversely affect groundwater quality or environmentally sensitive lands, and does not increase 
saltwater intrusion or area-wide flooding. In addition, the protected designations (LAPC, Natural 
Resource Area and listed on the Urban Wilderness Lands Inventory) of the site have been in place 
for more than 40 years and removal of the LAPC designation would likely result in the removal of 
its listing in the Urban Wilderness Lands Inventory. The BCUPD staff does not support the removal 
of the site from the ESL Map. See Attachment 3. 

The Broward County Environmental Permitting Division (BCEPD) report summarizes the 
environmental protection and preservation of the site since 1979, which remain in place, as well 
as the environmental license and permit applications associated with the property as of 2022, 
which remain under review. The BCEPD staff finds that the subject site meets several LAPC 
criterion: the site is a mature Cypress Wetland Community with a predominance of native 
vegetation in various stages of growth that serves as a wildlife refuge from surrounding 
development for a variety of species. Further, the site is unique and diverse, with a low level of 
exotic vegetation and the interior hydrology is well established and inhospitable to many exotic 
plants. In addition, the BCEPD report identifies that mature cypress/maple swamp habitat is a 
limited resource in Broward County, and that its proximity to other resources, such as parks, 
several ESLs and location along the proposed expansion of the Broward County Greenway System 
heightens its value as a LAPC, as well as the cumulative impact to overall wetland resources from 
projects proposing impacts to “isolated” wetlands. The BCEPD staff objects to the removal of the 
site from the ESL Map, as it continues to demonstrate characteristics of a LAPC and is inconsistent 
with several BCLUP policies. See Attachment 4. 

The Broward County Parks and Recreation Division (BCPRD) report identifies the environmental 
protections placed on the subject site in 1979, including designation as a LAPC/ESL and inclusion 
on the Urban Wilderness Inventory, should remain intact. The BCPRD report also indicates the 
original wetland character persists and could be restored to high quality wetland habitat with 
proper site management. See Attachment 5. 
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REVIEW AGENCY COMMENTS (continued) 

The relevant BCLUP Policies that are cited by the review agencies are provided in Attachment 
6, for ease of reference. 

The applicant has provided additional information in response to review agency concerns: 

• The plans for the development of the LAPC site shall include at least 86,000 square feet 
of native tree canopy at maturity; 

• The proposed tree canopy shall be provided within the boundary limits of the LAPC site 
and adjacent property to the south (property folio numbers 494210360030 and 
494210360040); 

• In the event the project is phased, the 86,000 square feet of native tree canopy must be 
completed as part of the first phase; 

• Prior to issuance of the building permit for the residential project, the applicant shall 
provide payment of $126,500 to the City of Fort Lauderdale for the construction of a 1,200 
foot long Greenway Trail adjacent to the C-14 Canal; or if the City decides not to build the 
Greenway Trail, said payment may be used by the City to install tree canopy elsewhere in 
the City; 

• The restoration plan for the 1.68-acre site to the west of the LAPC site shall be designated 
with a conservation easement and implemented prior to the issuance of the final 
certificate of occupancy for the residential building; and 

• Based on its environmental analysis of the site, the applicant continues to indicate the 
site no longer meets the criteria of the LAPC. 

See Attachments 7 and 8. 

The additional information noted in Attachments 7 and 8 was distributed to the County review 
agencies for consideration. Planning Council staff has confirmed that the review agencies’ initial 
comments remain unchanged, and no further comments have been issued. 
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SECTION IV 
AMENDMENT REPORT 

PROPOSED AMENDMENT PCNRM 24-1 

PLANNING COUNCIL STAFF ANALYSIS AND RECOMMENDATION 

The subject application is for the removal of an approximately 6.2-acre LAPC site identified as 
“Site 66 / Map Label 83” from the ESL Map. The site is a natural area surrounded by development 
with the exception of a natural area to the west. This site has been depicted on the 
Environmentally Sensitive Lands Map (Map) of the BrowardNext – Broward County Land Use Plan 
(BCLUP) Natural Resource Map Series since its initial adoption in 1989. 

Planning Council staff and County review agencies find that the amendment site is a mature 
Cypress Wetland Community with a predominance of native vegetation in various stages of 
growth that serves as a wildlife refuge for a variety of species. The interior hydrology is well 
established and inhospitable to many exotic plants. The value of the site as a LAPC is heightened 
with its proximity to other resources, such as parks, several ESLs and location near the proposed 
expansion of the Broward County Greenway System. In addition, the site is located within an area 
prioritized for resilience planning consideration, as indicated on the Floodplains, Flood Prone 
Areas and Coastal Storm Area Map, and is therefore, prone to flooding and/or the impacts of sea 
level rise. 

Planning Council staff analysis of the BCLUP Highlighted Regional Issues, Climate Change 
Resilience Vision and World-Class Natural Resource Protection and Enhancement Vision sets the 
foundation for the recognition of the unique natural resources found in Broward County. The 
following Strategies should be considered in the planning analysis: 

1. Strategy CCR-2: Increase the resilience of our community to the effects of climate 
change. 
a. Implementation strategies include: In coordination with municipalities, adopting 

land use regulations to limit development and redevelopment in areas particularly 
vulnerable to flooding due to sea level rise, stormwater inundation, and other 
impacts of climate change. 

2. Strategy EP-3: Preserve and protect Broward County’s natural environment through 
County and local environmental regulatory programs and well-planned patterns of 
growth and development. 
a. Implementation strategies include: Acquire, protect, preserve and enhance Local 

Areas of Particular Concern. 

In addition to the referenced Strategies, Planning Council staff finds that although the property 
is privately held and controlled, the Policies and Recommended Practices included in Attachment 
6 are applicable and should be considered in the examination of the proposed amendment. 
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PLANNING COUNCIL STAFF ANALYSIS AND RECOMMENDATION (continued) 

The applicant has indicated the 6.2-acre site no longer meets the LAPC criteria and is currently 
an exotic species dominated wetland that was previously considered a cypress forested wetland. 
The applicant has voluntarily committed to mitigate the loss of the subject site via offsite 
mitigation at the Florida Wetlandsbank at Pembroke Pines, as well as restoring and maintaining 
the 1.68-acre natural area to the west of the site that will also be subject to a conservation 
easement, contributing funds to the City’s Greenway Trail and planting native tree canopy 
adjacent to and within the amendment area. Further, the project’s stormwater management 
plan will be sufficient to meet all water quality and quantity requirements. See Attachments 1, 7 
and 8 and Map 3. 

Planning Council staff does not object to the proposed amendment, recognizing the Planning 
Council’s discussion and actions regarding similar applications at its May 22, 2025, meeting. 
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SECTION V 
AMENDMENT REPORT 

PROPOSED AMENDMENT PCNRM 24-1 

ATTACHMENTS 

1. Applicant’s Rationale and Applicant to Amend the Environmentally Sensitive Lands Map 

2. City of Fort Lauderdale Resolution 25-94 

3. Broward County Urban Planning Division Report of December 12, 2023 

4. Broward County Environmental Permitting Division Report of December 14, 2023 

5. Broward County Parks and Recreation Division Report of May 3, 2024 

6. BrowardNext - Broward County Land Use Plan Highlighted Regional Issues, Policies, 
Implementation Requirements and Procedures, and Recommended Practices Relevant to 
Proposed Amendment 

7. Additional Information and Response to Broward County Review Agency Comments 
Submitted by Applicant, Received July 28, 2025 

8. Draft LAPC Agreement with the City of Fort Lauderdale 
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Resilient Environment Department 
URBAN PLANNING DIVISION 
1 N. University Drive, Box 102 | Plantation, FL  33324 | 954-357-6634 | Fax 954-357-6521 

TO: David Vanlandingham, Director 
Environmental Permitting Division 

FROM: Josie P. Sesodia, AICP, Director 
Urban Planning Division 

DATE: December 12, 2023 
SUBJECT: ESL Map Amendment PCNRM 24-1 

The Urban Planning Division (UPD) has reviewed the above-referenced request to remove Local 
Area of Particular Concern (LAPC) Map #83 / Site #66 (2/20/89) (6.18 acres) from the 
Environmentally Sensitive Lands (ESL) map of the Broward County Natural Resource Map Series of 
the Broward County Land Use Plan (BCLUP). The Applicant proposes to eventually build 428 
multifamily dwelling units on the property located within the City of Fort Lauderdale’s proposed 
northern Transit Development District. 

Current Natural Resources Map Series (NRMS) Designations 

• Local Area of Particular Concern (LAPC) Map #83 / Site #66 (2/20/89), ESL Map 

• Natural Resource Area (NRA)(3/1/89), ESL Map, in accordance with Chapter 5, Article II, 
Broward County Code of Ordinances 

• Urban Wilderness Lands Inventory (UWLI)(4/17/79), ESL Map, in accordance with Chapter 25 
½ -27, Broward County Code of Ordinances 

• Mitigation/Completed/Monitoring/Maintenance (wetland) designation, Eastern Wetlands Map 

• Flood Prone Area, Floodplains, Flood Prone Areas and Coastal Storm Area, BCLUP NRMS 
Current Property Designations 

• Property names-current and past: Reflections Plat, previously known as May Tract and I-95 
Executive Center 

• Broward County Land Use Plan: Commerce 

• Fort Lauderdale Future Land Use Map: Employment Center 

• Fort Lauderdale Zoning: B-3 (Heavy Commercial/Light Industrial Business) (Note: the City’s 
base map shows the subject site in green) 

• Reflections Plat: Book 119; Page 46. 

Broward County Board of County Commissioners 
Mark D. Bogen • Lamar P. Fisher • Beam Furr • Steve Geller • Robert McKinzie • Nan H. Rich • 

Hazelle P. Rogers • Tim Ryan • Michael Udine 
www.broward.org 
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Page 2 
December 12, 2023 
UPD Comments on PCNRM 24-1 

• Plat Notes: Note on the Reflections Plat states, “There shall be no development activity in the 
wetland restoration area or wetland preservation areas.” The wetland area depicted on the 
Plat contains the following statement: “Wetland Restoration Area (Private & not dedicated)”. 

• Plat Amendment 2001: Notation on Plat in wetlands area states: “Amended Wetland 
Restoration Area (O.R. Book 12425 Page 608 B.C.R.) (6.21 Acres +/- )”. A second wetland 
area (west side) says “Amended Wetland Preservation Area Per (O.R. Book 12425, Page 
608, B.C.R.)(1.55 Acres +/-)”. 

Broward County Environmental Impact Report/Statement 

Prior to incorporation, in 1981 a proposed rezoning, preliminary plat and site plan triggered an 
Environmental Impact Report (EIR) based on the existing environmentally sensitive lands 
designations and requirements of Chapter 27 and Chapter 5-182. The “Environmental Impact Study 
for the May Tract” (1981), written by County staff recommended, , rezoning the property to Office 
Park District, except for a 4.5 acre area recommended for preservation to be zoned as S-2 (open 
space district). The following management objectives were suggested: 

• Delineate and preserve the natural preservation area/vestige of the historic swamp forest 
which was once part of a much larger ecosystem (4.5 +/- acre area); 

• Preserve as many of the larger cypress, maple and pond apple trees as feasible; and 

• Allow reasonable economic use of the property. 
Platting 

At the time of original platting (1981-83) a portion of the site was set aside for “restoration and 
preservation” of existing environmentally sensitive features, including two wetland areas—a smaller 
area on the west edge of the property and another larger one that extends from the center to the east 
edge. Subsequently, in 1991 the owner of the property applied to modify the boundaries of the larger 
wetland area with a minimal net loss (2%) and add 232,926 square feet of office to accommodate a 
second building onsite. At no time during these processes were the LAPC, UWLI or NRA 
designations removed or modified. The staff report noted concern about drainage and runoff impacts 
on the restoration/preservation area, as well as tree removal/relocation. 

Staff Analysis 

The UPD staff evaluated the site based upon adopted Comprehensive Plan documents and policies: 

• Broward County Land Use Plan: Policies 2.23.1, 2.23.2, 2.23.3, and 2.23.4 which address 
Local Areas of Particular Concern and Policy 2.21.5 addresses sea level rise and 
Environmentally Sensitive Land. Per Policy 2.21.5, the site would require adequate storm 
water management and drainage facilities, particularly since the site is currently designated as 
a wetland and close to the C-14 canal. Additionally reviewed, the Implementation 
Requirements and Procedures Section - #7. Criteria and Procedures for Environmentally 
Sensitive Lands and Local Areas of Particular Concern. 

• Broward County Climate Change and Coastal Elements, as applicable; 

• Broward County Conservation Element, Objective C6 (Environmentally Sensitive Natural 
Resources) and related policies, and Objective C8 (Protected wetland Resources) and related 
policies; 

• Broward County Water Management Element, Policy WM2.13, WM3.9 and WM3.15; 

https://B.C.R.)(1.55


 
 

 
 

   
  

   
  

     

       
 

    
       

 
  

     
 

       
     
      
       

 
       

   
   

    
     

  
     

  
           

  
  

         
   

        
   

      
   

   
  

  

Page 3 
December 12, 2023 
UPD Comments on PCNRM 24-1 

• Broward County Code of Ordinances: 
o Chapter 5, Broward County Land Development Code: 

 Section 182.8 (a) Consideration of Impact on Environmentally Sensitive Lands 
and Archaeological Resources. 

 Section 5-281 provides for the Board of County Commissioners to making a 
finding that a proposed Natural Resource Area is populated by native 
vegetation associated with one of nine ecological communities to add a Natural 
Resource Area site; and Section 5-283 (5) regulates clearing activities within 
lands designated as local area of particular concern. 

o Chapter 25 ½ - 27 – 29 Regarding Urban Wilderness Inventory and Park System 
designation 

o Chapter 27 Local Area of Particular Concern 
 Section 27-67(d) - Land development, provides for the RED to coordinate 

Environmentally Sensitive Lands environmental impact report. 
o Chapter 27, Part XIII, Section 27.57. - Natural Resource Areas. 
o Chapter 27, Article XI – Aquatic and Wetland Resource Protection. 
o Chapter 27, Article XIV – Tree Preservation and Abuse Ordinance. 
o Chapter 27, Section 27-407.-Municipal certification (d)(3), regarding the County 

retaining authority to enforce tree protection provisions in Article XIV-Tree 
Preservation, regarding lands including the LAPC, NRA and ESL. 

• Broward County Commission Action: 
o Urban Wilderness Inventory List: 4/17/1979. The Board concurred with the 

recommendation of the Urban Wilderness Advisory Board and approved placing the 
May Tract on the list of potential urban wilderness areas for possible acquisition in the 
future. 

o LAPC Approval: 2/20/1989 –the Commission approve staff’s recommendation to 
designate Site No. 66 as an LAPC. 

o NRA Approval: 3/1/1989 - the Commission approve Site No. 66 as an NRA consistent 
with the LAPC designation. 

Staff Findings 

The Applicant states that the unique wetland conditions, which justified inclusion of the property on 
the ESL map, are no longer applicable. 
While several of the previously listed Broward County Plan, Maps and Codes include language on 
how to designate or protect a site with environmental protection designations, none of these provide 
for criteria to evaluate when a site is being considered for removal from the Environmentally Sensitive 
Lands Map, or any other listed designation. 
In the absence of criteria for removal of a designated Local Area of Particular Concern from the ESL 
map and based on the designations the subject site has on the Environmentally Sensitive Lands and 
the Wetlands Maps of the Natural Resources Map Series, UPD staff finds as follows: 



 
 

 
 

      
 

      
      

  
       

       
   

  
     

 
  

     
   

     
   

   
      

    
        

    
 

     
   

       
 

        
    

  
   

    
      

         
  

   
  

   
     

   
      

      
     

       
 

Page 4 
December 12, 2023 
UPD Comments on PCNRM 24-1 

1. The County is required by policy to continue reviewing and protecting designated 
LAPCs and wetland areas, and encouraging practices that optimize co-benefits of 
habitat restoration. The following Broward County Comprehensive Plan Elements apply, 
including Climate Change-Objective CC4 and related policies, Conservation-Objective C6 and 
related policies, and Water Management: 

a. Policy C6.1 states that the County shall continue to maintain a Map of County 
Commission Designated properties of ecological concern to include those areas 
designated as LAPC, NRAs, ESLs, UWAs, and those land on the Urban Wilderness 
Inventory. 

b. Policy C6.7 states that the County shall continue to maintain and implement 
regulations that protect and preserve trees, including those in areas of native 
vegetative communities, and promote the use of native vegetation. 

c. Policy C6.9 states that Broward County shall assess the vulnerability of specific 
species, habitats, landscapes, and ecosystem functions that may be sensitive to 
climate change and develop coping strategies and contingency plans for their 
adaptation, such as identifying habitats that may be viable during climate disturbances 
and could potentially serve to give refuge to and sustain at-risk species. 

d. Objective CC4 – Utilize Green Infrastructure Solutions for Maximum Co-benefits --
Understand the value of ecosystem services to our community and expand green 
infrastructure to optimize the co-benefits of habitat restoration, coastal buffers, wetland 
mitigation, urban reforestation, natural night skies, and local food production, in order 
to create a healthy, enjoyable, and climate resilient environment. 

e. Policy WM3.9 states that Broward County will protect the water storage and water 
quality enhancement functions of wetlands, floodplains, and aquifer recharge areas 
through acquisition, enforcement of rules, and the application of best land and water 
management practices. 

2. Protected designations have not changed in the past 40+ years. Since 1979, before the 
adjacent land was developed, several environmental protection designations have been 
placed on the property by the County Commission, including LAPC, NRA and listing on the 
UWLI and to date none have been removed, 

3. The site is identified as a wetland and flood prone area requiring water quality 
protections. The subject property is reflected in both the County’s Eastern Wetlands Map 
(LUP Natural Resource Map Series) and the Flood Prone Areas Map, indicating that it may be 
prone to flooding and/or the impacts of sea level rise. Any development will be required to 
demonstrate that it can be served by adequate storm water management and drainage 
facilities, not adversely affect groundwater quality or environmentally sensitive lands, and not 
increase saltwater intrusion or area-wide flooding, (BCLUP Policy 2.21.5.) Comprehensive 
Plan policies also focus on protecting wetlands and water quality CC3.10, C8.2, C8.9, C8.10, 
WM2,13, WM3.9, and WM3.15. 

4. Removal of the LAPC designation is not supported. Based the Implementation 
Requirements and Procedures of the BC LUP, Section #7. “Criteria and Procedures for 
Environmentally Sensitive Lands and Local Areas of Particular Concern,” the subject 
property appears to continue to be a wetland and continues to be consistent with LAPC 
criteria. 



 
 

 
 

     
             
   

 

  
      

  
       

   
  

     
  

      
   

         
   

  
              

 
  

  
 

   
    
     
   
  

Page 5 
December 12, 2023 
UPD Comments on PCNRM 24-1 

5. Removal of LAPC designation would likely result in the removal of the Urban 
Wilderness Inventory listing. The wetland site has been listed on the UWLI since 1979. 
However the site is not designated as an Urban wilderness and remains in private ownership. 

Staff Recommendations 

Since the inception of the Broward County Comprehensive Plan, this site has consistently been 
identified as a wetland and environmentally sensitive site. Based on the above findings, Urban 
Planning Division staff sees no justification for changing ELS designations, including its LAPC 
designation. If the LAPC designation is removed, then subsequent development should demonstrate 
that it can be served by adequate storm water management and drainage facilities, not adversely 
affect groundwater quality or environmentally sensitive lands, and not increase saltwater intrusion or 
area-wide flooding, per BCLUP Policy 2.21.5. Furthermore, to the highest extent possible, tree 
canopy and native trees should be preserved onsite and green infrastructure solutions/infrastructure 
should be considered to optimize environmental impact mitigation, per Chapter 27, Article XIV- Tree 
Preservation and Abuse Ordinance. 
Additionally, please note that per BCLUP Policy 2.23.2, “Local Areas of Particular Concern are 
declared to be environmentally sensitive lands and upon adoption of this plan shall be subject to the 
provisions of the Broward County Land Development Code regarding environmentally sensitive 
lands.” Therefore, if development is proposed on the subject site, the application will be subject to the 
requirements of Chapter 5, Article IX.-Broward County Land Development Code, Division 2.-
Development Review Requirements, Section 182.8 (a) Consideration of Impact on Environmentally 
Sensitive Lands and Archaeological Resources. 

cc/ec: Lenny Vialpando, Director, Resilient Environment Department 
Jennifer Jurado, Deputy Director, Resilient Environment Department 
Carlos Adorisio, Assistant Director, Environmental Permitting Division 
Heather Cunniff, Section Supervisor, Urban Planning Division 
Sara Forelle, Senior Planner, Urban Planning Division 



 
  
   

     

 
   

    
 

 
 

 

 
 

             
    

      
  

   
 

 
       

    
       

    
     

 
 

 
       

 
    

 
       

  
 

       
  

    
  

 
  

      
          

Resilient Environment Department 
ENVIRONMENTAL PERMITTING DIVISION 
1 North University Drive, Mailbox 201, Plantation, Florida 33324 • 954-519-1483 • FAX 954-519-1412 

MEMORANDUM  
 

TO:   David Vanlandingham, P.E., Director  
  Environmental Permitting Division (EPD)  
 
THROUGH:  Carlos Adorisio, P.E. Assistant  Director, EPD  
 
FROM:  Linda Sunderland, Environmental Program Supervisor, EPD   
 
DATE:   December 14, 2023  
 
SUBJECT:  Environmentally Sensitive Lands  (ESL) Map Amendment   

Local Area of Particular Concern (LAPC) Site Number 66 (E SL Map # 83)  

The Broward County Planning Council has received a proposed amendment from Related Group to remove a 
6.2-acre portion (referred to in the proposed amendment as Parcel B) of the approximate 9.06-acre site known 
as Local Area of Particular Concern (LAPC) #66 from Broward County’s Environmentally Sensitive Lands 
(ESL) Map.  The site is located between North Andrews Avenue and I-95, south of McNab Road and north of 
Cypress Creek Road (Folio # 494210360030) in Fort Lauderdale. 

LAPCs are areas designated on the Natural Resource Map Series of the Broward County Land Use Plan that 
have been declared by the Broward County Board of County Commissioners to be culturally or environmentally 
sensitive and thereby are subject to environmental impact report provisions of the Broward County Land 
Development Code and/or the criteria for LAPCs contained in the Broward County Land Use Plan. As requested 
by the Planning Council on November 6, 2023, the Environmental Permitting Division (EPD) is hereby 
providing comments for the proposed amendment to remove this site from Broward County’s ESL Map. 

Background 

In 1979, this area was known as the “May Tract” and was placed on the “Urban Wilderness Area” Inventory for 
potential acquisition by Broward County, where it remains as Site #167. On January 6, 1982, the Environmental 
Impact Statement (EIS) item was heard at the Broward County Zoning Board Meeting. The EIS recommended 
that approximately 4.5 acres of the site be preserved to protect the historical swamp forest, saving as many of 
the large cypress, maple, and pond apple trees as possible while providing for economic use of the property. On 
September 20, 1983, the plat was approved by Broward County Zoning Board with conditions as Resolution R-
83-1650.  The Reflections Plat (096-UP-01) was recorded in Plat Book 119, page 46, on April 25, 1984.  The 
Plat included two (2) wetland preservation areas. There is a note on the Plat which states: “There shall be no 
development activity in the wetland restoration area or the wetland preservation area.” Accordingly, an 
amendment to the Plat Note would be required for development of this area. 

On March 29, 1985, an “Agreement for Amendment of Wetland Restoration Area and Wetland Preservation 
Area of Reflections Plat” was recorded in OR 12425 pg. 603 - 604. The area included 3.6 acres of wetland 
restoration and a 0.51-acre wetland preservation area as shown on Plat Book 119, pg. 46, and added a new 6.21-
acre wetland restoration area and a 1.55-acre wetland preservation area. This document is a legal mechanism 

Broward County Board of County Commissioners 
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MEMORANDUM 
Proposed ESL Map Amendment 
December 14, 2023 
Page 2 of 4 

used prior to modern Conservation Easements to enact protections and may require additional mitigation if 
amended or released. 

In 1987, the County issued Environmental Resource License (ERL) DF84-1049 to Cypress Creek Associates, 
Ltd., for the development of the Reflections Plat (PB 119 pg. 46). The site at the time contained the current 
property folios 494210360021, 494210360010, 494210360020, 494210360030, 494210360040 and 
494210360050. The ERL authorized impacts to 5.12 acres of wetlands on parcels 494210360010 and 
494210360021 for development while requiring a total of 9.06 acres of mitigation, as follows: the restoration of 
2.26 acres of wetland forest and 0.34 acres of marsh on (Parcel B) Folio # 494210360050; and the creation of 
0.76 acres of marsh, the creation of 0.54 acres of forest wetlands, and the preservation of 5.16 acres of wetland 
forest on Parcel A (Folio # 494210360030). The mitigation areas were constructed as required. 

In recognition of the site as a final remnant of the Cypress Creek Swamp, the site was designated by the Board 
of County Commissioners as LAPC – Site # 66 on February 20, 1989. On March 1, 1989, the Board of County 
Commissioners further designated Folios 494210360030 and 494210360050 as Natural Resource Area #66B 
pursuant to Chapter 5, Article XII of Broward County Code. It is designated as Site #83 on the Environmentally 
Sensitive Lands (ESL) map. 

Current Environmental Permitting Status 

On September 20, 2022, EPD received an ERL application (DF22-1357) proposing impacts to 5.5 acres of 
wetlands on Parcel A (Folio # 494210360030) for development as a multi-family residential facility, including 
parking and amenities. The applicant is proposing mitigation through the purchase of credits at a wetland 
mitigation bank. Under a delegation agreement to review state permit requirements, a State Environmental 
Resource Permit (and Broward County Environmental Resource License) application was received on 4/5/2023 
and a County Surface Water Management License application was received on 4/14/2023. These three 
applications are being reviewed concurrently and will be issued together when the files are complete. Four 
requests for additional information (RAIs) have been sent to the applicant. The applications were submitted by 
Related Group; however, the parcels are currently owned by CPN West, LLC. 

The following items currently remain outstanding from the applicant: 1) proof of property ownership by the 
applicant, 2) finalization of Surface Water Management technical issues 3) payment of the SWM application fee 
balance due, 4) verification of mitigation required, proof that proposed mitigation offsets proposed impacts, and 
reservation letter from mitigation bank, 5) resolution of the requested release of the LAPC designation, and 
5) revision of the Plat notes referencing the “Preservation Areas” and any other required agreements, 
easement vacations, etc. The licenses/permit cannot be issued by EPD until these items are complete. 

Evaluation of Amendment Request to Planning Council 

Within the Request for Amendment to Environmentally Sensitive Lands Map submitted by Related Group to the 
Broward County Planning Council is a section entitled “Evaluation of Cypress Creek Site for Continued LAPC 
Designation” by JJ Goldasich and Associates, Incorporated, and dated October 11, 2023.  That section 
characterizes the site as an isolated wetland with a monoculture of exotic species lacking hydrology to be a viable 
wetland. EPD notes that the photographs provided in the evaluation are only of the perimeter of the wetland. 

On November 30, 2023, and December 6, 2023, EPD staff conducted site inspections which identified an 
approximate 10’-20’ fringe of non-native, exotics mixed with some native vegetation. There was also vegetative 
debris and trash in the fringe area. Beyond the fringe and moving into the interior of the wetland, however, the 
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quality of the wetland improves. There was standing water noted throughout the entire wetland area, native 
wetland vegetation, (including mature and seedling cypress, maple and pond apple trees, native ferns, and other 
appropriate understory plants), along with appropriate hydrologic indicators (lichen lines, hummocks, and 
cypress knees). The site conditions improved markedly once entering the interior of the site. 

EPD disagrees with the evaluation that the area is a “monoculture of non-native and invasive species.” The site 
has been impacted by hurricanes throughout and by lack of maintenance with exotics, debris, and garbage present 
along the margin; however, the wetland hydrology remains in excellent condition with muck soils and strong 
indicators of consistent inundation as seen with hydrologic indicators. EPD’s Inspection Report is included as 
an enclosure to this Memorandum. 

It is the conclusion of EPD that the subject site continues to exhibit characteristics required for the LAPC 
designation by the 2016 Broward County Land Use Plan. Described as a Cypress Wetland Community, the area 
satisfies four of the criteria needed in the Native Vegetative Communities Category: uniqueness, low level of 
exotic invasion, potential for protection and geography. Within Broward County, the remaining wetland areas 
are predominantly freshwater marsh/prairies, with a smaller portion comprised of cypress swamps. Preserving 
this community type enhances the full spectrum of diverse community types within the County. 

• Native Vegetative Communities Category 
(a) A Local Area of Particular Concern (Native Vegetative Communities Category) is an area which 

shows a predominance of native vegetation associated with one or more of the following ecological 
communities: Beach and Dune Community; Coastal Strand Forest Community; Mangrove 
Community (Saltwater Swamp); Scrub Community; Pine Flatwoods Community; High Hammock 
Community; Low Hammock Community; Cypress Wetland Community (Freshwater Swamp); 
Everglades Community (Freshwater Marsh).  

EPD Evaluation: The 6.2 acres (Folio # 494210360030) qualifies as a mature Cypress Wetland 
Community. A mature cypress tree measuring 2’ in diameter was easily identified. 

(b) In addition, a Local Area of Particular Concern (Native Vegetative Communities Category) must 
satisfy at least three of the following criteria: 

i. Uniqueness - The site contains a significant sample of rare or endangered species, or the site is 
among a small number of sites in Broward County representing a particular ecological community. 

EPD Evaluation: The site is unique, especially in eastern Broward County, with most other remaining 
areas located in parks to the west of this site. 

ii. Low Level of Exotic Invasion - The degree and nature of exotic invasion on the site is such that 
it can be easily managed or mitigated. 

EPD Evaluation: The degree and nature of exotic invasion on the site can be easily managed. Exotics 
and invasive species are mainly located in the 10-20’ perimeter of the site; however, at its greatest 
extent, the site is over 900’ across and 400’ wide.  There are few exotics in the interior, with many 
of the plants listed on the earlier site assessment reports still viable and in various stages of growth 
on site, including (but not limited to) numerous cypress trees, leather ferns, strap ferns, swamp ferns, 
pond apples and more. The interior hydrology is well established and is inhospitable to many exotic 
plants. 
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iii. Potential for Protection -Ownership patterns, development status and other factors make the 
resources of a site likely to be successfully protected. 

EPD Evaluation: The site has been protected since the approval of the Reflections Plat in 1984 and 
has 8 different owners since then. The plat was recorded with a Note and an Agreement to preserve 
the remaining wetlands remaining. In 1989, The Broward County Board of County Commissioners 
designated the area as an LAPC and NRA area. 

iv. Geography - The site has proximity to other resources which would heighten its value as a LAPC 
(e.g., other ESLs, public parks, waterfront). 

EPD Evaluation:  Fern Forest Nature Center is approximately 3 miles to the northwest of this site. 
Tradewinds Park is approximately 4.3 miles to the northwest. ESLs # 17, 18, 48, 84 – 88 are to the 
west/southwest and Site 75 is Southeast. This site is also on the path of the proposed expansion of 
the Broward County Greenways System. 

• Wildlife Category Existing wildlife refuges, reserves, and sanctuaries, or; known habitats of rare, 
threatened, or endangered species or species of special concern, or; major wildlife intensive use areas 
such as well-developed hammock communities, highly productive coastal tidelands, and mangroves, or; 
areas used for scientific study and research on wildlife. 

EPD Evaluation: This site serves as a wildlife refuge surrounded by residential and commercial 
development. 

As demonstrated above, the site currently meets the criteria for the designation of a LAPC. Mature cypress/ 
maple swamp habitat is a limited wetland resource in Broward County.  There is a cumulative impact to overall 
wetland resources from projects proposing impacts to “isolated” wetlands.  There are few sites of this size and 
nature in the urbanized area of eastern Broward County; therefore, this site provides habitat for a variety of 
species along with aesthetic, recreational and educational value. Historically, there was a boardwalk through the 
area for public access which is currently in disrepair. 

Conclusion/Recommendation 

The site continues to demonstrate the characteristics of a LAPC as defined by the Broward County Land Use 
Plan, and the applicant has not provided reasonable assurances to EPD. EPD objects to the removal of the site 
designation as a LAPC and removal of the site from the ESL map.  As described in the preceding paragraphs, 
this site is protected by legal mechanisms used prior to Conservation Easements.  The removal of this site from 
the ESL map is inconsistent with Policies 2.5.4, 2.5.7, and 2.23.3 of the Broward County Land Use Plan, which 
encourage the preservation of open space areas; the protection of publicly owned sanctuaries, preserves, 
archaeological or historic sites, open space, natural areas, and ecological communities; and the implementation 
of strategies for the protection of LAPCs and other ESLs. 

Enclosure: EPD Inspection Report of November 30, 2023 
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Environmental Permitting Division ‐ Site Inspection Report 
Facility/Site Name: Related Manor at Cypress Creek Address: 6700 N ANDREWS AVE, Fort Lauderdale 

Folio No.: 494210360030 Date Inspected: November 30, 2023 

License No.: DF22‐1357 Inspector(s): M. Decker 
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Environmental Permitting Division ‐ Site Inspection Report 
6700 N ANDREWS AVE, Fort Lauderdale Facility/Site Name: Related Manor at Cypress Creek Address: 

Folio No.: 494210360030 Date Inspected: November 30, 2023 

License No.: DF22‐1357 Inspector(s): M. Decker 

Description Turning from same location 
from photo 1 to capture 
cypress knees (foreground) 
and boardwalk (background 
very hard to see) 
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Environmental Permitting Division ‐ Site Inspection Report 
Facility/Site Name: Related Manor at Cypress Creek Address: 6700 N ANDREWS AVE, Fort Lauderdale 

Folio No.: 494210360030 Date Inspected: November 30, 2023 

License No.: DF22‐1357 Inspector(s): M. Decker 

Area recently rehabilitated 
from Geotech sampling 
(licensed) – large  amount of 
tree trunks/yard waste at 
edge of wetland 

Description 
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Environmental Permitting Division ‐ Site Inspection Report 
Facility/Site Name: Related Manor at Cypress Creek Address: 6700 N ANDREWS AVE, Fort Lauderdale 

Folio No.: 494210360030 Date Inspected: November 30, 2023 

License No.: DF22‐1357 Inspector(s): M. Decker 

Corner stake ~20’ to wetland Description 
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Environmental Permitting Division ‐ Site Inspection Report 
Facility/Site Name: Related Manor at Cypress Creek Address: 6700 N ANDREWS AVE, Fort Lauderdale 

Folio No.: 494210360030 Date Inspected: November 30, 2023 

License No.: DF22‐1357 Inspector(s): M. Decker 

5’ from water/wetland area Description 
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Environmental Permitting Division ‐ Site Inspection Report 
Facility/Site Name: Related Manor at Cypress Creek Address: 6700 N ANDREWS AVE, Fort Lauderdale 

Folio No.: 494210360030 Date Inspected: November 30, 2023 

License No.: DF22‐1357 Inspector(s): M. Decker 

SE property corner 10’ from 
water, ~7’ from wetland 

Description 
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Environmental Permitting Division ‐ Site Inspection Report 
Facility/Site Name: Related Manor at Cypress Creek Address: 6700 N ANDREWS AVE, Fort Lauderdale 

Folio No.: 494210360030 Date Inspected: November 30, 2023 

License No.: DF22‐1357 Inspector(s): M. Decker 

Property line fence with 
standing water 

Description 
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Environmental Permitting Division ‐ Site Inspection Report 
6700 N ANDREWS AVE, Fort Lauderdale Facility/Site Name: Related Manor at Cypress Creek Address: 

Folio No.: 494210360030 Date Inspected: November 30, 2023 

License No.: DF22‐1357 Inspector(s): M. Decker 

Description High amount of palms/Pothos 
with intermittent water, 
highly disturbed. ~30' from 
road to water area where 
conditions imrpove 
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Environmental Permitting Division ‐ Site Inspection Report 
Facility/Site Name: Related Manor at Cypress Creek Address: 6700 N ANDREWS AVE, Fort Lauderdale 

Folio No.: 494210360030 Date Inspected: November 30, 2023 

License No.: DF22‐1357 Inspector(s): M. Decker 

Ficus/cypress and ardisia in 
wetland area 

Description 
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Environmental Permitting Division ‐ Site Inspection Report 
Facility/Site Name: Related Manor at Cypress Creek Address: 6700 N ANDREWS AVE, Fort Lauderdale 

Folio No.: 494210360030 Date Inspected: November 30, 2023 

License No.: DF22‐1357 Inspector(s): M. Decker 

Closer to interior of wetland, 
better conditions for plants 
and hydrology. 

Description 
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Environmental Permitting Division ‐ Site Inspection Report 
Facility/Site Name: Related Manor at Cypress Creek Address: 6700 N ANDREWS AVE, Fort Lauderdale 

Folio No.: 494210360030 Date Inspected: November 30, 2023 

License No.: DF22‐1357 Inspector(s): M. Decker 

Water/wetland right near 
edge, adjacent to the 
sidewalk, however, filled with 
invasives/exotic plants 

Description 
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Environmental Permitting Division ‐ Site Inspection Report 
Facility/Site Name: Related Manor at Cypress Creek Address: 6700 N ANDREWS AVE, Fort Lauderdale 

Folio No.: 494210360030 Date Inspected: November 30, 2023 

License No.: DF22‐1357 Inspector(s): M. Decker 

Corner of property with 
deeper water and better 
quality wetland area 

Description 
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Environmental Permitting Division ‐ Site Inspection Report 
Facility/Site Name: Related Manor at Cypress Creek Address: 6700 N ANDREWS AVE, Fort Lauderdale 

Folio No.: 494210360030 Date Inspected: November 30, 2023 

License No.: DF22‐1357 Inspector(s): M. Decker 

Higher quality wetland area Description 
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Environmental Permitting Division ‐ Site Inspection Report 
Facility/Site Name: Related Manor at Cypress Creek Address: 6700 N ANDREWS AVE, Fort Lauderdale 

Folio No.: 494210360030 Date Inspected: November 30, 2023 

License No.: DF22‐1357 Inspector(s): M. Decker 

NW corner, plant debris on 
the edge then ~20’ into 
wetland conditions improve 
markedly 

Description 
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Environmental Permitting Division ‐ Site Inspection Report 
Facility/Site Name: Related Manor at Cypress Creek Address: 6700 N ANDREWS AVE, Fort Lauderdale 

Folio No.: 494210360030 Date Inspected: November 30, 2023 

License No.: DF22‐1357 Inspector(s): M. Decker 

E of NW corner – water  ~5 to 
10’ from stake 

Description 
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Environmental Permitting Division ‐ Site Inspection Report 
Facility/Site Name: Related Manor at Cypress Creek Address: 6700 N ANDREWS AVE, Fort Lauderdale 

Folio No.: 494210360030 Date Inspected: November 30, 2023 

License No.: DF22‐1357 Inspector(s): M. Decker 

Interior photo of wetland, 
improved conditions again 

Description 
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Environmental Permitting Division ‐ Site Inspection Report 
Facility/Site Name: Related Manor at Cypress Creek Address: 6700 N ANDREWS AVE, Fort Lauderdale 

Folio No.: 494210360030 Date Inspected: November 30, 2023 

License No.: DF22‐1357 Inspector(s): M. Decker 

Palm fronds/logs appears to 
be yard disposal around edge 
of property in some locations 

Description 
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Environmental Permitting Division ‐ Site Inspection Report 
Facility/Site Name: Related Manor at Cypress Creek Address: 6700 N ANDREWS AVE, Fort Lauderdale 

Folio No.: 494210360030 Date Inspected: November 30, 2023 

License No.: DF22‐1357 Inspector(s): M. Decker 

Higher quality of north end, 
some Brazilian pepper 

Description 
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Environmental Permitting Division ‐ Site Inspection Report 
Facility/Site Name: Related Manor at Cypress Creek Address: 6700 N ANDREWS AVE, Fort Lauderdale 

Folio No.: 494210360030 Date Inspected: November 30, 2023 

License No.: DF22‐1357 Inspector(s): M. Decker 

Hummock indicative of 
standing water on a regular 
basis 

Description 
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Facility/Site Name: Related Manor at Cypress Creek Address: 6700 N ANDREWS AVE, Fort Lauderdale 

Folio No.: 494210360030 Date Inspected: November 30, 2023 

License No.: DF22‐1357 Inspector(s): M. Decker 

Property stake ~10’ to water Description 
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Environmental Permitting Division ‐ Site Inspection Report 
Facility/Site Name: Related Manor at Cypress Creek Address: 6700 N ANDREWS AVE, Fort Lauderdale 

Folio No.: 494210360030 Date Inspected: November 30, 2023 

License No.: DF22‐1357 Inspector(s): M. Decker 

Pointing at water line, ~10’ 
waterward of stake 
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Facility/Site Name: Related Manor at Cypress Creek Address: 6700 N ANDREWS AVE, Fort Lauderdale 

Folio No.: 494210360030 Date Inspected: November 30, 2023 

License No.: DF22‐1357 Inspector(s): M. Decker 
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area past stake – water  is ~10’ 
from stake 

Description 
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Facility/Site Name: Related Manor at Cypress Creek Address: 6700 N ANDREWS AVE, Fort Lauderdale 

Folio No.: 494210360030 Date Inspected: November 30, 2023 

License No.: DF22‐1357 Inspector(s): M. Decker 

Ficus hummock Description 
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Facility/Site Name: Related Manor at Cypress Creek Address: 6700 N ANDREWS AVE, Fort Lauderdale 

Folio No.: 494210360030 Date Inspected: November 30, 2023 

License No.: DF22‐1357 Inspector(s): M. Decker 

Water is ~10’ from stake Description 
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Facility/Site Name: Related Manor at Cypress Creek Address: 6700 N ANDREWS AVE, Fort Lauderdale 

Folio No.: 494210360030 Date Inspected: November 30, 2023 

License No.: DF22‐1357 Inspector(s): M. Decker 

Wetland ~2’ from stake 
wetland with invasives in this 
location 

Description 
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Facility/Site Name: Related Manor at Cypress Creek Address: 6700 N ANDREWS AVE, Fort Lauderdale 

Folio No.: 494210360030 Date Inspected: November 30, 2023 

License No.: DF22‐1357 Inspector(s): M. Decker 

Wetland in better condition. 
Brazilian pepper stand is 
landward of the stake 

Description 
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NE corner of the property Description 
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Facility/Site Name: Related Manor at Cypress Creek Address: 6700 N ANDREWS AVE, Fort Lauderdale 

Folio No.: 494210360030 Date Inspected: November 30, 2023 

License No.: DF22‐1357 Inspector(s): M. Decker 
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landward of stake (on left) 
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License No.: DF22‐1357 Inspector(s): M. Decker 
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Facility/Site Name: Related Manor at Cypress Creek Address: 6700 N ANDREWS AVE, Fort Lauderdale 
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License No.: DF22‐1357 Inspector(s): M. Decker and K. Scheffer 

Larger dead cypress with ~3’ 
diameter 
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To:  Deanne Von Stetina, Assistant Executive Director  
 Broward County Planning Council  
 
Thru:  Dan West, Director  
 Parks and Recreation  Division  
 
From:   Linda Briggs Thompson, Environmental Program Manager  
 Parks and Recreation  Division  
 
Re:  Land Use Plan Amendment Comments  
 Proposed Amendment PC  24-6  Uptown Urban Village  (Fort Lauderdale)  
 
 

 
     

 
   

  
  

   
    

      
      

 
  

 
    

 
 

PARKS AND RECREATION DIVISION • Administrative Offices 
950 N.W. 38th St. • Oakland Park, FL 33309-5982 • 954-357-8100 • TTY 954-537-2844 • FAX 954-357-5991 
Winner of the National Gold Medal Award for Excellence in Park and Recreation Management 
Accredited by the Commission for Accreditation of Park and Recreation Agencies (CAPRA) 

MEMORANDUM 

May 3, 2024 

Broward County Parks and Recreation Division has reviewed the proposed amendment to the 
Broward County Land Use Plan – Uptown Village (Fort Lauderdale). Our comment is as follows: 

PC 24-6 The project area includes two important wetland parcels that should continue to be 
protected. The parcels were identified as Wetland Restoration and Wetland 
Preservation parcels (Broward County Official Records (OR), Book 12425, pg. 603 and 
later modified in OR Book 18818, pg. 897). The parcels were identified as candidates 
for Urban Wilderness Designation and added to the Urban Wilderness Inventory for 
Designation in 1979. While the sites have been poorly managed, their original wetland 
character remains and with better management, they could be restored to high quality 
wetland habitat. Redevelopment of this area should include continued protection of 
these historic Local Areas of Particular Concern/ Environmentally Sensitive Lands. 

If you or your staff has any questions about our comments, please call me at 954-357-8120. 
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ATTACHMENT 6 

BROWARDNEXT-BROWARD COUNTY LAND USE PLAN 
HIGHLIGHTED REGIONAL ISSUES, POLICIES, IMPLEMENTATION REQUIREMENTS 

AND PROCEDURES, AND RECOMMENDED PRACTICES 
IDENTIFIED IN THE CONSIDERATION OF PCNRM 24-1 

BCLUP SECTION 1: HIGHLIGHTED REGIONAL ISSUES 

CLIMATE CHANGE RESILIENCE VISION 

Strategy CCR-2: Increase the resilience of our community to the effects of climate change. 

Implementation strategies include: In coordination with municipalities, adopting land use 
regulations to limit development and redevelopment in areas particularly vulnerable to 
flooding due to sea level rise, stormwater inundation, and other impacts of climate change. 

WORLD-CLASS NATURAL RESOURCE PROTECTION & ENHANCEMENT VISION 

Strategy EP-3: Preserve and protect Broward County’s natural environment through County and 
local environmental regulatory programs and well-planned patterns of growth and development. 

Implementation strategies include: Acquire, protect, preserve and enhance Local Areas of 
Particular Concern. 

BCLUP SECTION 2: POLICIES 

CLIMATE RESILIENCY, ADAPTATION ACTION AREAS AND PRIORITY PLANNING AREAS 

POLICY 2.21.1 Broward County shall evaluate plan amendments within Priority Planning Areas 
for Sea Level Rise and strongly discourage those amendments which would place additional 
residential and non-residential development at risk of flooding from sea level rise. In review of 
such amendments, the County shall consider: a. Sea level rise/flood protection mitigation 
strategies and requirements included within local comprehensive plans and/or development 
regulations; or b. Flood protection improvements committed to by amendment applicants, which 
would mitigate or enhance flood protection and adaptation from rising sea levels. 

POLICY 2.21.5 Broward County shall, prior to approving land use plan amendments in the areas 
prone to flooding and/or the impacts of sea level rise, as identified on the Flood Plains, Flood 
Prone Areas, and Coastal High Hazard Areas Map and the Priority Planning Areas for Sea Level 
Rise Map, respectively, determine that the subsequent development will be served by adequate 
storm water management and drainage facilities, not adversely affect groundwater quality or 
environmentally sensitive lands and not increase saltwater intrusion or area-wide flooding. 
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POLICY 2.21.6 Broward County shall support the goals and will, to the maximum extent feasible, 
implement, in coordination with affected stakeholders, the recommended actions of the 
Broward County Climate Change Action Plan and the Southeast Florida Regional Climate Action 
Plan as approved by the Broward County Climate Change Task Force and the Broward County 
Board of County Commissioners. 

WETLANDS 

POLICY 2.22.2 Broward County and its local governments shall consider the impacts of land use 
plan amendments on wetland resources and minimize those impacts to the maximum extent 
practicable. 

ENVIRONMENTALLY SENSITIVE LANDS 

POLICY 2.23.1 Natural resources that have been found to comply with the definition of Local 
Areas of Particular Concern have been identified on a Map of Local Areas of Particular Concern 
within the Future Broward County Land Use Map Series. 

POLICY 2.23.2 Local Areas of Particular Concern are declared to be environmentally sensitive 
lands and upon adoption of this plan shall be subject to the provisions of the Broward County 
Land Development Code regarding environmentally sensitive lands. 

POLICY 2.23.3 Broward County shall implement strategies for the protection of Local Areas of 
Particular Concern and other environmentally sensitive lands such as: acquisition by public or 
private organizations; establishment of a County trust fund for acquisition; adoption of 
innovative land development regulations; conservation easements; transfer of development 
rights; deed restrictions; and restrictive covenants. 

POLICY 2.23.4 By 2019, Broward County shall work with Broward’s municipalities and interested 
stakeholders to study and recommend incentives to preserve designated environmentally 
sensitive lands that are privately controlled. 

BCLUP SECTION 2: IMPLEMENTATION REQUIREMENTS AND PROCEDURES 

7. CRITERIA AND PROCEDURES FOR ENVIRONMENTALLY SENSITIVE LANDS AND LOCAL AREAS 
OF PARTICULAR CONCERN 

g. Local Areas of Particular Concern 

Local Areas of Particular Concern (LAPCs) may be designated in six categories according to 
the types of resources present. Unless otherwise indicated, LAPCs must have one or more 
of the characteristics for the respective category. 
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1. Marine Resource Category 
Coastal areas of unique, scarce, fragile, or vulnerable natural habitat, physical features 
and scenic importance, or; coastal areas of high natural productivity or essential 
habitat for fish, wildlife, and the various trophic levels in the food web critical to their 
well-being, or; coastal areas of substantial recreational value and/or potential, or; 
areas needed to protect, maintain, or replenish coastal flood plains, coral and other 
reefs, beaches, offshore sand deposits and mangrove stands. 

2. Natural Landforms and Features Category 
A geological, hydrological, or physiographical feature confined to a small area of 
Broward County and considered quite rare locally or regionally, or; a representative 
natural ecosystem and/or its units existing in a few isolated locations, but extirpated 
from most of the county. 

3. Native Vegetative Communities Category 
(a) A Local Area of Particular Concern (Native Vegetative Communities Category) is 

an area which shows a predominance of native vegetation associated with one or 
more of the following ecological communities: Beach and Dune Community; 
Coastal Strand Forest Community; Mangrove Community (Saltwater Swamp); 
Scrub Community; Pine Flatwoods Community; High Hammock Community; Low 
Hammock Community; Cypress Wetland Community (Freshwater Swamp); Ever-
glades Community (Freshwater Marsh). 

(b) In addition, a Local Area of Particular Concern (Native Vegetative Communities 
Category) must satisfy at least three of the following criteria: 

i. Uniqueness - The site contains a significant sample of rare or endangered 
species, or, the site is among a small number of sites in Broward County 
representing a particular ecological community. 

ii. Diversity - A significant sample of two or more ecological communities are 
contained within the site. 

iii. Low Level of Exotic Invasion - The degree and nature of exotic invasion on the 
site is such that it can be easily managed or mitigated. 

iv. Potential for Protection -Ownership patterns, development status and other 
factors make the resources of a site likely to be successfully protected. 

v. Geography - The site has proximity to other resources which would heighten 
its value as a LAPC (e.g., other ESLs, public parks, waterfront). 
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4. Wildlife Category 
Existing wildlife refuges, reserves, and sanctuaries, or; known habitats of rare, 
threatened, or endangered species or species of special concern, or; major wildlife 
intensive use areas such as well-developed hammock communities, highly productive 
coastal tidelands, and mangroves, or; areas used for scientific study and research on 
wildlife. 

5. Economic Resource Category 
Existing ports, marinas, piers, energy resources, and artificial reefs, or; areas noted for 
specific study and research concerning economic development. 

6. Cultural Resource Category 
Sites designated on the National Register of Historic Places or on the Florida Master 
Site File, or; sites related to the general development of the local area, region, or 
State, or; buildings which are significant examples of the architectural design of their 
period, or; sites associated with the life/lives of important person(s), or social, 
political, cultural, or economic movements or with historical events, or; 
archaeological sites which have yielded useful information on the area's past. 

BCLUP SECTION 3: RECOMMENDED PRACTICES 

ENVIRONMENTAL 

POLICY 3.3.6 Promote the acquisition, retention and management of unique natural areas in 
order to preserve their environmental, recreational and other public benefits. 

POLICY 3.3.9 Discourage activities in the vicinity of Local Areas of Particular Concern which would 
have a detrimental impact upon such areas. 

POLICY 3.3.10 Encourage local governments to protect natural resources through the 
implementation of land development regulations and procedures that promote the acquisition, 
retention and management of such areas. 
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Ii GreenbergTraurig 

Barbara A. Hall 
Tel (954) 768-8236 
Fax (954) 765-1477 
HallB@gtfaw.com 

July 25, 2025 

Barbara Blake Boy 
Broward County Planning Council 
Broward County Governmental Center 
115 South Andrews Avenue 
Fort Lauderdale, Florida 33301 

RE: ESL Map Amendment PCNRM 24-1 - Removal of Site #83 

Dear Ms. Blake Boy: 

This letter provides additional information as to why the application for ESL Map 
Amendment PCNRM 24-1 should be approved to remove the LAPC designation for Site 
#83. 

1:. The Site was issued an Environmental Resource Permit. 

An Environmental Resource Permit has been issued by Broward County EPD on 
behalf of the Department of Environmental Protection and the South Florida Water 
Management District allowing development of the Site, subject to providing 3.89 
offsite mitigation credits in the Pembroke Pines Mitigation Bank and the restoration 
of a 1.68-acre adjacent site. The mitigation credits were purchased and paid for in 
an amount of more than one million dollars. The permit was issued October 14, 
2024. A copy of the permit is attached as Exhibit 1. The issuance of the permit 
requires EPD to confirm that the permitted plan results in no net loss of wetland 
function. As described in the Broward County Code of Ordinances in issuing a 
permit EPD must determine that wetland losses are replaced by compensatory 
mitigation such that ecological functional values provided by the subject wetland 
area are not lost as a result of the project. 

Although Site #83 is dominated by exotic vegetation and the wetland functions are 
significantly diminished, because of the Site's LAPC status, the applicant agreed 
with EPD to mitigate for site impacts at a wetland benefit index number that would 
be applicable to a site of superior quality to the subject site. Therefore, the 
conditions of the permit have more than addressed the impact of allowing 
development of the Site. 
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2. The City of Fort Lauderdale has adopted a Resolution supporting the removal 
of the LAPC. 

The City Commission of the City of Fort Lauderdale has adopted a Resolution 
supporting the removal of the LAPC, which became effective upon the execution 
of an agreement with the City. The agreement provides that if removal of the LAPC 
designation is approved, the developer is required to: incorporate 86,000 square 
feet (at maturity) of native tree canopy into the development of the Site; complete 
the restoration of the 1.68 acre Restoration Site before issuance of a CO for the 
new residential development; and pay for the construction of a 1,200 foot long 
Greenway path in the Greenway area along the south side of the C-14 canal. If 
the City decides not to construct the Greenway path, the City will use the funds to 
install additional tree canopy in the City. 

If the removal of the LAPC designation is not approved, the Agreement terminates. 
A copy of the Resolution and executed agreement are attached as Exhibit 2. 

3. Site #83 no longer meets the criteria for designation as and LAPC. 

The attached Response Document, which responds to comments from three 
divisions of the Resilient Environment Department - the Environmental Permitting 
Division ("EPD"}, the Urban Planning Division, and Parks and Recreation, explains 
that the Site no longer meets the criteria in the Broward County Land Use Plan for 
LAPC designation because the site lacks the hydrology to support a cypress 
wetland forest; and, because of that condition, exotic vegetation will continue to 
dominate the site continually degrading the site. The Response Document is 
attached as Exhibit 3. 

4. In a time when land available for needed housing is scarce, Site #83 is not 
today a contributing site to the public good. 

The LAPC Site sits today as a completely non-contributing site in every regard. It 
is in the middle of an office park which contains two office buildings and a hotel. It 
is not a viable cypress wetland and will only further degrade due to the ever­
expanding exotic vegetation and inadequate hydrology. It is not walkable and does 
not provide a parklike setting for the office park, it is not a wildlife habitat, and it 
does not contribute to the economics of the area or contribute to the tax base. The 
LAPC Site is assessed for tax purposes, today, at only $27,050.00. 
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If allowed to develop as part of the City of Fort Lauderdale Uptown Urban District as 
an attractive residential community, it will become contributing - contributing 63 
affordable units, providing housing which is walkable to the nearby office park, and 
contributing to the tax base of the County, City and School Board. 

If allowed to be developed, it will also be contributing in that, in accordance with the 
ERP permit, the Applicant will be restoring a 1.68-acre wetland area within the office 
park ("Restoration Site"), which enjoys a superior hydrology to the LAPC Site and will 
be able to be protected with a vegetated berm, allowing the Restoration Site a greater 
ability to function as a habitat for wildlife. The Restoration Site will be made subject to 
a conservation easement which will require the Restoration Site to be maintained as 
a forested wetland in perpetuity. 

Summary 

The removal of the LAPC designation for Site #83 and its removal from the ESL Map, 
is consistent with the land use plan for the reason that the Site no longer meets the 
land use plan criteria for designation as an LAPC because it is dominated by exotics 
and not sustainable as a Cypress Wetland Forest. The County has issued an 
Environmental Resource Permit for development of the Site, which required the 
preservation and restoration of an adjacent 1.68-acre site at a cost of half a million 
dollars and offsite mitigation in the Pembroke Pines Mitigation Bank for which more 
than a million dollars has been paid, assuring that no loss of wetland function will result 
from the development of the Site. 
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When developed in accordance with the criteria of the of the City's Uptown Urban 
Village Activity Center and the LAPC Agreement with the City, the development of the 
Site will bring 86,000 square feet of native canopy at maturity, three lakes with 
pedestrian paths surrounding the lakes, housing with 63 affordable units within 
walking distance of the office uses within the same office park; and all within a part of 
the County that lacks sufficient housing. The Site's development will also result in a 
valuable tax base for a site now assessed at only $27,050.00. 

We appreciate the opportunity to present this additional information for the Planning 
Council's consideration of this application to remove Site #83 as an LAPC on the 
Environmentally Sensitive Lands Map. 

Respectfully submitted, 

ACTIVE 704463820v6 



Barbara Blake Boy 
Broward County Planning Council 
Page5 
July 25, 2025 

Exhibit 1 

Environmental Resource Permit 
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B~~ ARD 
COUNTY 

FLORIDA 

October 14, 2024 

CPN West LLC & F Land LLC 
Attention: Yoav Merary 
6301 NW 5th Way, Suite 2600 
Fort Lauderdale, Fl 33309 

RE: Manor at Cypress Creek 

City of Fort Lauderdale, SfT/R (10-49-42) 

Resilient Environment Department 
ENVIRONMENTAL PERMITTING DIVISION 

Water and Environmental Licensing Section 
1 North University Drive, Mailbox 201, Plantation, Florida 33324 

Phone• 954-519-1483 Fax• 954-619-1412 

This is to notify you of the Resilient Environment Department's (RED) action conceming your application received 
04/05/2023. The application has been reviewed for compliance with the following requirements: 

ERP Review - GRANTED 

RED has the authority to review the project for compliance with the provisions of Chapter 373, Part IV, Florida 
Statutes pursuant to an agreement between RED, DEP and the SFWMD. The agreement is outlined in a 
document entitled "DELEGATION AGREEMENT AMONG THE FLORIDA DEPARTMENT OF ENVIRONMENTAL 
PROTECTION, THE SOUTH FLORIDA WATER MANAGEMENT DISTRICT. AND BROWARD COUNTY." 

Based on the information submitted, Environmental Resource Permit No. 06-80215-P was issued on 10/14/2024. 

Should you object to the conditions of the Environmental Resource Permit, please refer to the attached "Notice of 
Rights" Which addresses the procedures to be followed if you desire a public hearing or other review of the 
proposed action. Please contact this office if you have any questions concerning this matter. If we do not hear 
from you in accordance with the attached "Notice of Rights•, we will assume you concur with the action taken by 
RED. 

Broward County Surface Water Management Review - PENDING 

RED has reviewed the project for compliance with the Surface Water Management requirements of Chapter 27, 
Article V Sec. 27-191 through 27-202 of the Broward County Code. 

Based on the information submitted, a Surface Water Management License is pending. 

Broward County Environmental Resource License Review - PENDING 

RED has reviewed the project and based on the information submitted, the Broward County Environmental 
Resource License (ERL) No. DF22-1357 is pending. 

The above referenced approvals will remain in effect subject to the following: 

1. Not receiving a filed request for a Chapter 120, Florida Statutes administrative hearing; 
2. the attached SFVVMD General Conditions; 
3. the attached SFlNMD Special Conditions; 
4. the attached .JL exhibits. 



CERTIFICATE OF SERVICE 

I HEREBY CERTIFY that a "Notice of Rights" has been mailed to the Permitee (and the persons listed in 
the attached distibution list) no later than 5:00 p.m. on 10/14/2024, in accordance with Section 120.60 (3), 
Florida Statutes. 

By: t~~· (3,.~ FOR 

Johana Narvaez, M.S., Environmental Program Manager 

Surface Water Management Program 

Enclosed are the following: 

executed staff report; 
set(s) of stamped and approved plans; 
Notice of Rights 

GIOVANNI 
CONDE 

Digitally signed by 
GIOVANNI CONDE 
Date: 2024.10.14 
15:09:20 -04'00' 



NOTICE Of' RIGHTS 

As required by Sections 120.569(1 ), and 120.60(3), Fla. Stat., following is notice of the opportunities 
which may be available for administrative hearing or judicial review when the substantial interests of a 
party are determined by an agency. Please note that this Notice of Rights is not Intended to provide 
legal advice. Not all the legal proceedings detailed below may be an applicable or appropriate remedy. 
You may wish to consult an attorney regarding your legal rights. 

RIGHT TO REQUEST ADMINISTRATIVE HEARING 
A person whose substantial interests are or may be affected by the Broward County Environmental 
Protection and Growth Management Department's (RED, formerly known as Department of Planning 
and Environmental Protection or DPEP) action under the KDelegation Agreement Among the Florida 
Department of Environmental Protection, The South Florida Water Management District and Broward 
County" has the right to request an administrative hearing on that action pursuant to Sections 120.569 
and 120.57, Fla. Stat. Persons seeking a hearing on an RED decision which does or may determine 
their substantial interests shall file a petition for hearing with the RED Environmental Compliance 
Administrator. within 21 days of receipt of written notice of the decision, unless the following shorter 
time period applies: within 14 days of service of an Administrative Order pursuant to Subsection 
373.119(1 ), Fla. Stat. "Receipt of written notice of agency decision" means receipt of either written 
notice through mail, or electronic mail, or posting that the RED has or intends to take final agency 
action, or publication of notice that the RED has or intends to take final agency action. Any person 
who receives written notice of an RED decision and fails to file a written request for hearing within the 
timeframe described above waives the right to request a hearing on that decision. 

Filing Instructions 
The Petition must be filed with the RED Enforcement Administration Section's Environmental 
Compliance Administrator. Filings with the Environmental Compliance Administrator may be made by 
mail, hand-delivery or facsimile. Filings by facsimile will not be accepted after October 1, 2014. 
A petition for administrative hearing is deemed filed upon receipt during normal business hours by the 
Environmental Compliance Administrator, at the Broward County government offices in Plantation, 
Florida. Any document received by the RED Enforcement Administration after 5:00 p.m. shall be filed 
as of 8:00 a.m. on the next regular business day. Additional filing instructions are as follows: 

• Filings by mail must be addressed to the Environmental Compliance Administrator, 
Enforcement Administration Section, 1 N University Drive, Suite 307, Plantation, FL 33324. 

• Filings by hand-delivery must be delivered to the RED Enforcement Administration Section. 
Delivery of a petition to the Broward County security desk does not constitute filing. 
To ensure proper filing, it will be necessary to request the Broward County security 
officer to contact the Environmental Compliance Administrator's office. 
An employee of the Environmental Compliance Administrator's office will receive and file the 
petition. 

• Filings by e-mail must be transmitted to the RED Enforcement Administration Section at 
epdhotljne@broward.org, The filing date for a document transmitted by electronic mail shall 
be the date the RED Enforcement Administration Section receives the complete document. 
A party who files a document by e-mail shall (1) represent that the original physically signed 
document will be retained by that party for the duration of the proceeding and of any 
subsequent appeal or subsequent proceeding in that cause and that the party shall produce 
it upon the request of other parties; and (2) be responsible for any delay, disruption, or 
interruption of the electronic signals and accepts the full risk that the document may not be 
properly filed. 



Initiation of an Administrative Hearing 
Pursuant to Rules 28-106.201 and 28-106.301, Fla. Admin. Code, initiation of an administrative hearing 
shall be made by written petition to the RED in legible form and on B and 1 /2 by 11 inch white paper. All 
petitions shall contain: 

1. Identification of the action being contested, including the permit number, application number, RED 
file number or any other RED identification number, if known. 

2. The name, address and telephone number of the petitioner and petitioner's representative, if any. 

3. An explanation of how the petitioner's substantial interests will be affected by the agency 
determination. 

4. A statement of when and how the petitioner received notice of the RED 's decision. 

5. A statement of all disputed issues of material fact If there are none, the petition must so indicate. 

6. A concise statement of the ultimate facts alleged, including the specific facts the petitioner 
contends warrant reversal or modification of the RED 's proposed action. 

7. A statement of the specific rules or statutes the petitioner contends require reversal or modification 
of the RED 's proposed action. 

8. If disputed issues of material fact exist, the statement must also include an explanation of how the 
alleged facts relate to the specific rules or statutes. 

9. A statement of the relief sought by the petitioner, stating precisely the action the petitioner wishes 
the RED to take with respect to the RED 's proposed action. 

A person may file a request for an extension of time for filing a petition. The RED may, for good cause, 
grant the request. Requests for extension of time must be filed with the RED prior to the deadline for filing 
a petition for hearing. Such requests for extension shall contain a certificate that the moving party has 
consulted with all other parties concerning the extension and that the RED and any other parties agree to 
or oppose the extension. A timely request for extension of time shall toll the running of the time period for 
filing a petition until the request is acted upon. 

If the RED takes action with substantially different impacts on water resources from the notice of intended 
agency decision, the persons who may be substantially affected shall have an additional point of entry 
pursuant to Rule 28-106.111, Fla. Admin. Code, unless otherwise provided by law. 

Mediation 
The procedures for pursuing mediation are set forth in Section 120.573, Fla. Stat., and Rules 28-106.111 
and 28-106.401-.405, Fla. Ad min. Code. The RED is not proposing mediation for this agency action 
under Section 120.573, Fla. Stat., at this time. 

RIGHT TO SEEK JUDICIAL REVIEW 
Pursuant to Sections 120.60(3) and 120.68, Fla. Stat., a party who is adversely affected by final RED 
action may seek judicial review of the RED 's final decision by filing a notice of appeal pursuant to Florida 
Rule of Appellate Procedure 9.110 in the Fourth District Court of Appeal or in the appellate district where a 
party resides and filing a second copy of the notice with the Environmental Compliance Administrator 
within 30 days of rendering of the final RED action. 

Rev. 10/01/14 



SFWMD General Conditions 

1. All activities shall be implemented following the plans, specifications and performance criteria approved by 
this permit. Any deviations must be authorized in a permit modification in accordance with Rule 62-330.315, 
F.A.C. Any deviations that are not so authorized may subject the permittee to enforcement action and revocation 
of the permit under Chapter 373, F.S. 

2. A complete copy of this permit shall be kept at the work site of the permitted activity during the construction 
phase, and shall be available for review at the work site upon request by the Agency staff. The permittee shall 
require the contractor to review the complete permit prior to beginning construction. 

3. Activities shall be conducted in a manner that does not cause or contribute to violations of state water quality 
standards. Performance-based erosion and sediment control best management practices shall be installed 
immediately prior to, and be maintained during and after construction as needed, to prevent adverse impacts to 
the water resources and adjacent lands. Such practices shall be in accordance with the State of Florida Erosion 
and Sediment Control Designer and Reviewer Manual (Florida Department of Environmental Protection and 
Florida Department of Transportation June 2007), and the Florida Stormwater Erosion and Sedimentation 
Control Inspector's Manual (Florida Department of Environmental Protection, Nonpoint Source Management 
Section, Tallahassee, Florida, July 2008), which are both incorporated by reference in subparagraph 62-330.050 
(9){b)5, F.A.C., unless a project-specific erosion and sediment control plan is approved or other water quality 
control measures are required as part of the permit. 

4. At least 48 hours prior to beginning the authorized activities, the permittee shall submit to the Agency a fully 
executed Form 62-330.350(1), 'Construction Commencement Notice,' indicating the expected start and 
completion dates. A copy of this form may be obtained from the Agency, as described in subsection 62-330.010 
(5), F.A.C. If available, an Agency website that fulfills this notification requirement may be used in lieu of the form. 

5. Unless the permit is transferred under Rule 62-330.340, F.A.C., or transferred to an operating entity under 
Rule 62-330.310, F.A.C., the permittee is liable to comply with the plans, terms and conditions of the permit for 
the life of the project or activity. 

6. Within 30 days after completing construction of the entire project, or any independent portion of the project, 
the permittee shall provide the following to the Agency, as applicable: 

a. For an individual, private single-family residential dwelling unit, duplex, triplex, or quadruplex -
'Construction Completion and Inspection Certification for Activities Associated With a Private Single-Family 
Dwelling Unit' [Form 62-330.310(3)1; or 
b. For all other activities - 'As-Built Certification and Request for Conversion to Operational Phase' [Form 
62-330.310(1 )]. 
c. If available, an Agency website that fulfills this certification requirement may be used in lieu of the form. 

7. If the final operation and maintenance entity is a third party: 
a. Prior to sales of any lot or unit served by the activity and within one year of permit issuance, or within 30 
days of as- built certification, whichever comes first, the permittee shall submit, as applicable, a copy of the 
operation and maintenance documents (see sections 12.3 thru 12.3.3 of Volume I) as filed with the 
Department of State, Division of Corporations and a copy of any easement, plat, or deed restriction needed 
to operate or maintain the project, as recorded with the Clerk of the Court in the County in which the activity 
is located. 
b. Within 30 days of submittal of the as- built certification, the permittee shall submit 'Request for Transfer 
of Environmental Resource Permit to the Perpetual Operation Entity' [Form 62-330.310(2)) to transfer the 
permit to the operation and maintenance entity, along with the documentation requested in the form. If 
available, an Agency website that fulfills this transfer requirement may be used in lieu of the form. 

8. The permlttee shall notify the Agency in writing of changes required by any other regulatory agency that 
require changes to the permitted activity, and any required modification of this permit must be obtained prior to 
implementing the changes. 



9. This permit does not: 
a. Convey to the permittee any property rights or privileges, or any other rights or privileges other than 
those specified herein or in Chapter 62-330, F.A.C.; 
b. Convey to the permittee or create in the permittee any interest in real property; 
c. Relieve the permittee from the need to obtain and comply with any other required federal, state, and 
local authorization, law, rule, or ordinance; or 
d. Authorize any entrance upon or work on property that is not owned, held in easement, or controlled by 
the permittee. 

10. Prior to conducting any activities on state-owned submerged lands or other lands of the state, title to which 
is vested in the Board of Trustees of the Internal Improvement Trust Fund, the permittee must receive all 
necessary approvals and authorizations under Chapters 253 and 258, F.S. Written authorization that requires 
formal execution by the Board of Trustees of the Internal Improvement Trust Fund shall not be considered 
received until it has been fully executed. 

11. The permittee shall hold and save the Agency harmless from any and all damages, claims, or liabilities that 
may arise by reason of the construction, alteration, operation, maintenance, removal, abandonment or use of any 
project authorized by the permit. 

12. The permittee shaH notify the Agency in writing: 

a. Immediately if any previously submitted information is discovered to be inaccurate: and 
b. Within 30 days of any conveyance or division of ownership or con1rol of the property or the system, other 
than conveyance via a long-term lease, and the new owner shall request transfer of the permit in 
accordance with Rule 62-330.340, F.A.C. This does not apply to the sale of lots or units in residential or 
commercial subdivisions or condominiums where the stormwater management system has been completed 
and converted to the operation phase. 

13. Upon reasonable notice to the permittee, Agency staff with proper identification shall have permission to 
enter, inspect, sample and test the project or activities to ensure conformity with the plans and specifications 
authorized in the permit. 

14. If any prehistoric or historic artifacts, such as pottery or ceramics, stone tools or metal implements, dugout 
canoes. or any other physical remains that could be associated with Native American cultures, or early colonial or 
American settlement are encountered at any time within the project site area, work involving subsurface 
disturbance in the immediate vicinity of such discoveries shall cease. The permittee or other designee shall 
contact the Florida Department of State, Division of Historical Resources, Compliance and Review Section, at 
(850) 245-6333 or (800) 847-7278, as well as the appropriate permitting agency office. Such subsurface work 
shall not resume without verbal or written authorization from the Division of Historical ResoUJces. If unmarked 
human remains are encountered, all work shall stop immediately and notification shall be provided in accordance 
with Section 872.05, F.S. 

15. Any delineation of the extent of a wetland or other surface water submitted as part of the permit application, 
including plans or other supporting documentation, shall not be considered binding unless a specific condition of 
this permit or a formal determination under Rule 62-330.201 , F.A.C., provides otherwise. 

16. The permittee shall provide routine maintenance of all components of the stormwater management system 
to remove trapped sediments and debris. Removed materials shall be disposed of in a landfill or other uplands in 
a manner that does not require a permit under Chapter 62-330, F.A.C., or cause violations of state water quality 
standards. 

17. This permit is issued based on the applicant's submitted Information that reasonably demonstrates that 
adverse water resource-related impacts will not be caused by the completed permit activity. If any adverse 
impacts result, the Agency will require the permittee to eliminate the cause, obtain any necessary permit 
modification, and take any necessary corrective actions to resolve the adverse Impacts. 

18. Recorded Notice of Environmental Resource Permit may be recorded in the county public records ln 
accordance with Rule 62-330.090(7), F.A.C. Such notice is not an encumbrance upon the property. 



SFWMD Special Conditions 

1. The permittee shall be responsible for the correction of any erosion, shoaling or water quality problems that 
result from the construction or operation of the surface water management system. 

2. Measures shall be taken during construction to insure that sedimentation and/or turbidity problems are not 
created in the receiving water. 

3. The District reserves the right to require that additional water quality treatment methods be incorporated into 
the drainage system if such measures are shown to be necessary. 

4. Facilities other than those stated herein shall not be constructed without an approved modification of this 
permit. 

5. A stable, permanent and accessible elevation reference shall be established on or within one hundred (100) 
feet of all permitted discharge structures no later than the submission of the certification report. The location of 
the elevation reference must be noted on or with the certification report. 

6. Operation of the surface water management system shall be the responsibility of permittee. 

7. This permit expires on 10/14/2029. 

8. If prehistoric or historic artifacts such as pottery or ceramics, stone tools or metal implements, dugout 
canoes, or any other physical remains that could be associated with Native American cultures, or early colonial or 
American settlement are encountered at any time within the project site area, the permitted project should cease 
all activities involving subsurface disturbance in the immediate vicinity of such discoveries. The Permittee or other 
designee should contact the Florida Department of State, Division of Historical Resources, Review and 
Compliance Section at 850-245-6333 or 800-847-7278, as well as the appropriate permitting agency office. 
Project activities should not resume without verbal and/or written authorization from the Division of Historical 
Resources. In the event that unmarked human remains are encountered during permitted activities. all work shall 
stop immediately and the proper authorities notified in accordance with section 872.05, Florida Statutes. 

9. The permittee and all designated contractors shall adhere to all project and mitigation construction detalls 
and methodology indicated on the enclosed permit Exhibits and described herein. 

10. A maintenance and monitoring program shall be implemented in accordance with the attached restoration 
plan for the preserved wetland area on a regular basis to ensure the integrity and viability of those areas as 
permitted. Maintenance shall be conducted in perpetuity to ensure that the preserved areas are maintained free 
from Category 1 and 2 exotic vegetation (as defined by the Florida Exotic Pest Plant Council at the time of permit 
issuance) immediately following a maintenance activity. Coverage of exotic and nuisance plant species shall not 
exceed 5% of total cover between maintenance activities. In addition, the permittee shall manage the preserved 
areas such that exotic/nuisance plant species do not dominate any one section of those areas. 

11. The preserved wetland area shown in the exhibits may in no way be altered from its natural or permitted 
state. Activities prohibited within the conservation areas include, but are not limited to: 
(a) construction or placing of buildings, roads, signs, billboards or other advertising, utilities or other 
structures on or above the ground; 
(b) dumping or placing soil or material as landfill or dumping or placing of trash, waste, or unsightly or 
offensive materials; 
(c) removal or destruction of trees, shrubs, or other vegetation - with the exception of exotic and nuisance 
vegetation removal: 
(d) excavation, dredging, or removal of loam, peat, gravel, soil, rock, or other material substances in such 
manner as to affect the surface; 
(e) surface use except for purposes that permit the land or water area to remain predominantly in its 
natural condition; 
(f) activities detrimental to drainage, flood control, water conservation, erosion control, soil conservation, 
or fish and wildlife habitat preservation, including but not limited to ditching, diking or fencing; 
{g) acts or uses detrimental to such retention of land or water areas; and 
(h) acts or uses detrimental to the preservation of the structural integrity or physical appearance of sites or 
properties of historical, architectural, archaeological, or cultural significance. 

12. Prior to commencement of construction and in accordance with the work schedule herein, the permittee 
shall submit an electronic or hard copy version of the documentation that the executed conservation easement 
for the mitigation area and associated buffer has been accepted by Broward County for recording. 
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Project Name: 

Permit Number: 

STAFF REPQRT 

Manor at Cypress Creek 

06-80215-P 

Application Number 230405-60 Concurrent Application: L2023-090; DF22-1357 

Appllcatlon Type: New Environmental Resource 

Location Broward County Section-Township-Range 10-49-42 

Pennlttee'a Name: CPN West LLC & F Land LLC 

Project Area: 22.10 acres Drainage Area: 22.10 acres 

Project Land Use: Mixed-use 

Drainage Basin: Coastal 

Receiving Body: C-10 Canal 

Purpose 

The construction and operation of a surface water management system to serve the redevelopment of an 8.15-
acre parcel within a 22.1 acres master development known as Reflections. 

Project Evaluation 

Project Site Description: 
The site is presently developed containing 7.89 acres of paved area and 3.6 acres of building area and a surface 
water management system that provides water quality treatment of storm runoff. The site is located South of 
McNab Road in between N. Andrews Avenue and 1-95 (Cypress Creek Road Ramp) in the City of Fort 
Lauderdale. 

Proposed Project Design: 
The proposed construction will indude 1.39 acres of new building area (for a total building area of 4.99 acres), 
1.2 acres of paved/concrete area (for a total paved/concrete area of 6.28 acres) and the proposed drainage 
system. A system of swales, inlets and culverts will direct the storm runoff to 1.21 acres of lake area; 1.55 acres 
of existing to remain wetland area; 1.1 0 acres of underground vault (providing 4.4 ac-ft) for water quality 
treatment and storm runoff attenuation prior to discharging off-site. The discharge wiU be directed through a 
control structure consisting of a 1.125' W X 0.25' H rectangular bleeder with an invert at elevation 3' NAVO and a 
weir with crest elevation at 5.59' NAVO. 

Full water quality for 22.1 acres is provided prior to connecting to the existing 1.55-acre wetland. 

EXHIBIT - 2A 



Environmental Summary: 

Wetlands and OSWs 
This project Involves the construction of an 8.15-acre residential development and associated surface water 
management system containing wetland preserve / restoration area from a Broward County license 
(DF&J.1049). Currently, the site contains 2.65 acres of uplands, 5.5 acres of jurisdictional wetlands, and no 
existing surface waters. The wetlands can generally be described as cypress swamp. The project will result in 
the removal/filling of 5.5-acres of wetlands on site, with none remaining in the project area, and the creation of 
two lakes totaling 1.21-acres (0.52 acre and 0.69 acre), each with three headwalls along the perimeter. 

Wetland Impacts 
The project will result in 5.5 acres of direct wetland impacts as described in the Environmental Data Table. The 
location of the wetlands that will be impacted can be found in the exhibits. 

Elimlnatlon and reduction of Impacts 
The appttcant has addressed the elimination and reduction criteria in Section 10.2.1 of Volume I by modifying the 
initially proposed plan and enhancing I preserving 1.6835 acres of wetlands off site at Folio 494210360050. 

Mitigation Plan 
To mitigate for the wetland impacts, the applicant will purchase freshwater forested mitigation bank credits from 
the Florida Wetlandsbank (Pembroke Pines Mitigation Bank). The amount of mitigation was determined using 
the Wetland Benefit Index. The amount of mitigation required by the Department is 3.89 freshwater forested 
mitigation bank credits. The final scores, approved by Department staff, can be found in the Exhibits. 

Cumulative Impact Assessment 
The proposed mitigation is located within the same basin as the impacts; therefore, pursuant to Section 10.2.8, 
ERP AH Vol. I, the project will not result in unacceptable cumulative impacts to the New River Drainage Basin. 

Monitoring/Maintenance 
The preserved area will be monitored by the permittee for five years. The Restoration Plan (in the exhibits) 
describes the monitoring methodology and maintenance activities. Monitoring will include vegetative cover, 
hydrologic conditions, wildlife usage and recommendations for maintenance work. Maintenance criteria are 
found in the special conditions. Annual reports shall be submitted to the Department in accordance with the work 
schedule. Maintenance will then be conducted in perpetuity by the permittee. 

Legal Issues 
The offsite enhancement / preservation area wiH be encumbered by a conservation easement dedicated to the 
South Florida Water Management District. 

Fish, Wildllfe, and Listed Species 
The wetlands or surface waters to be impacted provide habitat for wetland--dependent species. The proposed 
mitigation will provide or improve habitat for wetland-dependent/ aquatic species. No aquatic or wetland­
dependent listed species or species having special protection were observed to be using the uplands within the 
project for nesting or denning. 

This permit does not relieve the applicant from complying with all applicable rules and any other agencies' 
requirements if, In the Mure, endangeredfthreatened species or species of special concern are discovered on 
the site. 

Environmental Evaluation Table: 

Summary 

Wetlands and Other Surface Waters: 
Direct Impacts: 
Secondary Impacts: 
Net UMAM Functional Loss I Gain 
Total Onsite Mitigation Area: 
Total Offsite Mitigation Area: 

5.5 acres 
5.5 acres 
0.0 acres 
0 units 
0.0 acres 
1.685 acres 

Mitigation Bank Type Total Credits 
Florida Wetlandsbank FF 3.89 
Total: 3.89 

EXHIBIT - 28 



Special Concerns 

Operating Entity CPN West LLC & F Land LLC 
Attention: Yoav Merary 
6301 NW 5th way, Suite 2600 
Fort Lauderdale, FL 33309 

Waste Water System/Supplier: G. T. Lohmeyer 

EXHIBIT - 2C 



STAFF RECOMMENDATION: 
South Florida Wat.er Management District rules have been adhered to and an Individual Permit should be 
granted. 

06-80215-P; STAFF REVIEW: 

Surface Water Management Program: 

G;o,4±:Env~ SupeMso, Johana Narvaez, M.S., Environmental Program Manager 

Aquatic and Wetland Resources Program: 

EXHIBIT - 20 
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The Wetlandsbank™ Company ll.C 

July 6, 2023 

Michelle Decker, M.S. 

Environmental Project Coordinator 
Resilient Environment Department 
Environmental Permitting division 
Natural Resources Program 

1 North University Drive, Mailbox 201, 
Plantation, FL 33324-2038 

Re: Manor at Cypress Creek 
Surface Water Management License Application No. 12023-060 
Environment.al Resource License Application No. DF22·1357 
SFWMD Application No. 2304-05-60 

Dear Ms. Decker, 

151 North Nob Hill Road 
Suite 458 

Plantation FL 33324 
Tel 954.642.2427 
Fax 866.433.4057 

The letter is to confirm that the above referenced project has a fully executed contract and the purchaser has made 
final payment for the 3.89 forested credits to be transferred from the Florida Wetlands bank at Pembroke Pines. 

Please let me know if you have any questions or need additional information. 

Robert B. Miller 
President 
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LAND DESCRIPnON: 

SKETCH AND DESCRIPTION 
PORTION OF PARCEL 'A' 

REFLECTIONS 
(P.B. 119, PG. 45, B.C.R.) 

ct1Y OF FORT LAUDERDALE 

A portion of Parcel 'A', REFLECTIONS, according to the Plot thereof, as recorded in Plat Book 119, Page 46, 
of the Public Records of Broward County Florida, being described as follows: 

Beginning at the northwest corner of said Parcel 'A'; thence N89'16'41"E, 29.42 feet; thence S01"41'30"E, 
384.47 feet {the previous two calls being along the west line of said Parcel 'A'); thence N88i7'40"E, 
235.76 feet; thence N49"57'21"E, 5.15 feet; thence N6S05'46"E, 12.75 feet; thence N50"50'54•E, 18.22 feet; 
thence N03'09'5a•E, 1 +.63 feet; thence N27"04'16"W, 31. 60 feet; thence N55'09'16"E, 36.21 feet; thence 
N31i9'34"W, 93.81 feet; thence N35"18'06"W, 47.76 feet; thence N44-S5'52"W, 74.60 feet; thence 
N03"05'36"W, 5.52 feet; thence N59i7'26"W, 38.03 feet; thence N55"31'58"W, 22.35 feet; thence 
N46-S1' 4~tW, 67.24 feet; thence N49"44'28"W, 89.23 feet to the north line of said Parcel 'A' also being a 
point on the arc of a curve (radial bearing to said point bears N39"18'54"W), concave to the southwest, 
having o radius of 2237.01 feet and a central angle of 00"48'41"; thence southwesterly along the north line 
of said Parcel 'A' an arc distance of 31.68 feet to the Point Of Beginning. 

Said lands lying in The City of Fort Lauderdale, Broward County, Florida and containing 73,3.35 square feet 
(1.6835 acres) more or less. 

SURVEYOR-s REPORT: 

1. Reproductions of this Sketch ore not valid without the signature and the original seal of a Florido 
Licensed Surveyor and Mapper. Additions or deletions to this survey map or report by other than the 
signing party is prohibited without written consent of the signing party. 

2. No n t le Opinion or Abstract to the subject property has been provided. It is possible thot there ore 
Deeds, Easements, or other instruments (recorded or unrecorded) which may affect the subject 
property. No search of the Public Records hos been made by the Surveyor. 

3. The land description shown hereon was prepared by the Surveyor. 
4. Distances and angles shown hereon are in accord with the plat of record and agree with the survey 

measurements, unless otherwise noted. Bearings are assumed based on the west line of Parcel 'A' 
having o bearing of S01 '41 '30•E. 

5. Doto shown hereon was compiled from instrument(s) of record and does not constitute a Boundary 
Survey. 

6. Abbreviation Legend: 8.C.R. = Broward County Records; 6. = Central Angle; F.8. = Field Book; L = Arc 
Length; LB. = Licensed Business: P.8. = Plot Book: PG. = Page; P.L.S. = Professlonal Land Surveyor; 
P.0.8. = Point Of Beginning; R = Radius. 

CERTIFICATION: 

I HEREBY CERTIFY that the attached Sketch and Description of the hereon described property is true and 
correct to the best of my knowledge and belief as prepared under my direction. I FURTHER CERTIFY that 
this Sketch and Description meets the Standards of Practice set forth in Chapter 5J-17, Florido 

Administroti:/41~: to Chapter 472, Florida Statutes. ~ .?-(/ 

Date: --=+-....:...-- - -------- ~ HN T. DOOGAN, P.LS. 
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_ SHEETS 1 AND 2 _ A VIROM & ASSOCIATES, INC. 

L.B. No. 3300 
REVISIONS A VIROM & ASSOCIATES, INC. JOet: 11985-7 

~ ..... ~ SURVEYING & MAPPING SCALE: 1·. 50' m 50 S.W. 2nd AVENUE, SUITE 1()2 
DATE: OM>4fm'4 
BY: LB. BOCA RA TON, FLORIDA 33432 

(561) 392-2594 I www.AVIROMSURVEY.com CHECKED: J.T.D. 
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Related Cypress Manor 
ERL#: DF22-1357 
SWM #: L2023-090 
050 Parcel Restoration and Preservation Plan 
JJGA File: 21-1575 

060 Parcel Restoration Plan 

D Objectives 332.4(c)(2) 

June6,2024 

Pagelof7 

The 050 Parcel wetland area has been subjected to regional and nearfield drainage, as well as 
onsite artificial hydrological manipulation by adjacent commercial development. This has resulted 
in a loss of sustained wetland hydrology and encroachment by invasive exotic plants and other 
undesirable vegetation. The objective of the onsite restoration plan is to restore and preserve this 
site as a sustainable wetland area in perpetuity. As such, the project will include the removal the 
dilapidated boardwalk, exotic vegetation, where the exotic vegetation is most dense and native 
tree impacts can be avoided or minimized root ball removal will result in some changes to existing 
grade and this will improve hydrology in those areas. Once the exotic vegetation is removed the 
areas will be replanted with native Cypress Forest community vegetation. All debris and spoil 
within the tree roots will be removed from the restored and enhanced wetland area and disposed 
of in an approved location. A Unifonn Mitigation Assessment Method (UMAM) value of 0.40 is the 
current condition of the site. A score of 0. n UMAM is targeted for the restoration area by the end 
of year 4 following restoration. 

D Site Selection 332.4(c)(3) 

The onsite restoration area work will be within the limits of the existing forested area and include 
exotic vegetation and tree removal. This site was selected because it is located near the proposed 
development site and like the development site contains areas of remnant cypress forest 
community negatively impacted by invasive exotic vegetation. This site also benefits from close 
proximity to the nearby surface water areas and being juxtaposed to an existing similar natural 
area, under unrelated and separate ownership. 

The intent of this Restoration Plan is to restore the 1.55 acre site to a high quality cypress forest 
wetland community. Treated stonn water from the proposed development and adjacent lands will 
be directed to the restored and enhanced wetland where feasible. The restoration and 
enhancement area contains SFWMD and Broward County jurisdictional wetlands and will also 
meet the State of Florida wetland jurisdictional criteria following restoration and enhancement. 

D Site Protection Instrument 332.4(cK4) 

The restored area will be protected from unauthorized impacts by signage, and site access 
control. A Conservation Easement (CE) will be placed over the entire restored and enhanced 
wetland area, and will be recorded in the records of Broward County following permit issuance 
and removal of the LAPC designation on the development parcel. If acceptable to the agencies, 
the area will be dedicated to an appropriate governmental entity for perpetual protection following 
the initial 5 years of monitoring and maintenance. 
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The UMAM assessment is based on multiple site assessments, historic aerial photographs, 
adjacent site conditions and application of reasonable scientific judgment. The wetland quality 
and extent has continued to degrade over time and the current UMAM assessment score of 0.40 
was generated as the current, base line condition. The lack of sufficient stormwater input has 
reduced the hydrology of the site, making it a suitable location for non-native invasive plants to 
thrive and out compete the few remaining native wetland trees of the area. Exotic vegetation in 
the central part of the wetland is a mix of Brazilian pepper, Bishop's wood, ferns, and young 
seedlings of Bishop's wood a small number of mature cypress remain within the proposed 
enhancement area. Cypress tree recruitment within the area is not evident. Wildlife utilization, 
wading bird use, nests, burrows, or dens are not present due to dense understory and sub-canopy 
of invasive vegetation and the lack of significant areas with ponded or flooded conditions. 

D Determination of Credits 332.4(c)(6) 

The proposed restoration project is designed to replace and enhance the natural conditions in the 
wetland and directly adjacent areas by removal of non-native and invasive vegetation, 
incorporating improvements to hydrology by both scraping and capillary action from adjacent 
waters, re-direction of site and adjacent area storm water to and through the wetland and 
perpetual maintenance and protection of the area by a CE. Wetland improvements have been 
evaluated by the Florida Uniform Wetland Mitigation Assessment Methodology (UMAM). The 
current condition of the wetland results in a UMAM score of 0.40. Following restoration and 
enhancement of the existing forested wetland area the UMAM score is projected to be 0.77. The 
wetland mitigation for the project has been compensated for by the purchase of wetland mitigation 
credits from the Pembroke Pines Wetland Mitigation Bank (PPWMB) so the credit generation is 
not to be applied to any wetland mitigation needs. Rather, the additional restoration of this 1.55 
acre area provides enhanced regional ecological value in accordance with Section 10.2.1.2 of the 
ERP Applicant's Handbook; and will compensate for the unavoidable loss of the degraded LAPC 
within the limits of the development site. 

D Restoration Work Plan 332.4(c)(7) 

The proposed restoration actions will include the following work elements: 

1. Work Site Selection and Assessment 
a. Classify habitat areas 

2. Field Delineation and Survey for final 
Baseline Report 

a. ID work areas 
3. Identify Proposed Refugia Sites 
4. Removal of Berm and Debris 

a. Wetland perimeter scraping 

5. Removal of Undesirable Vegetation 
6. Conduct As-built Survey 
7. Install Native Wetland Vegetation 
8. Conduct Time Zero Assessment 
9. Time Zero UMAM Assessment 
10. Maintenance and Monitoring 

DESIGN/PEBMIT-BUII.D-MAINTAIN 
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a. Monthly (year 1-2), Quarterly 
(year 3--4) and Bi-annually 
(year 5) as needed 

b. May be adjusted according to 
Adaptive Management Plan 
Assessments 

D Maintenance Plan 332.4(c)(8) 

June&,2024 
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11. Yearly UMAM Assessment until 
success criteria are met or exceeded 

12. Adaptive Management Assessment 
and Evaluation 

a. Maintenance 

Site maintenance will be conducted monthly for the first two years, quarterly for the subsequent 
two years and bi-annually during the fifth year. However, if site success criteria are met earlier, 
maintenance may be adjusted accordingly. If at any time the conditions defined in the ·Adaptive 
Management Plan" are not met, additional maintenance will be employed until the conditions of 
the Plan are again met or exceeded. 

MEASURABLE SUCCESS CRITERIA: 

Specifically, the restoration area will meet the following criteria and achieve the stated 
performance standards by the end of the 4111 year of the monitoring period. If the performance 
standards are not met, a remediation program described in the "Adaptive Management Plan" will 
be implemented. 

a) The area will maintain a minimum of 80 percent cover by appropriate natjye wetJand 
species. including planted and naturally recruited plants, (i.e., FAC or wetter). 

b) The area will have less than 6 percent coyer by Category I and II inyasive exotic piant 
species, pursuant to the most current list established by the Florida Exotic Pest Plant 
Council at http://www.fleppc.org. 

c) The restoration and enhancement area will have less than 20 percent mortality of the 
planted wetland species and be maintained with less than 20 percent mortality. 
Natural recruitment of suitable native wetland vegetation will be encouraged and be 
included in the percent cover and survivorship as beneficial vegetation for the wetland 
assessments. 

d) The restoration and enhancement area will include hydrologic enhancement by exotic 
vegetation removal including root masses and improved stonnwater inputs to improve site 
hydrology. As a result, the upper 12 inches of the soil profile will be saturated a 
minimum of 5 percent of the growing season and meet the wetland definition contained 
in chapter 62.340 F.A.C. 

D Perfonnance Standards 332.4(c)(9) 

The performance standards are included in the maintenance plan (above) and in the •Adaptive 
Management Plan" attached to and made a part of this restoration plan and are specifically 
defined as: 

OESIGN/ PEIIMIT•BUILD·MAINTAIN 
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1. Removal of a minimum of 95% of non-native and invasive exotic vegetation from 1.55 
acres, 

2. Enhancement of a minimum of 0.40 acres of existing jurisdictional wetlands by removal of 
exotic vegetation, 

3. Replanting 1.55 acres with a mixture of native wetland trees, shrubs, and herbaceous 
plants according to the attached Planting Plan, 

4. Survival of at least 80% of installed wetland vegetation, 
5. Hydrological improvements resulting in soil saturation in the upper 12 inches for 5% of the 

growing season or greater, 
6. A minimum of 80% overage by native wetland and mesic vegetation in the 1.55-acre 

restoration area, 

D Monitoring Requirements 332.4(c)(10) 

Monitoring will be conducted during each maintenance event as follows: 

1. Year 1-2 = Monthly 
2. Year 3-4 = Quarterly 
3. Year 5 = Bi-annually 

Monitoring reports will be provided based on the schedule (within 60 days of end of each cycle) 
until the five-year monitoring period is completed. Anytime that the conditions outlined in the 
"Adaptive Management Plann are not met, a more aggressive monitoring and maintenance effort 
will be initiated until the conditions of the Plan are again met. In the event of the need for such 
actions, a supplemental letter report will be prepared and submitted to the agencies. Any 
supplemental letter report, if needed, will include the reason for the increased monitoring and 
maintenance, any excursion(s) from the restoration plan and the remediation efforts being 
conducted to bring the site back into compliance with the Plan. 

REPORTING REQUIREMENTS: 

a. Perform a Time-Zero monitoring event of the wetland restoration area and submit to the 
agencies within 60 days of completion of the restoration objectives. 

a. The Time-Zero report will include at least one paragraph re-stamg the baseline 
conditions of the area prior to initiation of the work and a detailed plan view drawing 
of all created, enhanced and/or restored wetland areas. 

b. Subsequent to completion of the restoration actions, perform monthly, quarterly and bl­
aMual monitoring of the area as outlined above for the 5 years of monitoring. 

c. Submit monitoring reports as outlined above within 60 days of the end of each monitoring 
year. 

A table will be used for comparing the performance standards to the conditions and status of the 
developing restoration site. A copy of the proposed Table is shown below: 

DESIGN/PERMIT-BUILD-MAINTAIN 
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Element Past 
Condition 

Remove undesirable 1 
veaetation-Restoration Area 
Remove Undesirable 1 
vegetation-Enhancement Area 
Plant according to planting plan 1 
Maintain according to Permits 

• Plants 1 

• Hydroloav 2 

• Solis 2 

Current 
Condition 

1 

1 

1 

1 
1 

1 
1=good, 2=/air, 3=poor, 4=remediatlon needed (see discussion) 

June 6, 2024 
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Remedial Actions 

Include a description of any remedial 
actions and why they are needed. 

Summary Data: A summary will be provided to substantiate the success and/or potential 
challenges associated with the restoration project. Photo documentation will be provided to 
support the findings and recommendations referenced in the monitoring report and to assist in 
evaluating whether the restoration project is meeting applicable performance standards for that 
monitoring period. Submitted photos will be on a standard 8 ½" x 11" piece of paper, dated, and 
clearly labeled. The photo location points will be identified on the appropriate maps of the wetland 
area. 

Maps and Plans: Maps will be provided to show the location of the restoration site relative to 
other landscape features, habitat types, locations of photographic reference points, transects, 
sampling data points, and/or other features pertinent to the restoration plan. In addition, the 
submitted maps and plans will clear1y delineate the restoration site perimeter. Each map or 
diagram will be formatted to print on a standard 8 ½" x 11" piece of paper and include a legend 
and the location of any photos submitted for review. 

Conclusions: A general statement will be included that describes the conditions of the 
restoration and enhancement project. If performance standards are not being met, a brief 
explanation of the difficulties and potential remedial actions proposed, including a timetable, will 
be provided. The Table above will be used in the summary and conclusions section to specifically 
identify which performance standards are being met, those that may not be met at the current 
time and specific remedial actions that may be needed (if any) to bring the area back into 
compliance. 

Remediation: If the restoration fails to meet the performance standards 3 years after completion 
of the restoration and enhancement objectives, the restoration and enhancement project will be 

deemed unsuccessful. Within 60 days of notification by the agencies that the restoration and 
enhancement is unsuccessful, an alternate proposal sufficient to meet the original goals of the 
plan will be submitted. Within 120 days of agency approval, the remediation plan will be 
implemented and completed. 

DESIGN/PERMIT-BUILD-MAINTAIN 
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D Long-tenn Management Plan 332.4(cK11) Long term maintenance of the restoration area 
will be conducted on an as needed basis to maintain the area within the target conditions of the 
plan as defined by the "Adaptive Management Plan". Following the initial 5 year monitoring and 
maintenance period, and if acceptable to the agencies, the area will be dedicated to a local 
governmental entity, for perpetual management as a high quality Cypress Forested wetland area. 

D Adaptive Management Plan 332.4(c)(12) The "Adaptive Management Plan" will be used as 
a guide to maintain the area as a \Netland area ad defined by the permits and licenses. Long term 
maintenance of the area should require minimal effort once the newly installed vegetation 
becomes established due to improved hydrological and soil conditions. Threats to long term 
maintenance of a natural wetland forest community are limited to natural disasters such as fire 
and major stonn events. 

D Financial Assurances 332.4(c)(13) Financial will take the form of a Bond or Letter of Credit 
that will cover 110% of the projected restoration and enhancement costs as well as the 
maintenance and monitoring for the first 5 years following Time-Zero reporting. 

D Other lnfonnation 332.4(c)(14) Additional information that may be generated during the 
permitting of the project and as a result of the Time-Zero report. 

Perpetual Conservation: A conservation easement (CE) will be provided that requires the 
perpetual protection of this entire restored and enhanced wetland area. The CE wilt include the 
following criteria and prohibited actions: 

a) Construction or placing buildings, roads, signs, billboards or other advertising, utilities or 
other structures on or above the ground are prohibited. Elevated boardwalks, hiking trails 
will be permitted as long as they do not involve any of the other prohibited uses listed 
below: 

b) Dumping or placing soil or other substance or material as landfill or dumping or placing of 
trash, waste or unsightly or offensive material. 

c) Removal or destruction of native and desirable trees, shrubs, or other vegetation except 
below the elevated boardwalk. 

d) Excavation, dredging or removal of loam, peat, gravel, soil, rock, or other material 
substance in such a manner as to affect the surface of the wetland area. 

e) Surface use, except for purposes that permit the land or water area to remain 
predominantly in its natural condition. 

f) Activities detrimental to drainage, flood control, water conservation, erosion control, soil 
conservation, or fish and wildlife habitat preservation. 

g) Acts or uses detrimental to such retention of land or water areas. 
h) Acts or uses that may be detrimental to native wildlife utilization of the restored and 

enhanced wetland area. 
i) Acts or uses detrimental to the preservation of the structural integrity or the physical 

appearance of sites or properties of historical, architectural, or cultural significance. 

DESIGN/PERMIT-BUILD-MAINTAIN 
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STAFF REPORT DISTRIBUTION LIST 

ADDRESSES 

Owner: 
CPN West LLC & F Land LLC 
Attention: Yoav Merary 
6301 NW 5th Way, Suite 2600 
Fort Lauderdale, FL 33309 

Applicant: 
CPN West LLC & F Land LLC 
Attention: Yoav Merary 
8301 NW 5th Way, Suite 2600 
Fort Lauderdale, FL 33309 

Engineering Consultant: 
Kimley-Horn and Associates, Inc. 
Attention: Mr. Michael D. Spruce, P.E. 
1615 S Congress Avenue Suite 201 
Delray Beach, FL 33445 

other: 
City of Fort Lauderdale Building Official 
Army Corps of Engineers 
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CER11FICAnON 
I OllfllJ 1h11 iO be • true and tofflct , 
copy of th• record of tilt en, of Fort ~ 
Lauderdale. FlorlclL 
WrtNESSETH rn, band and offlcfl11811 of 
tbe City ~Fort Laude~ Flor1da. thll-

• the ;;t;:a.; day ~ , 20 ~ 
¥ :::,-zn:s::=c- . City Clerk • 

RESOLUTION NO. 25-94 

A RESOLUTION OF THE CITY COMMISSION OF THE CITY OF 
FORT LAUDERDALE, FLORIDA. EXPRESSING SUPPORT 
FOR THE REMOVAL FROM THE BROWARD COUNlY, 
FLORIDA LAND USE PLAN NATURAL RESOURCE MAP 
SERIES, LOCAL AREA OF PARTICULAR CONCERN SITE #831 

GENERALLY LOCAT.ED SOUTH OF THE C-14 CANAL, WEST 
OF INTERSTATE 95, EAST OF NORTH ANDREWS AVENUE, 

' AND NORTH OF THE INTERSTATE 95 SOUTHBOUND EXIT 
RAMP TO CYPRESS CREEK ROAD. SAID LANDS BEING IN 
THE CITY OF FORT LAUDEROALEt BROWARD COUNTY, 
FLORIDA; AUTHORtZING THE Cl1Y MANAGER TO EXECUTE 
A CERTAIN LEGAL INSTRUMENT; PROVIDING FOR REVIEW 
AND APPROVAL AS TO FORM ALL DOCUMENTS BY THE 
CITY ATTORNEY'S OFFICE; AND PROVJDING FOR AN 
EFFECTIVE DAiE. 

WHEREAS, the Applicant, RD Investment Properties, LLC, has applied to the 
Broward County Planning Council for approval to remove the Local Area of Particular Concern Site 
#83 from the Environmentally Lands Map Included in the Natural Resource Map Series of the 
Broward County Land Use Plan as more partlcularfy described on Exhibit "N' attached hereto; and 

WHEREAS, RD Investment Properties, LLC. seeks to develop Site #83 for 
multifamily housing, subject to the City's recently adopted Uptown Urban Village Transit Oriented 
District rand use designa_tion to Include 63 affordable residential unitsi and 

WHEREAS, Site #83 has been degraded b.ythe predominance of exotic vegetation 
and inadequate hydrology to sustain the site as a Cypress Wetland Forest; and 

• 

WHEREAS, ·sroward County has issued an EnviPlnmental Resource Permit for 
Site #83 which allows for the development of the stte and would require the restoration and 
maintenance of a 1.546-atre parcel within the office park adjacent to Site #8~ and 

WHEREAS. the City of the Fort Lauderdale (the "City") desires. to add housing units 
to its Uptown Urban Village District which currently laoks sufficient housing for the nearby 
commercial and Industrial uses; 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COMMISSJON OF THE CITY OF 
FORT LAUDERDALE, FLORIDA: 



RESOLUTION NO: 25-94 PAGE2 

SECTION 1. That the Recitals setforth above are true and correct and incoTporated herein by 
this reference. 

l! 
1, SECTION 2. That the City Commission of the City of Fart Lauderdale, Florida, hereby expresses 
1 support for the rernaval of Site· #83, as legally described in Exhibit "A"' attached hereto, from the 

Environmentally Sensitive Lands Map of the Broward Count)' Natural Resou~ Map Series. This 
support Is contingent upon the Applicant executing an instrument legally enforceable by the City 
requiring the Applicant to fulfill the obligations outlined in Exhibit 1r. 

SECTION ~- That th.e City Manager is delegated the authority to execute the instrument 
referenced in Section 2 of this resolution. 

SECTION 4. That the Office of the City Attorney Shall review and approve as to form all 
documents prior to their execution by the City Manager, 

Sl;CTION 5. That this Resolution shall be effective immediately upon final adoption. 

ADOPTED this 3rd day of 

ATTEST: 

City Clerk 
DAVID R. SOLOMAN 

APPROVED AS TO FORM 
ANO CORRECTNESS: 

Mayor 
DEAN J. TRANTALIS 

Dean J. Trantam~ 

John c. Herbst 

Steven Glassman 

Yea 

Yea 

Pamela Beasley~Pittman Yea 

Ben Sorensen 
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"EXHIBIT "A" 

LEGAL DESCRIPTION 

That portion of Parcef A of Reflections ·Plat as shown .on Plat recorded in Plat Book 119, 
Page 46 of the Public Records of Broward County, Florida, described as follows: 

Commence at the Easternmost corner of Parcel 'fl:, PARK LAKE, according to the Plat 
thereof, as recorded in Plat Book 106, at Page 1; of the Public Records of Broward 
County, Florida, also known as the Southeast comer of said Parcel 'A', REFLECTIONS; 
thence North 48°5T43"East along the Northwesterly right--of-way line of 1nterstate 95, a 
distance of 248.88 feet to the Polnt of Beginning; thence North 41 °02117" West, ~ distance 
cf 144.90 feet; thence South 78°56'21" West, a distance of'26.24 feet: thence South 
48°5~t42" West, a distance of 37.20 feet; thenc~ South 88°5412911 West, a 'distance of 
12.99 feet: thence North 47°38'50" West, a distance of 36.54 feet; thence South 89°28'06" 
West. a distance of 89.13 feet; thence South 66"20'08" .west. a distance of 17.42 feet; 
thence South 47"46'11" West, a distance pf 150~02 feet; thence North 79°04'i7" West, a 
distance of 90.73 feet; thence North 33°11 '52" West, a distance of 266.35 feet: thence 
North 18°26'2811 West, a dis~ce of 37.04 feet; thence North 10°37•1611 West, a distance 
of 17.29 feef; thence North 2°1.6'32" West, a distance of 47.87 feet; thence North 
·11°1510511 East, a distance Qf 48.23 feet; thence North 45°25'25" East, a dfstance of 96.89 
feet; thence South 85°12'5811 Easti a dlstanee of 30.15 feet; thence South 62°54'1 an East, 
a distance of 26.18 feet; thence South 47°39'32" East, a distance of 58.05 feet thence 
South 79°20'51" East, a distance of 19.74 feet, thence North '80°38'51" East. a distance 
of 143.84 feet;. thence North 50°33'20" East. a distance of 55.70 feet; thence South 
84 °14•45n East, a distance of 64.18 feet: thence South 51°08'1011 East, a distance of 39.40 
feet; thence South. 36°19'2811 East, a distance of 29.48 feet; thence South 55°12'18" East, 
a distance of 45.40 feet; thence South 72°08'56n East, a distance of 135.37 feet; thence 
North 88°25'14" East, a distance of 15.36 feet; thence North 45°51'42" East, a distance 
of. 14.09 feet; thene(! North· 17°10'07" East, a distance of 17.44 feet; thence North 
47°13'45".East, a distance of15.73 feet; thence South 83°01'46" East, a distance of 11 .. 96 
feet; thence South 72°59'03n East, a distance of 241.21 feet; thence South 41°34'31" 
West~ a distance of 207 .76 feet; thence South-48~57'4311 West a long an Easterly boundary 
of said Parcel A. a-distance of 209.13 feet; to the Point of Beginning. 



EXHIBIT "B" 

CONDmQNS TO THE CITY OF FORT LAUDERDALE'S 
SUPPORT OF REMOVAL OF LAPC bESIGNAtlON 

At the time of site plan application approval for the proposed development on the subject 
property,,. the applicant shall. execute a development agreement with the City of Fort 
Lauderdale to address the following: 

a. The plans. for the development of the Local Area of f?ar:ticu]ar Concern ('LAPCn) site 
shall include at least 86,000 square feet of native tree canopy at maturity; and 

·b. The proposed tree canQpy shall occur within the boundary limits .of property folio 
numbers 494210360030 and 494210360040; and 

c. In the event the project is phased, the 86,000 square feet of native tree canopy must 
be completed as part of the first phase. • 

d. Prior to issuan,;e of the building permit for the residential project, the applicant shall 
prQviq~ payment of $126,500.00 m~d~ to the City of Fort Lauderdale for the 
construction of a greenway trail .consistent with the cost estimates provided by the 
.applicant; or if the City decides.- not te build the Greenway Trail, the payment of 
$126,500.00 may~ used by the City to ·install tree canopy elsewhere in the City. 

e. The restoration pJan for the 1.8B site within .the office park shall ·be implemented prior 
to the issuance of the final certifi~te of'occupancy for the residential building. 



LOCAL AREA OF PARTICULAR CONCERN (LAPC) AGREEMENT BETWEEN 
CITY OF FORT LAUDERDALE AND CPN WEST, LLC 

This is an Agreement between the City of Fort Lauderdale, a Florida municipal 
corporation ("City"} and CPN West LLC, a Florida limited liability company ("CPN") 

RECITALS 

A. CPN is the owner of real property located in the City of Fort Lauderdale, as 
described in Exhibit 1 to this Agreement ( "LAPC Parcel"). 

B. In March of 1989, the LAPC Parcel was designated as a Local Area of 
Particular Concern ("LAPC") by Broward County. 

B. CPN has applied to Broward County to remove the LAPC designation for 
the property on the basis that the LAPC parcel no longer meets the criteria for 
designation as an LAPC and that an Environmental Resource Permit has been obtained, 
subject to the purchase of 3.89 credits in the Pembroke Pines Mitigation Bank and the 
restoration of a parcel adjacent to the LAPC Parcel, which is 1.68 acres. 

D. The Broward County Planning Council requires correspondence from the 
City advising of the City's position regarding the removal of the LAPC designation. 

E. The City Commission at its meeting of June 3, 2025 considered CPN's 
request for removal of the LAPC designation and voted to adopted Resolution No. 25-
94, which is attached to this Agreement as Exhibit 2 ("LAPC Resolution"}, supporting the 
request for removal of the LAPC designation from the LAPC Parcel, subject to the 
conditions described in Exhibit 8 to that Resolution ("Resolution Conditions"). 

F. The LAPC Resolution required CPN to enter into an agreement with the City 
of Fort Lauderdale, agreeing to the Resolution Conditions for the City Commission's 
support to be effective and delegated authority to the City Manager to execute said 
agreement. 

G. Therefore, City and CPN are hereby entering into the Agreement 
contemplated by the LAPC Resolution. 

NOW THEREFORE, the City and CPN agree as follows: 

1. Agreement with Resolution Conditions. CPN hereby agrees to comply with the 
Resolution Conditions which state: 

a. The plans for the development of the LAPC site shall include at least 86,000 
square feet of native tree canopy at maturity; and 
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b. The proposed tree canopy shall be provided within the boundary limits of 
property folio numbers 494210360030 and 494210360040; and 

c. In the event the project is phased, the 86,000 square feet of native tree 
canopy must be completed as part of the first phase; and. 

d. Prior to issuance of the building permit for the residential project, the 
applicant shall provide payment of $126,500.00 to the City of Fort 
Lauderdale for the construction of a greenway trail consistent with the cost 
estimates provided by the applicant; or if the City decides not to build the 
Greenway Trail, the payment of $126,500.00 may be used by the City to 
install tree canopy elsewhere in the City; and 

e. The restoration plan for the 1.68-acre site described in Exhibit 3 ("Restoration 
Site") shall be implemented prior to the issuance of the final certificate of 
occupancy for the residential building. 

2. Effectiveness of CPN's Obligations. The obligations set forth in Section 1 above 
shall become binding upon the CPN and the LAPC Parcel upon the County 
Commission approving the removal of the LAPC designation and the Land Use 
Plan Amendment to the Broward County Land Use Plan becoming final, with no 
appeals taken, or if taken, with such appeals resolved in favor of the removal of 
the LAPC designation. If removal of the LAPC designation is denied by the County 
Commission, or otherwise does not become effective as the result of the state 
Comprehensive Plan process or litigation, the obligations set forth in Section 1 
shall be of no further force and effect and this agreement shall be deemed 
automatically terminated by the parties to this Agreement. 

3. Recordation. Upon removal of the LAPC designation on the LAPC Parcel 
becoming final, this agreement in executed and recordable form, shall be recorded 
by the applicant in the public records of Broward County, Florida, and shall be 
binding upon the LAPC Parcel. 

4. Agreement to be Provided to County. The City hereby agrees that upon full 
execution of this Agreement, CPN shall be entitled to provide a copy of this 
Agreement containing the LAPC Resolution to the Broward County Planning 
Council for the Planning Council's consideration of the CPN's request to remove 
the LAPC designation from the LAPC Parcel. 

5. Modification or Termination of Agreement. Other than the automatic termination 
of this Agreement as specifically provided for in Section 2 above, this Agreement 
may only be terminated or modified by the execution of an amendment to this 
Agreement by the City and by the then owner of the LAPC Parcel provided that if 
the amendment affects the Restoration Site, the owner of the Restoration Site shall 
also be required to be a party to the amendment. 
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In Witness Whereof, this Agreement has been executed by the parties to this 
Agreement as set forth below, on the date written below their signatures. 

STATE OF _____ _ 

COUNTY OF _____ _ 

CPN WEST, LLC 
a Florida limited liability company 

By: CPN West Management Inc., its 
Manager 

By: ________ _ 
Yoav Merary, President 

Dated: _________ _ 

The foregoing instrument was acknowledged before me by means of __ physical 
presence or __ online notarization this __ day of _ _ ______ , 2025, by 
YOAV MERARY, as President of CPN WEST MANAGEMENT INC.,, a Florida 
corporation, on behalf of the corporation, as Manager of CPN WEST LLC,, a Florida 
limited liability corporation, who is personally known to me or has produced 

as identification. --------- -

Notary Public Signature 

SEAL 

My Commission Expires ____ _ 
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CITY OF FORT LAUDERDALE, a 
Florida municipal corporation 

By: __________ _ 
Rickelle Williams, City Manager 

Dated: ________ _ 

ATTEST: 

By: __________ _ 

David R. Soloman, City Clerk 

Approved as to Legal Form 
and Correctness 

D'Wayne M. Spence 
Interim City Attorney 

By: _______ _ _ _ _ _ 
D'Wayne M. Spence 



Exhibit 1 

Legal Description 
LAPC Parcel 

That portion of Parcel A of Reflections Plat as shown on Plat recorded in Plat Book 119, 
Page 46 of the Public Records of Broward County, Florida, described as follows: 

Commence at the Easternmost corner of Parcel 'A', PARK LAKE, according to the Plat 
thereof, as recorded in Plat Book 106, at Page 1, of the Public Records of Broward 
County, Florida, also known as the Southeast corner of said Parcel 'A', REFLECTIONS; 
thence North 48°57'43"East along the Northwesterly right-of-way line of Interstate 95, a 
distance of248.88 feet to the Point of Beginning; thence North 41 °02'17" West, a distance 
of 144.90 feet; thence South 78°56'21" West, a distance of 26.24 feet; thence South 
48°56'42" West, a distance of 37.20 feet; thence South 88°54'29" West, a distance of 
12.99 feet; thence North 47°38'50" West, a distance of 36.54 feet; thence South 89°28'06" 
West, a distance of 89.13 feet; thence South 66°20'08" West, a distance of 17.42 feet; 
thence South 47°46'11" West, a distance of 150.02 feet; thence North 79°04'27" West, a 
distance of 90.73 feet; thence North 33°11'52" West, a distance of 266.35 feet; thence 
North 18°26'28" West, a distance of 37.04 feet; thence North 10°37'16" West, a distance 
of 17.29 feet; thence North 2°16'32" West, a distance of 47.87 feet; thence North 
17°15'05"' East, a distance of 48.23 feet; thence North 45°25'25" East, a distance of 96.89 
feet; thence South 85°12'58" East, a distance of 30.15 feet; thence South 62°54'18" East, 
a distance of 26.18 feet; thence South 47°39'32" East, a distance of 58.05 feet; thence 
South 79°20'51" East, a distance of 19.74 feet; thence North 80°38'51" East, a distance 
of 143.84 feet; thence North 50°33'20" East, a distance of 55.70 feet; thence South 
84 °14'48" East, a distance of 64.18 feet; thence South 51 °08'1 O" East, a distance of 39.40 
feet; thence South 36°19'28" East, a distance of 29.48 feet; thence South 55°12'18" East, 
a distance of 45.40 feet; thence South 72°08'56" East, a distance of 135.37 feet; thence 
North 88°25'14" East, a distance of 15.36 feet; thence North 45°51'42" East, a distance 
of 14.09 feet; thence North 17°10'07" East, a distance of 17.44 feet; thence North 
47°13'45" East, a distance of 15.73 feet; thence South 83°01'46" East, a distance of 11.96 
feet; thence South 72°59'03" East, a distance of 247.21 feet; thence South 41°34'31" 
West, a distance of 207. 76 feet; thence South 48°57'43" West along an Easterly boundary 
of said Parcel A, a distance of 209.13 feet; to the Point of Beginning. 
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CERTIFICATION 
I eMtlfJ thll to IMt a true and CIOMct , 
copy of the MCOrd of the Cn, of Fort 
Lauderdale, Florida. 
WITNESSETH my hand and offlc:111 tNI of 
the City f.Folt ~ Floltda. thlt-

• tile 23: daJ ~% , 20 ~ 
~ _ . CltJ Clerk • 

RESOLUTION NO. 25-94 

A RESOLUTION OF THE CITY COMMISSION OF THE CITY OF 
FORT LAUDERDALE, FLORIDA. EXPRESSING SUPPORT 
FOR THE REMOVAL FROM THE BROWARD COUN1Y, 
FLORIDA LAND USE PLAN NATURAL RESOURCE MAP 
SERIES, LOCAL AREA OF PARTICULAR CONCERN SITE #83, 
GENERALLY LOCATED SOUTH OF THE C-14 CANAL, WEST 
OF INTERSTATE 95, EAST OF NORTH ANDREWS AVENUE, 
AND NORTH OF THE INTERSTATE 95 SOUTHBOUND EXIT 
RAMP TO CYPRESS CREEK ROAD. SAID LANDS BEING IN 
THE Cl1Y OF FORT LAUDERDALE, BROWARD COUNTY, 
FLORIDA; AUTHORIZING THE CITY MANAGER TO EXECUTE 
A CERTAIN LEGAL INSTRUMENT; PROVIDING FOR REVIEW 
AND APPROVAL AS TO FORM ALL DOCUMENTS BY THE 
CITY ATTORNEY'S OFFICE; AND PROVIDING FOR AN 
EFFECTIVE DATE. 

WHEREAS, the Applicant. RD Investment Properties, LLC, has applied to the 
Broward County Planning Council for approval to remove the Local Area of Particular Concern Site 
#83 from the Environmentally Lands Map included in the Natural Resource Map Series of the 
Broward County Land Use Plan as more particularly described on Exhibit "A" attached hereto; and 

WHEREAS, RD Investment Properties, LLC, seeks to develop Site #83 for 
multifamily housing, subject to the City's recently adopted Uptown Urban Village Transit Oriented 
District land use designation to include 63 affordable residential units; and 

WHEREAS, Site #83 has been degraded by the predominance of exotic vegetation 
and inadequate hydrology to sustain the site as a Cypress Wetland Forest; and 

WHEREAS, 'Broward County has issued an Environmental Resource Permit for 
Site #83 which allows for the development of the site and would require the restoration and 
maintenance of a 1.546-acre parcel within the office park adjacent to Site #83; and 

WHEREAS, the City of the Fort Lauderdale (the "Cityj desires to add housing units 
to its Uptown Urban Village District which currently lacks sufficient housing for the nearby 
commercial and industrial uses; 

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

25-94 



RESOLUTION NO. 25-94 PAGE2 

SECTION 1. That the Recitals set forth above are true and correct and incorporated herein by 
this reference. 

SECTION 2. That the City Commission of the City of Fort Lauderdale, Florida, hereby expresses 
support for the removal of Site #83, as legally described in Exhibit "A" attached hereto, from the 
Environmentally Sensitive Lands Map of the Broward County Natural Resources Map Series. This 
support is contingent upon the Applicant executing an instrument legally enforceable by the City 
requiring the Applicant to fulfill the obligations outlined in Exhibit ''B". 

SECTION 3. That the City Manager is delegated the authority to execute the instrument 
referenced in Section 2 of this resolution. 

SECTION 4. That the Office of the City Attorney shall review and approve as to form all 
documents prior to their execution by the City Manager. 

SECTION 5. That this Resolution shall be effective immediately upon final adoption. 

ADOPTED this 3rd day of 

ATTEST: 

City Clerk 
DAVID R. SOLOMAN 

APPROVED AS TO FORM 
AND CORRECTNESS: 

25-94 

Mayor 
DEAN J. TRANTALIS 

Dean J. Trantalis 

John C. Herbst 

Steven Glassman 

Pamela Beasley.Pittman Yea 

Ben Sorensen 

i" 
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EXHIBIT UAU 

LEGAL DESCRIPTION 

That portion of Parcel A of Reflections ·Plat as shown .on Plat recorded in Plat Book 119, 
Page 46 of the Public Records of Broward County, Florida, described as follows: 

Commence at the Easternmost corner of Parcel 'A', PARK LAKE, according to the Plat 
thereof, as recorded in Plat Book 106, at Page 1; of the Public Records of Broward 
County, Florida, also known as the Southeast corner of said Parcel 'A', REFLECTIONS; 
thence North 48°57'43"East along the Northwesterly right-of-way line of 1nterstate 951 a 
distance of 248.88 feet to the Point of Beginning: thence North 41 °02'1 r• West. a distance 
of 144.90 feet: thence South 78°56'21" West, a distance of'26.24 feet; thence South 
48°5ij'42" West, a distance of 37.20 feet; then~ South 88°5412911 West, a distance of 
12.99 feet; thence North 47°36'50" West, a distance of 36;54 feet; thence South 89°28'06" 
West, a distance of 89.13 feet; thence South 66°20'0811 .West, a distance of 17.42 feet; 
thence South 47°46'11"' West, a distance pf 150.02 feet; thence North 79°04'2JU West, a 
distance of 90. 73 feet; thence North 33°11 '52" West, a distance of 266.35 feet; thence 
North 18°26'2811 West, a dis~nce of 37.04 feet; thence North 10°37'16" West, a distance 
of 17.29 feef; thence North 2°1.6'32" West, a distance of 47.87 feet; thence North 
·17°15'05" East, a distance Qf 48.23 feet; thence North 45 °25'251r East, a distance of 96.89 
feet; thence South 85°12'58" East, a dlstanee of 30.15 feet; thence South 62°54'1811 East, 
a distance of 26.18 feet; thence South 47°39'3211 East, a distance of 58.05 feet, thence 
South 79°20'51" East, a distance of 19.74 feet; thence North 80°38'51'' East, a distance 
of 143.84 feet;, thence North 50°33'20" East, a distance of 55.70 feet; thence South 
84 °14'4811 East, a distance of 64.18 feet; thence South 51 ° 08'1 0" East1 a distance of 39.40 
feet; thence South 36°19'2811 East, a distance of29.48 feet; thence South 55°12'1811 East, 
a distance of 45.40 feet; thence South 72°08'56" East, a distance of 135.37 feet; thence 
North 88°25'14" East, a distance of 15.36 feet; thence North 45°51'42" East, a dis1ance 
of 14.09 feet; then~ North 17°10'071

' East, a distance of 17.44 feet; thence North 
47°13'45" East1 a distance of 15.73 feet; thence South 83°01 '4611 East, a distance of 11..96 
feet; thence South 72°59'03" East, a distance of 247.21 feet; thence South 41°34'31 11 

West, a distance of 207. 76 feet; thence South 48°57'43" West along an Easterly boundary 
of said Parcel A, a-distance of 209.13 feet; to the Point of Beginning. 



EXHIBIT "B" 

CONDITIQNS TO THE CITY OF FORT LAUDERDALE'S 
SUPPORT OF REMOVAL OF LAPC DESIGNATION 

At the time of site plan application approval for the proposed development on the subject 
property, .. the applicant shall. execute a development agreement with the City of Fort 
Lauderdale to address the following: 

a. The plans. for the development of the Local Area of Particular Concern ("LAPC11
) site 

shall include at least 86,000 square feet of native tree canopy at maturity; and 

·b. The proposed tree canQpy shall occur within the boundary limits .of property folio 
numbers 494210360030 and 494210360040; and 

c. In the event the project is phased, the 86,000 square feet of native tree canopy must 
be completed as part of the first phase. 

d. Prior to issuanc;e of the building permit for the residential project, the applicant shall 
prQviq~ payment of $126,500.00 mad~ to the City of Fort Lauderdale for the 
construction of a greenway trail .consistent with the cost estimates provided by the 
.applicant; or if the City decides. not to build the Greenway Trail, the payment of 
$126,500.00 may b~ used by the City to install tree canopy elsewhere in the City. 

e. The restoration plan for the 1.68 site within .the office park shall ·be implemented prior 
to the issuance of the final certifi~te of occupancy for the residential building. 
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Legal Description 

1.68 Acre Restoration Site 
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LAND DESCRIPTION; 

SKETCH AND DESCRIPTION 
PORTION OF PARCa 1A1 

REFLECTIONS 
(P.B.119, PG. 45, B.C.R.) 

Cl1Y OF FORT lAUDERDALE 
A portion of Parcel 'A.', REFLECTIONS, according to the Plat thereof, as recorded in Plat Book 119, Page 46, 
of the Public Records of Broward County f'lorlda, being described as follows: 

Beginning at the northwest comer of said Parcel 'A': thence N8916'41"E, 29.42 feet: thence S01"41'JO"E, 
384.47 feet (the previous two calls being along the west llne of said Parcel 'A'); thence N88i74o•E, 
235.76 feet: thence N49"57'21"E, 5.15 feet; thence N63"05'46"E, 12.75 feet: thence N50'50'54•E, 18.22 feet; 
thence N03"09'58"E, 14.63 feet: thence N2704'16"W, 31.60 feet; thence N55"09'16"E. 36.21 feet: thence 
N3119'34"W, 93.81 feet; thence N3518'06"W, 47.76 feet; thence N44"55'52"W, 74.60 feet; thence 
N03"05'36"W, 5.52 feet; thence N59i7'2s•w, 38.03 feet; thence N55"31'5B"W, 22.35 feet; thence 
N46"51'46"W, 67.24 feet: thence N49"44'28"W, 89.23 feet to the north line of said Parcel 'A' also being a 
point on the arc of a curve (radial bearing to said point bears N3918'54nW), concave to the southwest, 
having a radius of 2237.01 feet and a central angle of 00·45'41 •; thence southwesterly along the north line 
of said Parcel 'A' an arc distance of 31 , 68 feet to the Point Of Beginning. 

Said lands lying in The City of Fort Lauderdale, Broward County, Florida and contoining 73,335 square feet 
(1.6835 acres) more or less. 

SURVEYOrs REPORT: 

1. Reproductions of this Sketch are not valid without the signature ond the original seal of a Florida 
Licensed Surveyor and Mapper. Additions or deletions to this survey map or report by other than the 
signing party is prohibited without written consent of the signing party. 

2. No 1itle Opinion or Abstract to the subject property has been provided. It is possible that there are 
Deeds, Easements, or other instruments (recorded or unrecorded) which moy affect the sob ject 
property. No search of the Public Records has been made by the Surveyor. 

3. The land description shown hereon was prepared by the Surveyor. 
4. Distances and angles shown hereon are in accord with the plat of record and agree with the survey 

measurements, unless otherwise noted. Bearings ore assumed based on the west line of Parcel • A' 
having a bearing of S01 '41 '30"E. 

5. Data shown hereon was compiled from Jnstrument(s) of record and does not constitute a Boundary 
Survey. 

6. Abbreviation Legend: B.C.R. =- Broward County Records; ~ = Central Angle; F.B. = Field Book; L = Arc 
Length; LB. == Licensed Business: P.B. = Plat Book: PG. = Page; P.LS. = Professlonai Land Surveyor; 
P.O.B. = Point Of Beginning; R = Radius. 

CERTIFICATION: 

I HEREBY CERTIFY that the attached Sketch and Description of the hereon described property is true and 
correct to the best of my knowledge and belief as prepared under my direction. I FURTHER CERTIFY that 
this Sketch and Description meets the Standards of Practice set forth in Chapter 5J-17, Florido 

Admlnlst,otl:/4'j;.: to Chapter 472, Florida statut~ ~.?{_/ 

Dote: ____ ,.._..a.+-__ _,,;..___ ~N T. DOOGAN, P.LS. 

I NOT VALID WITHOIITI Florida Registration No. 4409 
SHEETS 1 AND 2 A VIR0M &: ASSOCIATES, INC. 

LB. No. 3300 

REVISIONS A VIROM & ASSOC/A TES, INC. J08f: 119~7 

O~loAS8~ SURVEYING & MAPPING SCALE: 1• .. sa 
°"re OMMQll24 

i,lljrn~ 1 60S.W. 2nd AVENUE. SUITE 102 BY: LB. BOCA RA TON, FLORIDA 33-432 
(561) 392-2594 I - .AV/ROMSURVEY.com CHECl<ED: J.T.D. 

~ ---•· 0- A-&ASJOClo\ffS. M:._, __ FA NIA PG. NIA 

F)(Hl~ . .llrl/lO~=-=-,AWIQI!& ~TU.1111:. SHEET: 1 OF2 
"'•.. ., ____ 



'9£"STI.K, 
PARCEL 'A' 

(BEARMBASS) 

PARI< LAl<E 
(l'A Im/\ au.J 

REVISIONS 

NOT VALID WITHOUT 
SHEETS 1 AND 2 

100 -GRAPtlC SCALE IN FEET 

I 

5•31•sa·w 
' 

s,1·2s•w 
.OJ' 

I ---<.03'05'36" I N 5.52' 
I 

\ 
I 

I 
I 

APORflONOF 
PARCEL"A1 

REFLEC110NS 
(PJI. 1111/46, &CR.) 
7.lJ.D 5IJl/M£ FEFT 

1.flllJS AQIES 

N27"04'16• 
31.60' 

N03'09'58•E 
14.63' 

N50"50'54•E 
18.22' 

N49"57'21•e: 
5.15' 

2 . 6 

AVIROM &ASSOCIATES. INC. 
SURVEYING & MAPPING 

S.W. 2nd AVENUE, SUITE 102 
RA10N, FLORIDA 33432 

-2684 I www.AVIROMSURVEY.can 
TallllC. ol.,.._ 
A-■MSOCMl'D.IIIIC. 

...... _____ ____ 

SCALE: 1" = 50' 

A PORTION OF' 
PARCEi. 'A' 
REFLECTIONS 

(P.B. tt•/4'1, &CR.) 

JC8': 11985-7 
SCALE: 1· - w 
O,.TE: OIIIIWJll24 
BY: U . 
OtECJ<B>: J. T .D. 
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Broward County Planning Council 
Page 7 
July 25, 2025 

Exhibit 3 

Response Document 

This Response Document includes the following: 

1. Response to Environmental Resource Division 

2. Response to Urban Planning Division 

3. Response to Parks Division 

4. Report by JJ Goldasich and Associates 
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Barbara Blake Boy 
Broward County Planning Council 
Page 8 
July 25, 2025 

A. Response to the Environmental Permitting Division 

1. An Environmental Resource Permit for Site #83 was issued by the 
Environmental Permitting Division on October 14, 2024. 

The issuance of the Environmental Resource Permit by Broward County EPD, allowing 
development of the site, is inconsistent with EPD's objections now to the removal of the LAPC 
designation and development of the Site. The issuance of the permit means that the 
conditions to allow development of the Site have been fully assessed and addressed by the 
permit. 

Broward County EPD, acting under its delegated authority from Florida Department of 
Environmental Protection and the South Florida Water Management District issued 
Environmental Resource Permit (No. 06-80215-P) on October 14, 2024 for Site #83. The 
permit allows the Site to be developed, subject to the purchase of 3.89 mitigation credits in 
the Pembroke Pines Mitigation Bank and the restoration of a 1.6835-acre adjacent site, within 
the same office park as the LAPC is located. A copy of the permit has been attached as Exhibit 
1 to the cover letter. The mitigation credits have been purchased and paid for in an amount 
more than a million dollars. 

At the beginning of the permit process, during a site visit, it was agreed by EPD and the 
Applicant's biologist that offsite mitigation in an approved mitigation bank with the appropriate 
number of mitigation credits would provide ecological compensation for the development 
impacts to the Site. 

As a result, a contract for the purchase of mitigation credits in the Pembroke Pines Wetlands 
Bank was entered into and substantial deposit of hundreds of thousands of dollars was paid 
by the Applicant. To obtain that contract necessary for meeting the proposed permit 
requirements, the Applicant was required to agree to pay the balance 12 months later. In 
addition to the offsite mitigation, and because the mitigation was being provided in an offsite 
mitigation bank, the Applicant agreed to restore 1.6835-acre site within the overall office park 
area ("Restoration Site"). A restoration plan for the Restoration Site was prepared and 
submitted as a condition of the permit issuance. A conservation easement will be required to 
be placed over that Restoration Site, requiring perpetual maintenance of the restored Site. JJ 
Goldasich and Associates has estimated the cost of that restoration as $538,106.00. 

It is important to point out that the permit required more mitigation than the current site 
conditions would justify because the Applicant agreed with EPD's request to use a wetland 
benefit index ("WBI") score for the Site that might have existed had the LAPC Site been 
required to be continuously maintained. The Applicant's agreement to use an increase in the 
WBI was a concession by the Applicant because none of the agreements in place regarding 
the LAPC Site require the property owner to maintain the Site. Those agreements simply 
prohibit structures from being built within the Site. 
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2. The Site no longer meets the criteria for designation as an LAPC in the 
Cypress Wetland Community 

Site #83 has been designated as an LAPC in the category of a Cypress Wetland Community. 
To comply with that designation, the Site must: 

1) Meet the threshold condition that the Site exhibits a predominance of vegetation 
associated with the Cypress Wetland Community in all three strata of the 
community - the canopy, subcanopy and the understory. 

If it fails that test, then no further analysis is needed, and the Site does not qualify 
as an LAPC. 

2) If the predominance criterion is met, then the Site must also demonstrate 
compliance with 3 of 5 additional criteria. 

The objection provided by the EPD maintains that the Site continues to meet the criteria for 
designation as an LAPC. In response, the Applicant has provided the analysis below, which: 
(i) describes the LAPC criteria as stated in the Broward County Land Use Plan, (ii) describes 
EPD's position regarding each criterion; and (iii) provides the Applicant's response for why 
the Site does not meet that criterion. 

A. The Site Does Not Meet Predominance Test 

Predominance is a requirement for sites in the Native Vegetative Communities Category. 
Predominance is explained as "having a predominance of vegetation associated with one or 
more of the following ecological communities." The ecological community said to be 
represented by Site #83 is Cypress Wetland Community. For a site to have a predominance 
of vegetation of the Cypress Wetland Community, the vegetation indicative of that community 
must be predominant in the canopy, subcanopy and understory. It is not. 

Little to no native vegetation is present in the Site's subcanopy or understory. The altered 
hydrology of the Site can no longer sustain the Site as a Cypress Wetland Forest. As a result, 
the Site continues to trend to greater and greater dominance of exotics with no regeneration 
of the native cypress trees. Today, of the 6.21-acre Site, only about a scattered 1.8 acres of 
the Site consists of intermixed native and exotic tree canopy with scarce native subcanopy 
and understory. An analysis of the Site by Jim Goldasich based upon 150 hours of onsite 
study is attached as Exhibit A to this Response Document. The study describes the vegetative 
and hydrological characteristics demonstrating that the Site fails the predominance test. 
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B. Not only does the Site Does Not Meet the Predominance Test, but it also fails to 
meet 3 of 5 additional requirements for designation 

The five criteria are: Uniqueness, Diversity, Low Level of Exotic Invasion, Potential for 
Protection and Geography 

EPD has stated in its report to the Planning Council that the Site meets 4 of the 5 criteria: 
Uniqueness, Low Level of Exotic Vegetation, Potential for Protection and Geography. 

1. Uniqueness 

Land Use Plan Criterion: The site contains a significant sample of rare or endangered 
species or, the site is among a small number of sites in Broward County representing a 
particular ecological community. 

Staff Comment: 

EPD's staff has not asserted that the Site contains a significant sample of rare or 
endangered species, it does not. However, in support of the Uniqueness criterion, EPD 
states: 

"The Site is unique especially in Broward County with other remaining areas located 
in parks and to the west of this Site. 11 

Applicant Response to Staff Comment: 

EPD's staff comment in fact confirms that the Site #83 is not unique because sites west of 
Site #83 and sites in parks count in determining whether Site# 83 is unique. 

The defined characteristic of "Uniqueness," considers all of Broward County in 
determining whether the Site is unique. Therefore, the fact that other sites are west of Site 
#83 does not make Site #83 unique in Broward County. 

The defined characteristic of "Uniqueness" does not exclude parks in considering whether 
the Site is unique. In fact, it would be expected that the best Cypress Wetland Communities 
would be found in county parks and county owned natural areas because an original 
purpose of the LAPC program was to preserve sites for purchase as Environmentally 
Sensitive Lands. The LAPCs were designated in March of 1989 and the Environmentally 
Sensitive Lands Bonds were issued in April of 1989. 

The Natural Land Inventory section of the Broward County Parks and Recreation website 
in explaining the County's program for acquiring the best natural lands states: 
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Through bond referenda in 1978 and 1989 the majority of the County's regional park and 
environmentally sensitive lands system was established. The 2000 Safe Parks and Land 
Preservation Bond Program provided $400 million to renovate the Parks system and 
acquire the remaining natural lands and open spaces for passive recreational use. 

As the above statement indicates, the County has purchased the best environmentally 
sensitive lands. The Applicant is unaware of any effort to purchase the Cypress Creek 
LAPC Site. 

In regard to whether there are other forested wetlands within Broward County we have 
attached as Exhibit B to this Response document , a map showing more than 2,000 acres 
of Forested Wetlands on 92 different sites within Broward County. Notable among those 
areas are the following County owned properties: 

• Tall Cypress Natural Area 
• Tradewinds Park 
• Cypress Park 
• Fern Forest 
• Winston Park Nature Center 

Summary - Site# 83 does not meet the Uniqueness Test. 

2. Low Level of Exotic Invasion 

Land Use Plan Criterion: the degree and nature of exotic invasion on the site such that 
it can be easily managed on the site. 

Staff Response: 

The degree and nature of exotic invasion on the site can be easily managed. Exotics and 
invasive species are mainly located in the 10-20 perimeter of the site; however, its 
greatest extent the site is over 900' across and 400' wide. There are few exotics in the 
interior with many of the plants listed on the earlier site assessment report still viable and 
in various stages of growth on the site, including but not limited to numerous cypress 
trees, leather ferns, strap fems, swamp fems, pond apples and more. The interior 
hydrology is well established and is inhospitable to many exotic plants. 

Applicant Response to Staff Comment: 

The following summary of the degree of exotic invasion has been prepared by Jim 
Goldasich, a biologist, who has worked first in the field wetland regulation and then 
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wetland permitting for more than 40 years. Mr. Goldasich and his team have spent more 
than 150 hours at the Site analyzing the vegetation and hydrology 

The vegetation and hydrological assessment of the Site shows that the Site has 
insufficient hydrology to support the Site as a Cypress Wetland and that the subcanopy 
and understory are dominated by non-native and invasive plants. Twenty quadrants 
randomly selected from the forested area were found to all be dominated by exotic or 
otherwise undesirable vegetation. Even in what is the remnant core drainage area of the 
parcel, young cypress, and wetland tree growth, necessary for the viability of the Site, is 
non-existent. The cypress canopy is not being replaced by native wetlands trees or 
shrubs as trees die off. 

A photographic excerpt from the attached Site report performed by JJ Goldasich and 
Associates is shown below to demonstraite the exotic site conditions. 
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011°N (11 rt) 26°12'30"N, 80°8'32"W :t29ft £ 9ft 

•• • Area within the "core wetland" and 
>95% of the trees and tree canopy 
consists of exotic trees. 
, The leaves on the ground show no 
evidence of water staining, attached 
growth or siltation that should be 
found if the area were flooded or 
ponded for extended periods. 
• The lack of growth of native wetland 
plants confirms poor hydrological 
conditions. 
• The lack of Awfwuchs on plants and 
in the soil also supports poor 
hydrological conditions. 

A more complete analysis by Jim Goldasich of the Site and the degree of exotic invasion 
is attached as Exhibit A. 

Summary - The Site is predominated by exotic vegetation and does not exhibit 
hydrological conditions necessary for its survival. 
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3. Potential for Protection 

Description of Criterion: Ownership Patterns, Development Status and other factors 
make the resource of the Site likely to be successfully protected. 

Staff Response: 

The site has been protected since the approval of the Reflections Plat in 1984 and has 8 
different owners since then. The plat was recorded with a Note and an Agreement to 
preserve the remaining wetlands remaining In 1989 the Broward County Board of County 
Commissioners designated the area as an LAPC and an NRA area. 

Applicant Response to Staff Comment: 

The Site is not successfully protected as a Native Vegetative Community as evidenced 
by its condition. The only protection afforded to it is that the agreements with the County 
prevent any structures from being built within the Site. Successive owners have honored 
that requirement. Nonetheless that lack of development for 35 years has not protected 
the Site because its isolation and lack of proper hydrology have caused it to degrade over 
time to become an exotic dominated forest. 

Years ago, it may have been thought that the Site, if left undeveloped, would be self­
sustaining, but that has been shown not to be true. Native vegetation is not regenerating 
to replace the older and dead Cypress trees. Exotics dominate the vegetation in the 
subcanopy and understory throughout the Site. The Site will continue to degrade. 
Therefore, the current LAPC status, if continued would not afford any real protection. but 
instead, will result in continued degradation. 
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Summary Site #83 is not "protected" as a Cypress Forested Wetland because it no 
longer exhibits the criteria for that designation and will not in the future if it is required to 
remain as an LAPG. 

Geography 

Description of Criterion: The site has proximity to other resources which would 
heighten its value as a LAPC (e.g. , other ESLs, public parks, waterfronts 

Staff Response: 

Fem Forest Nature Center is approximately 3 miles to the northwest of the site. 
Tradewinds Park is approximately 4.3 miles to the northwest ESLs # 17, 18,48, 
84-88 are to the west southwest and Site 75 is Southwest. This site is on the path of the 
proposed expansion of the Broward County Greenway System. 

Applicant Response to Staff Comment: 

To meet the "Geography" criterion the Site must be proximate to other resources that 
heighten its value. The Sites mentioned in EPD's Response are not proximate to the Site 
(e.g., 3 miles 4.3 miles). The closest site mentioned in the Staff Response, which is Site 
# 75, is separated from Site# 83 by 1-95 and its exit and entrance ramps. Because of that 
separation, Site #75 does not heighten the value of Site #83 as an LAPC either. 

The map on the following page shows the sites mentioned by EPD (in red) as being 
proximate to Site #83, which is highlighted in yellow. As is evident from the map, the sites 
offered by EPD are truly not proximate to Site #83 in a manner that heightens its value. 
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The Site is isolated in the interior of an office park. At its location, there is no public access or 
visibility. It is immediately surrounded by office buildings, a hotel , parking areas, internal 
driveways and Interstate 95. 
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This isolation of Site #83 from other natural areas and from the historical hydrology, which has 
been encapsulated in the C-14 canal, has been contributing factor to the degradation of the Site. 
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Summary: Site #83 is not proximate to other natural areas which heighten its importance. 

Conclusion as to EPD Comments : Site #83 does not meet the predominance test, nor does 
it meet 3 of the other five criteria for designation as an LAPC. 
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B. Response to Broward County Urban Planning Division 

The Urban Planning Division in its comments has provided information regarding the LAPC 
Site, such as its mapped designations, its land use and zoning1, plat and plat note status and 
a list of code sections applicable to LAPCs and wetlands in general. It is the position of the 
Applicant that those matters cited, other than the current land use and zoning, should no 
longer be applicable to Site #83 because the LAPC designation is no longer appropriate for 
that Site. The proposed development of the Site will be consistent with the County Land Use 
Activity Center designation and the City of Fort Lauderdale Uptown Urban Village Zoning. 

The Staff Findings section of the Urban Planning Division Response provides the staff 
analysis of the Applicant's request for removal of the LAPC designation. 

The predicate for the Staff Findings by the Urban Planning Division is that there are no criteria 
for removal of an LAPC. We do not find that position to be correct. The Broward County Land 
Use Plan in Section 7 of the Implementation Regulations and Procedures provides the criteria 
for designation as an LAPC. If Site #83 no longer exhibits the characteristics of an LAPC, 
then the Applicant may request removal of the designation based upon the absence of the 
necessary criteria. In support of the Applicant's position, the Environmental Permitting 
Division has also used those Section 7 criteria in its evaluation of this request for removal of 
the LAPC designation. 

The following is the Applicant's response to the Staff Findings section of the Urban Planning 
Division comments. 

1. Comprehensive Plan Policies. The following lists the policies cited by the Urban 
Planning Division in support of keeping the LAPC designation and the Applicant's response 
to the policy. 

Policy C6.1 states that the County shall continue to maintain a Map of County Commission 
Designated properties of ecological concern to include those areas designated as LAPC, 
NRAs, ESLs, UWAs, and those land on the Urban Wilderness Inventory. 

Applicant Response: The removal of the LAPC designation for Site #83, which no 
longer meets LAPC Criteria, does not violate the policy. 

b. Policy C6.7 states that the County shall continue to maintain and implement regulations 
that protect and preserve trees, including those in areas of native vegetative communities, 
and promote the use of native vegetation. 

1 With Land Use listed as Commerce (County) Employment Center (City) and Zoning B-3, but is now Land Use 
County - Activity Center; City Land Use - Urban Village TOD and City Zoning - Uptown Urban Village. 
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Applicant Response: The removal of the LAPC designation for a site that is now an 
exotic dominated forest in favor of developing the site to include 63 affordable units, 
the installation of native trees to achieve 86,000 square feet of native canopy at 
maturity, the restoration and preservation in perpetuity of a 1.68 acre restoration site 
and the purchase of mitigation credits in the Pembroke Pines Mitigation Bank is 
consistent with this policy. 

c. Policy C6.9 states that Broward County shall assess the vulnerability of specific species, 
habitats, landscapes, and ecosystem functions that may be sensitive to climate change and 
develop coping strategies and contingency plans for their adaptation, such as identifying 
habitats that may be viable during climate disturbances and could potentially serve to give 
refuge to and sustain at-risk species. 

Applicant Response: The removal of the LAPC designation for a site that is now an 
exotic dominated forest which does not provide a wildlife habitat in favor of 
developing the site to include 63 affordable units, the installation of native trees to 
achieve 86,000 square feet of native canopy at maturity, along with the restoration and 
preservation in perpetuity of a 1.68 acre restoration site and the purchase of mitigation 
credits in the Pembroke Pines Mitigation Bank is consistent with this policy. 

d. Objective CC4 - Utilize Green Infrastructure Solutions for Maximum Co-benefits -­
Understand the value of ecosystem services to our community and expand green 
infrastructure to optimize the co-benefits of habitat restoration, coastal buffers, wetland 
mitigation, urban reforestation, natural night skies, and local food production, in order to 
create a healthy, enjoyable, and climate resilient environment. 

Applicant Response: The Applicant's agreement with the City of Fort Lauderdale to 
fund the construction of the Greenway path along the southern bank of the C-14 Canal 
along with the plan to create a raised boardwalk path through the proposed 1.68-acre 
Restoration Site as well as boardwalks within the project's lake system are indicative 
of Green Infrastructure solutions. 

e. Policy WM3.9 states that Broward County will protect the water storage and water quality 
enhancement functions of wetlands, floodplains, and aquifer recharge areas through 
acquisition, enforcement of rules, and the application of best land and water management 
practices. 

Applicant Response: The Applicant has obtained an Environmental Resource Permit 
for the development of a residential project on what is now designated as Site #83. 
That ERP issued for the Site reviews, assesses and approves plans for drainage as 
well as wetlands and requires permitted projects to meet Broward County's updated 
drainage requirements. 
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2. Protected designations have not changed in the last 40 years. 

The three designations referred to in this section as not having changed are: Natural Resource 
Area ("NRA"), Local Area of Particular Concern ("LAPC") and Urban Wilderness Inventory. 
Each served a different purpose. 

The LAPC designation and the NRA designations were not created by ordinances until 1989 
in preparation for the County's Comprehensive Plan and the plan for acquiring Environmentally 
Sensitive Land with the then proposed Environmentally Sensitive Lands bond issue. 

The Natural Resource Area designation does not prevent development of a site. It is simply a 
restriction on land clearing until a final site plan is approved by the local government. The 
purpose of the designation was to prevent property owners from prospectively clearing land to 
avoid permitting, regulation or designation. 

The Local Area of Particular Concern designation was put in place to address requirements of 
the Comprehensive Plan and to create a list of sites for possible acquisition with the 
Environmentally Sensitive Bond issue funds. 

The Urban Wilderness Inventory designation for Site #83 is considered to have been put in 
place for Site #83 when the County Commission took an informal action in 1979 to place this 
Site on a list of sites for possible acquisition in the future. The Urban Wilderness Inventory did 
not exist as a formal designation at that time. The designation of an Urban Wilderness 
Inventory site was not created until the adoption of the Urban Wilderness Inventory by 
Ordinance 92-12 on May 12, 1992. That ordinance both created the Urban Wilderness 
Inventory designation and the process for placing sites on the Inventory. 

The length of time the designations have been in place is not a sufficient justification to keep 
those designations in place if the conditions of the site are no longer worthy of the designations. 
It is instructive to note that 46 years after that motion by the County Commission in 1979 and 
36 years after the application of the LAPC designation to Site #83, the site is an exotic 
dominated forest, and no attempt has been made by the County to acquire it. Surrounding 
development, poor hydrology and isolation have caused Site #83 to degrade to an exotic 
dominated forest which will only continue to degrade further. 
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3. The site is identified as a wetland and flood prone area requiring water quality 
protections. 

The Environmental Resource Permit issued by Broward County Environmental Permitting 
Division adequately addresses wetland and drainage issues for the Site, which will be 
developed with three onsite lakes. 

4. Removal of the LAPC designation is not supported. 

In support for the comment that removal of the LAPC designation is not supported the Urban 
Planning division has said that the site is a wetland and meets the LAPC criteria. 

However, as a site that, by its current condition has been shown not to be viable as a Cypress 
Forested Wetland and that has been permitted by Broward County EPD for removal of the 
wetland and the site vegetation, subject to restoration of a 1.68 acre parcel and offsite 
mitigation, removal of the LAPC designation is appropriate. 

5. Removal of the LAPC designation would likely result in the removal of Urban 
Wilderness Inventory listing. 

The Urban Wilderness Ordinance has two categories of sites. Urban Wilderness Areas, 
which are sites owned by the County and subject to significant restrictions on use; and sites 
on the Urban Wilderness Inventory, which are sites recommended by Urban Wilderness 
Board for purchase by the County to be Urban Wilderness Areas. 

This Site is listed as being on the Inventory because of a motion adopted by the County 
Commission at a meeting on April 17, 1979, when the Commission voted, to "place the site 
on the list of potential urban wilderness areas for possible acquisition in the future". At the 
time of that motion, the category of Urban Wilderness Inventory did not exist in the County's 
ordinances. 

The formal category of Urban Wilderness Inventory sites was not created until May 12, 1992, 
by Ordinance 92-12 which provided the definition of "Urban Wilderness Inventory" and the 
procedures for notice and hearing for placing a site on the Inventory. 

As a result of that informal action by the County Commission in 1979, Site #83 has been 
considered by the County as having been on the Inventory for 46 years. But, even after all 
that time, there has been no interest by the County in acquiring the Site. Given the condition 
of the Site and its location in the middle of an office park overlooking 1-95, it is doubtful that 
the County would have interest in purchasing the Site to become an Urban Wilderness Area 
now or in the future. Consequently, the designation as an Urban Wilderness Inventory site is 
no longer appropriate. 
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C. Response to Broward County Parks & Recreation Division 

A response was filed by the Broward County Parks and Recreation Division in connection 
with the City of Fort Lauderdale's amendment to the County Land Use Plan Map to create 
an Activity Center for the area of northwest Fort Lauderdale known as the Uptown Urban 
Village. The amendment for that Activity Center has since been adopted. 

The comment offered by the Parks and Recreation Division in response to that City 
amendment was that Uptown Urban Village Activity Center contains two important wetland 
parcels that should continue to be protected and that those parcels were placed on the Urban 
Wilderness Inventory. 

Regarding the Urban Wilderness designation, a full response to that issue is provided as part 
of the Applicant's response to the Urban Planning Division comments above noting that the 
Inventory was designed for sites which were a priority for the County to acquire to preserve 
as a Wildness Area . This is not a Wilderness Area, and the County has not indicated any 
interest in purchasing the Site. This Site no longer belongs in the category of sites that are a 
priority for County acquisition. 

Regarding the wetland characteristics of the Site, an Environment Resource Permit was 
issued on October 14, 2024 allowing the development of the Site subject to the purchase of 
3.89 wetland credits in the Pembroke Pines Mitigation Bank and the restoration of a 1.68-
acre site 

The Natural Resources Division has noted the following in the Natural Lands Inventory: 

Additionally, through regulatory mechanisms, numerous wetland communities have been 
preserved, or their impacts have been mitigated by onsite creation or offsite wetland 
banks. Those wetland mitigation areas comprise a significant portion of our natural 
lands. (emphasis added) 

This Natural Resources Division comment supports the concept that natural areas don't 
simply go away because this Site will be developed. Instead, the restoration of the 1.68-acre 
site within the same office park complex as the LAPC Site, with a perpetual maintenance 
obligation, together with offsite mitigation in the Pembroke Pines Mitigation Bank will create 
and preserve natural areas for Broward County in settings that ensure their sustainability. 
The current LAPC does not. 
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Summary. 

There is no environmental, social or economic benefit to retaining the existing LAPC designation 
for this parcel which: (i) has received its Environment Resource Permit by providing offsite 
mitigation at substantial cost and committing to the restoration of what will be a viable 1.68 acre 
Cypress Wetland area; (ii) no longer meets the LAPC criteria and will continue to deteriorate; 
and (iii) does not provide any real benefits to the community. 

Alternatively, allowing its development will create an attractive residential project with 15% 
affordable units, native canopy trees throughout the development, three lakes, a fully restored 
1.68-acre Cypress Wetland Site that will be maintained in perpetuity and housing within walking 
distance from office buildings. 
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Exhibit A 
To Response Document 

Report by JJ Goldasich & Associates 
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Cypress Creek LAPC 
Site Assessment 

JJGA File: 22-1575 

November 2024 

Page 1 of 2 

Cypress Creek LAPC Site Assessment Response to EPC Comments 

This assessment responds to EPD comments to the Planning Council in two ways: 

• It confirms the lack of predominance of the Cypress Wetland Community within 

the Cypress Creek site; and 

• Confirms the fact that the exotic infestation of the site occurs throughout the site 

and is not limited to the only the first 20 feet within the perimeter of the site. 

Analysis 

The Cypress Creek LAPC Site has been designated as an LAPC in the Cypress Wetland Community by the 
Broward County Land Use Plan under the following regulatory structure. 

The Land Use Plan Implementation Requirements and Procedures, Section 7, Criteria and Procedures for 
Environmentally Sensitive Lands and Local Areas of Particular Concern, Subsection 6. Local Areas of Particular 
Concern, Subsection 3. Native Vegetative Communities Category contains the following. 

(a) A Local Area of Particular Concern (Native Vegetative Communities Category) is an area which shows a 
predominance of native vegetation associated with one or more of the following Ecological Communities: 
.... Cypress Wetland Community {Freshwater Swamp) 

There is no definition of Cypress Wetland Community in the Land Use Plan. However, Section 27-411.­
Natural Forest Communities of the Broward County Code of Ordinances subsection 27-411 (a)(2)(c) {8) 
defines it as follows: 

Cypress Wetland Community (freshwater swamp): Cypress wetlands occupy some portions of the 
freshwater lowlands of the Atlantic Coastal Plain in Florida. Temperate deciduous trees dominate, 
and the areas are often seasonally flooded. Soils are nearly level or depressional, poorly drained 
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and have a loamy top layer and sandy subsoils. Characteristic trees include bald cypress, red 
maple, cocoplum, dahoon holly, strangler fig and pond apple. Leatherfern, royal fern and other 
fern species are found in Cypress Wetland communities. 

For a site to qualify within a Community the site must exhibit a predominance of vegetation 
characteristic of the Community in all three strata - the canopy, sub-canopy and the ground cover. 
Sec. 27-411. - Natural forest communities., Broward County Code of Ordinances; 

In connection with the request to remove the LAPC designation for the Cypress Creek site, JJ 
Goldasich and Associates performed a systematic review of the current site conditions at the 
Cypress Creek site during the summer of 2024. The site review consisted of an analysis of 9 
randomly located circular quadrats of the site representative of overall site conditions as shown 
on Exhibit 1 attached. Each quadrant is approximately 100 feet in diameter. In addition, ¼ 
meter square quad rats were randomly dropped to provide an assessment of the groundcover 
vegetation. Our analysis of the site took more than 150 hours of site work over 90 days. That 
intensive site review and our extensive presence on the site also confirmed the lack of wildlife 
present on the site. 

The quad rats were randomly selected from the forested areas throughout the site to catalogue 
the canopy, subcanopy and the ground cover in the quadrant, in order to define the overall 
vegetative characteristics of the entire site and to evaluate the potential for sustainability and 
survival of the site as a Cypress Wetland Community. 

Also evaluated at the time of the vegetative assessment was the hydrology within the forested 
area. The hydrological assessment included) the identification of natural hydrological indicators 
found in the Florida wetland rules (Section 62-340, F.A.C) and the "Soil and Water Relationships 
of Florida's Ecological Communities", USDA-NRCS, July 1992. Specifically applied to this 
assessment are the sections on field identification of ecological communities. This manuscript 
states that a "Cypress Swamp... is easily identified by the...normally pure stand of cypress 
trees .... " The subject site is not dominated by a pure stand of cypress trees, but rather in virtually 
all cases, by invasive exotic trees and shrubs surrounding one or a few older native trees. In 
addition, the seasonal high-water table (SHWT) was estimated by using the presence or 
absence of lichen lines, hypertrophied lenticels, water marks, drift lines, sediment, water­
stained leaves, Awfwuchs, and flow patterns. 

The result of the onsite assessment and analysis shows that the area contains remnant cypress 
and pond apple trees, but these individual remnant trees are left within an otherwise exotic 
dominated forest community. 
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The sub-canopy and understory data clearly indicate that the site has moved away from a 
characteristic Cypress Wetland Community to an exotic dominated forest community. Trees 
that dominate the canopy and the sub-canopy are Bischofia japonica, and Schinus 
terebinthfolius. While some old cypress and pond apple trees remain, new growth is comprised 
of the non-native and invasive trees and shrubs. Both of the currently dominate trees are 
invasive exotic species. The sub-canopy and ground cover are dominated by 8.japonica saplings 
and Ardisia e/liptica shrubs, also an invasive exotic species. No young cypress trees or pond 
apple trees were found anywhere within the forested areas of the site. 

As indicated by the data generated by the quadrat assessment of ground cover, the forested 
areas of this site are no longer representative of a Cypress Wetland Community as envisioned 
by the land use plan in requiring predominance of the native vegetative community of the 
designated type for a site to qualify as being dominated by native vegetation associated with a 
Cypress Wetland Community. 

Remnant old trees remain within the area, but no recruitment of native cypress trees is present 
and very small numbers of other native wetland vegetation is found within the site. Continued 
degradation of the area will result in the complete replacement of the few native wetland plants 
found within the site by non-native and invasive species. Loss of suitable wetland hydrology 
has contributed to the poor wetland quality and resultant lack of native vegetative growth and 
development. The dream of a sustainable Cypress Wetland Community at this site was lost 
many years ago. 

The attached quadrant map and photographs reflect our findings. 
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EXHIBIT 1 
QUADRANT MAP 
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EXHIBIT 2 

PHOTOGRAPHS AND DESCRIPTION 
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O260°w (T) @26°12'30"N,B0°8'23"W ±16tt a 5ft • Canopy and sub-canopy trees 
consist of Bischofia japonica {Bishop's 
wood), an upland exotic invasive tree. 
• Exotic vegetative canopy in this area 
is >80% cover. 
• Ground cover primarily consists of 
Ardisia elliptica, {Shoebutton Ardisia), a 
non-native invasive shrub/small tree. This 

✓ tree is facultative and can grow in both 
uplands and wetlands. 
• Exotic ground cover in this area is 
>80% cover. 
• The tree trunks in this photo are all 8. 

, japonica, the low lying herbaceous plants 
-~ are primarily A. elliptica and Schinus 

terebinthifolius {Brazilian pepper). 
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0113°sE (T) @26°12,27"N,aoo8,25"w±16tt .,2tt • This area is the "core drainage" area 
~ of the parcel. 

• Ground cover vegetation is this area 
is a mixture of exotic vegetation and 

" native wetland plants ~40% native 
~ 

plants. 
• Moss growing on the ground shows 
hydrology is limited to saturated soils 
primarily with minimal, short term 
flooding or ponding. 
• Poor hydrology results in poor native 

~ 1 wetland vegetation recruitment. 
• The water was more than 6 inches 
below the ground surface at this 
location. 
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• This location contains >80% B. 
• japonica canopy and >90% sub-canopy 
• and ground cover of B. japonica. 

• All trees visible in this photograph are 
the invasive exotic B. japonica. 
• All of the leaves visible in this 
photograph are B. japonica. 

I-llllii.'I • The soil at this location is not 
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- saturated, ponded or flooded and the fact 
that native wetland trees and shrubs are 
not found in this area further supports the 
poor hydrological conditions. 
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0101°E (T) @ 26°12'30"N, 80°8'32"W ±9ft I. 16ft • This area of the "Core drainage" 
supports a mixture of exotic and native 
ground cover vegetation with ~70% non­
native plants and 30% native plants. 
• Tree trunks at this location are 
primarily exotic trees and the canopy 
consists of> 75% exotic trees. 
• The primary ground cover vegetation 
in this photograph consists of A. 
elliptica. 
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Area within the "Core drainage" and 
>95% of the trees and tree canopy 
consists of exotic trees. 
• The leaves on the ground show no 
evidence of water staining, attached 
growth or siltation that should be found 
if the area were flooded or ponded for 
extended periods. 
• The lack of growth of native wetland 
plants confirms poor hydrological 
conditions. 
• The lack of Awfwuchs on plants and 
in the soil also supports poor 
hydrological conditions. 

• Area supports >80% canopy of exotic 
B. japonica trees with small number of 
native wetland trees. 
• Ground cover and sub-canopy is 
>90% exotic trees and shrubs; 
primarily B. japonica and A. elliptica. 
• Soil is moist but not saturated and 
native wetland cypress tree 
recruitment is not present. 



• Plant seeds and seedlings respond to the a biotic conditions presented to 
them including 

o Sunlight, 
o Soil Conditions, 
o Water (hydrology), 
o Nutrient availability, 

• This site contains very mature native wetland trees including 
o Cypress, 
o Pond apple, 

• These native trees are remnants of a time when this area was part of a 
larger wetland range that was directly connected to the river slough. The 
wetland slough would later be removed for construction of the C-14 Canal. 
These individual trees remain because they are long lived trees, not 
because of a continuing good quality wetland system as evidenced by the 
lack of natural fertility or natural regeneration, 

• The overall canopy cover of the remaining forest within the project area is 
approximately 7 acres and of that area only approximately 1.1 acres 
exhibits decent hydrological conditions, however, none of the forested 
area is currently a sustainable cypress or pond apple forested wetland, 

o This is due to the invasion of non-native and otherwise undesirable 
vegetation in all levels of the forest. The result will be that this area 
will continue forward as an exotic dominated forest with little native 
habitat value or native canopy, 

• Based on the 2024 site assessments, the following site data show the 
following: 

o loss of native wetland values, 
o loss of native wetland and upland tree canopy, 
o loss of native wetland and upland shrub cover and, 
o loss of native habitat values associated with a cypress forested 

wetland community, 
o loss of native habitat sustainability, 

• The canopy cover of the overall wetland and LAPC is ~70 to 80% non-native 
trees, 

• The sub-canopy cover of the overall wetland and LAPC is >80% non-native 
trees and shrubs, 



• The ground cover of the overall wetland and LAPC is >90% non-native 
plants (tree saplings, shrubs and herbaceous plants), 

• Random quadrat analysis of the recruiting vegetation shows that the 
understory, sub-canopy, and ground cover vegetation is primarily non­
native invasive plants or undesirable native plants in more than 80% of the 
site with native herbaceous wetland vegetation dominating only the core 
drainage area, 

• The data further confirm that there are no recruiting cypress or pond apple 
trees in the site, including within the core drainage area, 

• Native wetland tree and shrub recruitment, growth and development is not 
present within the parcel and young saplings or shrubby plants consist of 
B. japonica (Bishop's wood exotic tree) or A. elliptica (exotic shrub). 

• A summary of the understory field data is provided in the following pages: 



Q1a 

NE I E SE HYDROLOGY 
30 60 • 90 i2O i 

•l•l•l•l• l • l • l • l •l• l • l • l • l •I • Area falls outside of the 
0 72°E (T) ~ 26°12'30"N, 80°8'32"W ±16ft • 21ft original core drainage area, now 

dominated by upland and 
invasive plants, 
• Poor or non-existent 
wetland hydrology, 
• No evidence of surface 
ponding or flooding with 
durations that would support 
wetland conditions, 
• Wetland hydrology is not 
evident in this area of the site 
and soil saturation is 
approximately 12 inches below 
the soil surface 

VEGETATION 

• No recruitment of native 
wetland plants, including 

. cypress or pond apple trees, 



Q2.a 

w l NW N 
.40 270 300 330 0 
l• l • l •l•l• l•l• l • l• l • l • l • l• I • 

0 309°NW IT) @ 26°1213011N, 80°8'32"W ±16ft ~ 15ft 

HYDROLOGY 

• Insignificant wetland 
hydrology, even during major 
storm events-no evidence of 
flooding or ponding, 
• Area falls outside of the 
original core drainage area, 
• Area falls outside of the 
current reduced drainage zone, 

VEGETATION 

• now dominated by upland 
and invasive vegetation, 
• Native understory, sub­
Canopy and ground cover 
vegetation not present and 
recruiting plants consist of 
100% upland and invasive 
vegetation, 
• No native vegetation, 

~~5 .... ~llii_.,~ ~'$.a•:.~•§1 including cypress or pond 
__,_..___ __ apple trees recruiting into this 

area, 



Q3a 

HYDROLOGY 
E SE1 5 
90 120 t 150 i80 2 

J•l•l•l•l• ! • l • l • l • l • l • l • l • ! • 
• Area is at edge of original 

0139°SE (TI (i) 26°12'30"N,80°8'32''W :t16ft • 18ft core drainage way, 
• Area is outside of current 
reduced drainage zone, 

VEGETATION 

• Ground cover, understory 
and sub-canopy vegetation is 
dominated by upland, mesic, 
and/or invasive plants, 
• No recruitment of native 
trees, including cypress or 
pond apple trees, 
• Canopy trees in this area 
are a mixture of pond apple 
and Bishop's wood trees, 
• Native herbaceous 
wetland vegetation is poorly 
represented in this area and 
consists primarily of shield 
fern (note fern at bottom of 
photograph, 



NE E i SE 
130 90 I ,20 ·so 1a 

HYDROLOGY 
.. 

.t • I • I • I • I • I • I • t • I • I • I • I • I • I • I 

011ooe (TI (i) 26•12'30 .. N, aooa•31"W ±13ft A 18ft • Located at edge of core 
drainage area, surface 
ponding or flooding is not 
evident in this area, 
• hydrological indicators 
suggest that water levels do 

.,. not occur above natural 
ground elevations, 

VEGETATION 

• Ground cover vegetation 
dominated by invasive upland 
and mesic plants, 
• No natural recruitment of 
cypress or pond apple trees or 
saplings, 
• Primary understory and 
ground cover plants consist of 
A. elliptica, 



E SE I s s 
90 120 150 • 160 : 10 

•1• 1 ·1•1•1•1•1•1· 1 • 1•1•1•1•1• 

0155°SE (T) ~ 26°12130•N, 80°8'23"W :t16ft A 13ft 
HYDROLOGY 

• Area falls within a drainageway 
on the west end of the parcel and 
evidence suggests that this area is 
inundated with stormwater 
following major storm events (note 
surface water in photograph), 
• This photograph is taken after a 
major storm event and the water in 
the drainageway has collected 
stormwater from the adjacent 
developed areas, 
• Water levels in this area were 
approximately 4 inches above 
natural ground level during this site 
assessment but hydrologic 
indicators suggest that normal pool 
elevation is normally below ground 

• level, 

VEGETATION 

• Dominant vegetation consists of wetland herbaceous plants, such as 
shield fern (Thelypteris kunthii) and lizard's tail (Saururus cernuus) along 
with the invasive and undesirable ivy arum (Philodendron hederaceum) , 

• No natural recruitment of cypress or pond apple trees, 
• Canopy in this area is dominated by Brazilian pepper (Schinus 

terebinthifolius), and pond apple (A. glabra) with no recruitment of native 
pond apple or cypress, 



Q5_a_ 

W N • NE E 
330 0 : 30 &O 90 

HYDROLOGY 
•l• l •l•l•l• 1 • 1 • l • l • l •l• l •l• I • This site falls within the 
0 24°NE (TI • 26°12'29"N, ao

0
a•31•w ±13ft • 13ft ~ core drainageway on the west 

cypress or pond apple trees present, 

end of the parcel with 
evidence of limited surface 
ponding or flooding, 
• Water was not observed 
above the ground surface 
during any site visits at this 
location, 
• Hydrologic indicators 
suggest that ponding or 
flooding at this location does 
not normally occur, 

VEGETATION 

• Ground cover vegetation 
is dominated by Brazilian 
pepper with Alligator weed and 
shield fern also present in 
fewer numbers, 
• No natural recruitment of 



N NE I E s HYDROLOGY 
0 30 60 , 90 , 20 

• l • l •l• l • l • l • l • l • l • l · l • l • l • I · • This site falls along the 
0 65°NE (TI ti' 26°12'29°N,. 80.•8131"W ±16ft A 14ft d · ~ • edge of the core rainageway 

and ponding or flooding of 
surface water above the 
ground surface is not evident 
in this area, 
• Hydrological indicators 
suggest that the normal pool 
elevation is below the ground 
surface, 

VEGETATION 

• Understory and ground 
cover plants dominated by 
shoebutton Ardisia with a 
small percentage of shield 
fern and young Brazilian 
pepper sprouts, 



Q6a Vicinity 

NE E1 SE ~ ,, 
30 60 91 120 150 

HYDROLOGY 
• I • I • I • I • I • I' •. I • I • I • I • I • l • 1 • I • This site falls along the edge of 
0 92°E (TI @ 26°12'29"N, 80°8'31aW ±16ft • 15ft - ~-~J~P~~p,~c ~ ......... the core drainageway and ponding 

or flooding of surface water above 

trees on this site and, 

the ground surface is not evident in 
this area, 

VEGETATION 

• This stump of a dead cypress 
tree is in the vicinity of site Q6a and 
is supporting evidence of the 
ultimate demise of this site, 
• This site contains no naturally 
occurring cypress or pond apple 
trees, 
• Area is dominated by invasive 
and undesirable vegetation 
• This photo shows a dead and 
decaying cypress tree, what to 
expect for the remaining cypress 

• With no natural recruitment of cypress trees the site will continue to 
transition to an exotic dominated forest of Bishop's wood and shoebutton 
Ardisia, 



QZa 

5 1 SW W 
Iso 1eo 21c i 24Ci 210 

HYDROLOGY 
•l• l •l•l•l• l • l • l • l • l • l • l •l• I 

o 21405w (T) @ 26o12'29"N,So•a•a1•w :t16ft • att • This site is inside of the 
original core drainageway, 

wood sprouts, 

• This site remains outside 
of the reduced central 
drainage zone, 
• Based on current 
hydrological indicators, this 
site is now outside of the core 
drainageway and shows no 
ponding or flooding of surface 
waters above natural ground 
elevation, 
• Other than historic 
wetland soils, there are no 
hydrological indicators 
present at this location, 

VEGETATION 

• Plants consist of exotic 
and upland vegetation 
dominated by young Bishop's 

• No cypress or pond apple saplings in the ground cover or sub-canopy, 



Q8a_ 

- N l NE~ E HYDROLOGY 
330 0 i lO 60 90 

l•l•l•l•l•l•l• l •i• l • ! • l • i •I• • This site is located within 
0 28°NE (T) @26°12'28"N, 80°8'31•W ±16ft A 23ft the original drainageway 

area, 

adjacent to the boardwalk, 
• Based on current 
hydrological indicators, this 
site is now outside the 
drainageway and no evidence 
of surface water ponding or 
flooding above natural ground 
elevation is evident, 

VEGETATION 

• Vegetation is dominated 
by shoebutton Ardisia, an 
undesirable upland shrub, 
• No cypress or pond apple 
saplings present, and there are 
none of these trees in the 
understory or sub-canopy, 
• Old mature cypress and 
pond apple remain in this 



Q9_a 

SW W' i NVV 
2 ,0 271) 1 ,r r, :, ':O 0 

HYDROLOGY 
I • I • I • I • I • I • I • I • I • ,: • I • I • I • I • I • This site is located within 
O 291°W m '<~ 26°12'27"N, 80°8'30"W ±16ft • 12ft the historic core drainage area 

apple trees, 

but is now clearly outside of 
,. the boundary of this area, 

• No surface hydrologic 
indicators present at this 

, location, 
• No evidence of surface 
water ponding or flooding at 
this site, 

• 
VEGETATION 

• Gound cover vegetation is 
dominated by non-native and 
undesirable vegetation 
including ivy arum and young 
Brazilian pepper sprouts, 
• No regeneration of native 
wetland trees and shrubs 
including cypress and pond 



Q10a 

- .. · .W - -! NW N 
240 - 210 • 300 l 330 o 
·:J , • I • • • 1 ... • I • 1. • I • I • I • I • I • I • I • I • I • 

the understory or ground cover, 

HYDROLOGY 

the historic core drainage area 
but is now outside of any 
surface water flooding or 
ponding, 
• No hydrologic indicators 
found at this area of the site, 

VEGETATION 

• Ground cover vegetation 
is dominated by non-native 
shrubs including ivy arum, 
• Other vegetation present 
at this location includes 
Bishop's wood, Virginia 
creeper, and shoebutton 
Ardisia, 
• No native wetland tree 
regeneration at this site, 
• No cypress or pond apple 
trees, saplings or sprouts in 



Q11a 

SW w l NW 
0 240 270 300 330 

HYDROLOGY 
• l• l • l•l•l•l•l•l•l•l•l•l•l•t • This area is at the edge of 

0 282°W m @2!:12'28"N, S0°B'2S"W ±16ft • Oft_ the historic core drainage area 

but now is outside of direct 
influence of ponding or 
flooding surface water, 
• No hydrologic indicators 
present at this location, 

• VEGETATION 

• Ground cover vegetation 
at this location consist of 
shoebutton Ardisia, Lygodium 
and smart weed, 
• No regeneration of native 
wetland trees or shrubs at this 
location, including cypress 
and pond apple trees, saplings 
or sprouts, 
• The presence of the highly 
invasive Lygodium at this 
location signals frequently dry 

conditions and lack of wetland hydrology during much of the growing 
season, 



Q12a 

W I NW N 
240 270 { 300 :no o 

HYDROLOGY 
l•l•l•l•l•l•l•l•J•l•l•l•l•I• • This area is within the 

0 296°NW (T) @ 26°1212911N, 80°8'28"W ±16ft A 15ft , _,,-~ limits of the core drainage 

at this location, 

area, 
• Soils were saturated 
within 6 inches of the surface 
at this location, 

~ VEGETATION 

• Ground cover at this 
location consists of alligator 
weed and smart weed, both 
wetland plants, 
• No invasive or non-native 
vegetation found at this 
location, 
• Regeneration of wetland 
trees or shrubs is not evident 
at this location, 
• No regeneration of 
cypress or pond apple trees, 
saplings or sprouts identified 



Q13a 

NW N i NE 
330 0 ! 30 60 

• l•l•l•l•l•l•l•l•l•l•l•l•l•I• 

015°N (T) @ 26°12'2911 N, 80°8'28''W ±16ft • 10ft 

HYDROLOGY 

• This area is within the 
limits of the core drainage 
area, 
• Surface water flooding or 
ponding was not present 
during the site assessments or 
this area, 
• Hydrologic indicators 
suggest that this area is 
periodically flooded or ponded 
with surface waters up to 6 
inches deep, 

VEGETATION 

• Ground cover vegetation 
dominated by shoebutton 
Ardisia with small numbers of 
swamp lily, 
• Vegetation development 
and growth patterns along with 
the lack of significant 

hydrologic indicators further suggest that surface water flooding or 
ponding is not frequent at this location, as mosses and other water 
intolerant vegetation is present on the ground surface, 



Q13a Water Level Indicator 

N NII E 
0 30 ~ 60 90 1 

HYDROLOGY 
l•l•l•l•l•l•l•l•l•l•l•l•l•I• • The periodic flooding or 
o 48°NE (T) @ 26°12'29"N, 80°~'28"W ±16ft • 9ft_ ponding of surface water 

: occurs at this site to the lower 
• • . •• level of the tussock, 

~";W~ta 

This area did not contain 
surface water during any of the 
site assessments, 

VEGETATION 

• Note exotic vegetation 
including Brazilian pepper 
sprouts and shoebutton 
Ardisia saplings at the upper 
elevation of the tussock, 
• Other ground cover 
vegetation outside of the 
quadrat is Virginia 
young Brazilian 
sprouts, Shoebutton 
and swamp fern, 

creeper, 
pepper 
Ardisia, 



Q14a 

120 SE 150 l ~ 210 SW HYDROLOGY 
l•l •l• l•l•l•l•l•l•l•l•l•l•I• • This site is located within 

the historic core drainage area 
continues to show limited 
areas of flooding or ponding, 

0166°$ (TI @ 26°1213011N, 80°812711W ±16ft • 8ft 

plants, 

• The common hydrologic 
indicators at this location 

~ consist of staining on low 
0 4 structures and the lack of 

moss and other vegetation 
intolerant of flooded 
conditions, 
• Hydrologic indicators 
suggest water is periodically 
flooded or ponded to depths of 
approximately 2 to 3 inches at 
this location, 

VEGETATION 

• Ground cover vegetation 
is dominated by swamp lily 
and lizard's tail, both wetland 

• No regeneration of cypress or pond apple trees, saplings or sprouting 
seeds is found at this location, 



Q15a 

W 1NW N 
240 270 300 i 330 0 

HYDROLOGY 

l• l •l•l• l •l•l•l• l • l •l• l •l•I• • This area is located 
0 308°NW (T) (j) 26°12'30"N, 80°8'27"W ±16ft a 7ft within the limits of the 

location, 

core drainage area of this 
parcel and displays 
evidence of flooding and 
ponding above the soil 
surface to depths of 
approximately 2 to 4 
inches, 

VEGETATION 

• Ground cover 
vegetation is dominated 
by the highly invasive 
Lygodium climbing fern 
with small numbers of 
shield fern, 
• Other vegetation 
found at this location 
consists of Virginia 

~ creeper and swamp lily, 
• No regeneration of 
native wetland trees or 
shrubs is evident at this 

• No cypress or pond apple trees, saplings or sprouting seeds are found in 
this area, 



Q1 Sa Vicinity Conditions 

VEGETATION/HYDROLOGY 

• This area contains 
evidence of the once great 
stand of cypress trees and 
their eventual loss due to 
isolation, drainage and lack of 
natural fecundity at this 
location, 
• This dead cypress tree is 
further evidence of the 

-. probable conditions to be 
expected at this site, 



Q16a 

~ 1:·1) SE[ I ,,-1 1~:, '.:' 
HYDROLOGY 

l•i•l •i • l •l•l• 1 • l •i•l• t • I •I• • This area is within the 
0 139°SE (T) ,_ 26°12'30"N, 80°8'27nW ±16ft • 8ft ~ limits of the core drainage area 

.L 
are not found at this location, 

of this parcel, 
• Surface water at this 
location appears to reach 
depths of approximately 3 
inches above the ground 
surface, 

VEGETATION 

• Ground cover vegetation 
is dominated by shield fern 
and Brazilian pepper with 
smaller numbers of swamp 
lily, 
• Natural vegetative 
recruitment does not include 
native wetland trees or shrubs, 
• Natural regeneration of 
cypress and pond apple trees, 
saplings or sprouting seeds 



Q1 Ga Tree Canopy Conditions 

E s1: S 
90 120 150 180 

VEGETATION 
1• 1 •1•1• 1 •1• 1 •1•1• 1 • 1 • 1 •1• 1 • • Dominant tree canopy at 

O 137°SE (TI @ 26°12'30"N, 80°8'27"W ±16ft 6 8ft this location is the invasive 

Brazilian pepper, 
• No evidence of natural 
native wetland tree or shrub 
recruitment at this location, 
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