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Chapter 2:  EAR Requirements 
 

2.1 Population Estimates 
 

2.1.1 County-wide  
 

Broward County‘s population has increased steadily from a population of 5,135 in 1920 
to 1.77 million in 2010.  Broward County‘s 2009 population ranked as the 18th largest 
county in the United States and second largest county in the State of Florida according 
to the U.S. Census Bureau.  Using the Broward County Population Forecasting Model 
(BCPFM), County staff forecasted population to the year 2035. 

Table 2-1 

Broward County Population 1920-2035 

Date 
County  Average Annual  

Population Growth Rate 

1920 5,135   

1930 20,094 29.1% 

1940 39,794 9.8% 

1950 83,933 11.0% 

1960 333,946 29.8% 

1970 620,100 8.6% 

1980 1,018,257 6.4% 

1990 1,255,488 2.3% 

2000 1,623,018 2.9% 

2010 1,772,059 0.9% 

Projections     

2020 2,000,888 1.29% 

2035 2,298,006 1.20% 

Growth     

1970-2000 1,002.918 5.40% 

2000-2035 674,988 1.19% 

Source: U. S. Bureau of the Census 1920-2000; 
BCPFM, 2010-2035 

The projections use a cohort survival model which consists of two major parts, natural 
increase and net migration.  Natural increase is the difference between the number of 
births and the number of deaths for a given period.  Net migration equals the number of 
people moving into the County minus the number of people moving out.  

The BCPFM shows an increase in population from 1.77 million in 2010 to 2.3 million in 
2035.  The model projects an increase in diversity with large increases in Hispanic and 



2011 Evaluation and 

Appraisal Report 

 

  

21 

Chapter 2:  EAR Requirements 

Broward County                                                                                 Planning and Redevelopment Division                                                                                                                                                                                                             
Proposed EAR – 2/22/2011     

 

Black populations.  Other minority populations are also expected to increase over this 
period. 

Introduction and Purpose  

Since the mid-1980‘s, Broward County has projected the County‘s population for a 
thirty-year period using the Broward County Population Forecasting Model (BCPFM).  
This model uses a cohort-survival methodology to project future populations by age, 
race and gender.  The model identifies birth and death rates for each age group in each 
racial category then calculates the net increase or decrease for each age group.  The 
difference between these two figures is called natural increase.  In addition to natural 
increase, the model also calculates net migration.  Simply stated, net migration is the 
amount of people moving into Broward County, minus the number of people moving out 
of the County.  Net migration is added to natural increase to calculate total population 
growth.  A more detailed description of the BCPFM‘s methodology is included in 
Appendix A of this report. 

The purpose of this report is to describe the County-wide projections and discuss 
expected changes to the County‘s demographics between 2010 and 2035.  The report 
can be used as a tool to review future development and redevelopment strategies to 
accommodate long-term population growth in Broward County.  

Overview of Historic Population Growth in Broward 

Between 1920 and 2009, rapid population growth transformed Broward County into the 
18th most populous county in the United States and the second largest in the State of 
Florida.  Table 2-1 above shows growth rates for 1920 to 2010.  While net population 
growth during the 1990‘s averaged over 36,000 persons annually, the first decade of the 
21st century found Broward‘s growth at the slowest pace since the 1940‘s. (Table 2-2) 

Table 2-2 
Total Population Growth 1920-2010 

Date 
County  

Population 
Prev. Decade's Avg. 

Annual Growth 
Average Annual 

Growth Rate 

1920  5,135      

1930               20,094                               1,496  29.1% 

1940               39,794                               1,970  9.8% 

1950               83,933                               4,414  11.0% 

1960             333,946                            25,001  29.8% 

1970             620,100                            28,615  8.6% 

1980         1,018,257                            39,816  6.4% 

1990         1,255,488                            23,713  2.3% 

2000         1,623,018                            36,763  2.9% 

2010         1,772,059                            14,904  0.9% 
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Source: U. S. Bureau of the Census 1920-2000; BCPFM, 2010-2035 

 

Table 2-3 and its accompanying chart demonstrate the recent change in Broward‘s 
racial and ethnic diversity.  During this decade Broward County became a minority-
majority county, with minorities representing 57 percent of the population by 2010.  Both 
the Hispanic population and the Black non-Hispanic populations display dramatic 
growth since 1990 while the White non-Hispanic population exhibited its first decline 
between 2000 and 2010.   

 

Table 2-3 
Racial Composition 1980-2010 

 

  
 

 

 

 

 

 

 

 

 

Race/Ethnicity 1980 1990 2000 2010 

White Non-Hispanic 858,423 940,345 941,674 767,390 
Black Non-Hispanic 111,258 186,670 325,305 435,437 
Other Non-Hispanic* 8,204 20,034 84,387 122,258 
Hispanic** 40,315 108,439 271,652 446,975 
      
Total 1,018,200 1,255,488 1,623,018 1,772,060 

Source: 1980-2000, U.S. Bureau of the Census, BCPFM, 2010 
* Includes persons of two or more races 
**Defined as persons of Spanish Origin in 1980 
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Chart 2-3 
Racial Composition 1980-2010 

 

Two components contribute to population change over time, natural increase and net 
migration.  Historically, net migration has accounted for substantially more growth than 
natural increase in Broward County, as shown in Table 2-4. 

 
Table 2-4 

Components of Population Growth, 1980-2010 

 

Natural Increase  

Natural increase can be defined as the difference between total births and total deaths 
within a given time period.  Through the mid-1980s, Broward County‘s natural increase 
has been low due to its relatively high percentage of retiree residents.  However, as the 
age and racial composition of the County changes, natural increase becomes a larger 
percentage of total population growth.  The BCPFM calculates each race separately to 
determine natural increase because each race has different birth and death rates.    

 

 

Decade Base Year 
Population (1) 

Births(2) Deaths(2) Natural 
Increase 

Net Migration* End of Year 
Population (3) 

1980-90 1,018,257 143,588 130,723 12,865 5% 224,366 95% 1,255,488 

1990-00 1,255,488 195,893 154,311 41,582 11% 325,948 89% 1,623,018 

2000-10 1,623,018 227,805 162,736 65,069 44% 83,970 56% 1,772,060 

*Estimated based on residual population 

(1) Source: U.S. Bureau of the Census 

(2) Source: Florida Dept. Of Health Annual Vital Statistics 1980-2008 - BCPFM 2009-2010  

 (3) Source: U.S. Bureau of the Census,1980-2008 BCPFM 2010   

White Non-
Hispanic

43%

Black Non-
Hispanic

25%

Other Non-
Hispanic*

7%

Hispanic**
25%

% Population by Race, 2010
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Net Migration 

Net migration is the difference between the number of new residents moving into the 
County and the number of residents moving out of the County. Table 2-4 shows a net 
migration of 325,948 between 1990 and 2000.  For the decade of the 2000s, the net 
migration decreased to 83,963 as a result of the back-to-back impacts of high housing 
costs followed by a world-wide recession. 

Migration consists of two categories: domestic and international.  A large portion of the 
domestic migration data (for those households filing income tax forms for two 
consecutive years) can be obtained from the Internal Revenue Service (IRS) County-to-
County Migration Flow tables.  Approximately 75% of Broward‘s population is accounted 
for as income tax exemptions.  Table 2-5 identifies a few counties as dominant sources 
of Broward‘s in-migrants.  In 1999 and 2008 (the most recent data available) a majority 
of the domestic in-migrants came from only ten counties.  Miami-Dade and Palm Beach 
rank one and two respectively.  Counties three through six, in both years, consist of the 
same four counties though in a different order.  This pattern likely will remain intact into 
the foreseeable future. 

Table 2-5 
Origin of Domestic In-Migration 

1998-99 
 

2007-08 

County State Persons 
 

County State Persons 

Miami-Dade FL          25,405  
 

Miami-Dade FL          25,232  

Palm Beach FL            7,122  
 

Palm Beach FL            6,984  

Queens NY            1,598  
 

Queens NY            1,441  

Kings NY            1,216  
 

Kings NY            1,025  

Orange FL                932  
 

Orange FL                903  

Hillsborough FL                923  
 

Hillsborough FL                878  

Nassau NY                892  
 

Nassau NY                867  

Cook IL                825  
 

Cook IL                790  

Suffolk NY                730  
 

Suffolk NY                589  

Pinellas FL                573  
 

Pinellas FL                578  

Subtotal            40,216  
 

Subtotal            39,287  

Source: Internal Revenue Service. 

County to County Migration Data ( total exemptions) 

 

International in-migration data can be obtained from the Department of Homeland 
Security Yearbook of Immigration Statistics.   Unfortunately Broward County data is 
aggregated with Palm Beach and Miami-Dade Counties and not covered separately.   
The Miami Metropolitan Area is consistently the third most popular destination of foreign 
in-migrants, behind only New York and Los Angeles.  Migrants from Cuba easily 
outnumber those from other countries.   Haiti, Colombia, Jamaica, and nearly half of the 
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Venezuelan emigrants to the U.S. comprise the remainder of the major sources of 
South Florida‘s foreign in-migration.  Again this is a stable pattern likely to be repeated. 

The U.S. Census Bureau attempts to bring this information together in the American 
Community Survey.  Table 2-6 presents the most recent three years of data for Broward 
County.   As expected the in-migration totals decreased to between 70 to 80 percent of 
the original values in response to the economic downturn. 

Table 2-6 
Migration to Broward 

 
2005-06 2006-07 2007-08 

Different County 96,558 82,467 76,612 

Same State 54,648 45,187 46,059 

Different State 41,910 37,280 30,553 

Abroad 22,379 17,098 18,250 

Migrants to Broward 118,937 99,565 94,862 

Source: U. S. Census Bureau 

American Community Survey (ACS) 
 

 In-migration represents half of the migration detail.  Broward‘s population did not 
increase by the total Migrants to Broward simply because there are large numbers of 
people leaving Broward.   Information compiled from U.S. Census Bureau Annual 
Estimates of Population, indicate that during the same period of time there were 30,000 
more Broward out-migrants than in-migrants.   This is a short-term phenomenon that will 
be reversed as the economy rebounds. 

Population Projection for 2001 thru 2035 

The Broward County Population Forecasting Model (BCPFM) uses a cohort-survival 
methodology to project future County population by age, race and gender in annual 
increments.  The model uses Census 2000 as the base year population.  Details of the 
model methodology are summarized in Appendix A (Page 30).  Comprehensive data 
tables showing annual projections by age, race and ethnicity are provided in Tables 2-
12 through 2-14. 

Population Growth 

Broward County will continue to grow, but at a lower growth rate than has occurred in 
the last two decades.  By 2035, the population will approach 2.3 million: an increase of 
525,000 people over the twenty-five years between 2010 and 2035.  By comparison, 
Broward County‘s population grew by 1 million during the last thirty years, from 620,000 
in 1970 to 1.6 million in 2000.  Table 2-7 shows projected total population growth from 
2000 to 2035. 
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Table 2-7 below has been changed to reflect a 2025 population of 2,114,586 and a 
2030 population of 2,214,420. 

Table 2-7 
Broward County Population 

Year Population 
Avg. Annual 
Growth (%) 

2000 1,623,018   

2005 1,739,487 1.4 

2010 1,772,060 0.4 

2015 1,876,261 1.3 

2020 2,000,888 1.3 

2025 2,114,586 1.1 

2030 2,214,420 0.9 

2035 2,298,006 0.8 

Source:  BCPFM, 2009  
 
 

  

 

 

 

 

 

 

 

 

Components of Growth 

Population growth results from natural increase and net migration, as discussed above. 
Using birth and death rates by age, race and gender, the BCPFM projects that net 
natural increase will continue to occur during the forecast period, annual total births will 
exceed deaths.  This reflects the continuation of trends established in the mid-1980s, 
especially the increase in families with children and the lower rate of growth of the 
elderly population. 
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Table 2-8 
Components of Population Growth, 2010-2035 

 Net migration into Broward County, while a significant part of population growth, will 
continue to decline steadily as a percent of growth during the forecast period.  Data 
from the BCPFM indicates that natural increase will become an increasingly higher 
portion of the County‘s growth such that it will exceed net migration during the 2025 to 
2030 time period. 

Growth by Race 

Table 2-9 shows projected population by major racial/ethnic groups in five-year 
increments.  Hispanics will have the largest increase of population over the period, 
increasing by more than 350,000 persons.  Similarly, the Black population will see a 
large increase.  The White non-Hispanic population will decrease by 25 % percent over 
this period. 

Table 2-9 
Broward County Population by Race and Hispanic Ethnicity 2010-2035 

  White Non-Hispanic  Black Non-
Hispanic 

Other Non- 
Hispanic* 

Hispanic Total 

2010 767,390 435,437 122,258 446,975 1,772,060 

2015 688,355 495,470 142,991 548,445 1,875,261 

2020 637,191 555,840 162,788 645,069 2,000,888 

2025 604,062 611,430 178,805 720,289 2,114,586 

2030 585,382 665,814 190,515 772,709 2,214,420 

2035 568,587 719,409 199,177 810,833 2,298,006 

2010-35 Incr./ 
(Decrease) (198,803) 283,972 76,919 363,858 525,946 

*Includes persons of two or more races 
 Source: BCPFM 2010 

  

Decade 
Base Year 

Population 
Birth Deaths 

Natural 
Increase 

Net Migration* 
End of Year 
Population 

2010-15 1,772,060           119,270 81,933 37,337 36% 66,864 64% 1,876,261 

2015-20 1,876,261 128,554 82,613 45,941 37% 78,686 63% 2,000,888 

2020-25 2,000,888 135,303 85,471 49,832 37% 84,988 63% 2,135,708 

2025-30 2,135,708 141,531 90,907 50,624 52% 46,143 48% 2,232,475 

2030-35 2,232,475 148,463 100,369 48,094 73% 17,437 27% 2,298,006 

*Estimated based on residual population  Source: BCPFM, 2009 
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Comparison to Other Projections  

Broward County is one of a few counties in the State of Florida that prepares its own 
population projections.  This is advantageous to the County because local knowledge 
can be applied to the historic and future trends of the County.   Other population 
projection models are based on state or national trends which may differ from trends in 
Broward County.  The BCPFM also projects Hispanic population and its growth 
separately, something no other population model does. In addition, the model calculates 
future households and housing units.  The BCPFM provides flexibility to project 
alternative future development and redevelopment scenarios.  Changes in immigration 
or post-disaster migrations can be adapted into the BCPFM.    

Table 2-10 
Comparison of Broward County Population Forecasts 

 

 

  

 

 

 

 

 

 

These most recent population projections from the BCPFM differ from those prepared 
by the Bureau of Economic & Business Research from the University of Florida.    The 

  BEBR BCPFM 

2008 1,758,494 1,756,087 
2010 1,745,600 1,772,060 
2015 1,787,200 1,876,261 
2020 1,835,000 2,000,888 
2025 1,880,000 2,114,586 
2030 1,921,200 2,214,424 
2035 1,958,900 2,298,003 

Growth 2010-2035 

Total % 
                             213,300                                525,943  

12% 30% 

Source: BEBR-Bureau of Economic and Business Research 
              University of Florida, 2009 
              BCPFM-Broward County Population Forecasting Model 
              Planning and Redevelopment Division, 2009 

-

500,000 

1,000,000 
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graph and table display the growing divergence beginning as early as 2015 and 
expanding throughout the forecast period. 

This difference is most likely due to the methodology used to calculate the projections 
and assumptions made about the continued rate of growth.  Because the BCPFM 
methodology uses local rates and calculations for its projection, it provides the County 
with a better tool to forecast population growth in Broward County. 

Conclusion 

Accordingly to the BCPFM, Broward County‘s population will increase by more than 
500,000 persons by the year 2035. Initially, this will occur as a result of renewed 
positive net migration following the economic recovery. The nearly 100,000 people that 
annually moved to Broward County during a recessionary economy will increase by 
10% to 15% and offsetting the out-migration from Broward. At the same time, net 
natural increase will become a more important component to population growth. 

While Broward‘s population grows, it also becomes more diverse.  The non-Hispanic 
White population declines (primarily as a result of the higher mortality associated with its 
large elderly population), as the Hispanic and non-Hispanic Black populations display 
significant growth. 

The divergence between the forecasts produced by the Broward County Population 
Forecasting Model (BCPFM) and those produced by the Bureau of Economic and 
Business Research (BEBR) by the year 2035 is notable.  For the BEBR forecasts to be 
more on-target, annual average growth during the next twenty-five years would be 
consistently lower than during any time post-WWII.   Because continued population 
growth in Broward is dependent on a positive net migration; the implication is that there 
has been a dramatic decline in Broward‘s attractiveness to potential migrants.    For the 
BCPFM forecasts to be more on-target, annual average growth would be less than 
before the housing crisis and recession; but more than BEBR is suggesting. 

An excess of dwelling units in Broward County, as a result of overbuilding during the 
2000s, can accommodate between 80,000 to 100,000 people immediately. Table 2-11 
shows the annual housing expansion beyond the new housing demand.   The existing 
inventory can absorb the 2015 BCPFM population forecast without constructing any 
additional dwelling units.  This condition reinforces Broward‘s attractiveness by reducing 
housing costs and increases the probability of near-term positive net migration to 
Broward County. 

Table 2-11 

Dwelling Units, Households, and Vacant Units 
Broward County, 2000-2010 

  
Households Total Units Vacant Units 

Vacancy 
Rate 

Excess Vacant 
Units* 

2000 654,787 741,043 86,256 11.6% 
 2001 657,069 753,658 96,589 12.8% 8,865 
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Appendix A 

Modeling Methodology 

Broward County Population Forecasting Model 

2009 

Introduction 

Population from the decennial Census of Population and Housing, collected by the 
United States Bureau of the Census, is considered to be the definitive base for 
population modeling in the United States.  Data from the 2000 Census was published in 
2001.  In addition, annual American Community Survey (ACS) estimates are published 
annually.  Even with the volume of data on the horizon, there is a continued need to 
project population growth and distribution to support long- and medium-range planning 
for future land use, transportation, community services, schools and public facilities.  
Population forecasting is an integral component of planning in Broward County.  Since 
the mid-1980‘s, County staff projected the County‘s population for a using the Broward 
County Population Forecasting Model (BCPFM).  This model has been certified by the 
State of Florida‘s Department of Community Affairs for use in the Broward County 
Comprehensive Plan. 

Data produced by the BCPFM is used primarily to support the Broward County 
Comprehensive Plan and to provide input data in the Florida Standard Urban 
Transportation Model Structure (FSUTMS).  Population data is widely distributed and is 
used by County agencies, various organizations and the general public.   

The Broward County Population Forecasting Model 

2002 661,154 765,264 104,110 13.6% 15,035 

2003 669,088 776,265 107,177 13.8% 16,821 

2004 674,308 784,607 110,299 14.1% 18,972 

2005 677,038 793,638 116,600 14.7% 24,222 

2006 677,023 799,133 122,110 15.3% 29,092 

2007 675,978 804,713 128,735 16.0% 35,068 

2008 674,597 808,686 134,089 16.6% 39,959 

2009 674,672 811,186 136,514 16.8% 42,093 

2010 676,125 813,686 137,561 16.9% 42,849 

Source: 2000; U.S. Bureau of the Census 
2001-10; Broward County Population Forecasting Model, 2009 
* Computed as the difference between the estimated Vacant Units and the number of Vacant Units 
calculated using the Year 2000 Vacancy Rate. 
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The BCPFM uses a cohort-survival methodology in which births, deaths, and net 
migration are projected for each age-gender-race cohort in the population.  Projections 
are output in one-year increments for thirty years following the base year of 2000.  The 
BCPFM calculates each year‘s population forecast using the following equation: 

New Population = Base Year Population +   Natural Increase   +   Net Migration 

         (Births - Deaths)          

Based on this equation, the model consists of two major parts, namely natural increase 
and net migration.  

Natural Increase 

Natural Increase is calculated using birth and death rates supplied by the State of 
Florida‘s Health Department.  Natural Increase is a function of birth and death/survival 
rates for Broward County's age/race/sex cohorts as calculated from data supplied by the 
State of Florida's Health Department and projected national rates from US. Bureau of 
Census.  Local rates for the Year 2000 were determined using a decade of birth and 
death data.  Annual adjustments for the ensuing forecasts are made to reflect the 
annual changes anticipated by the U.S. Bureau of the Census and are calibrated to 
current data. By pursuing this course, the implied assumptions are that local birth and 
death rates are significantly different from the National average for each cohort; but, that 
National changes to the rates will affect Broward substantially the same. 

To determine the number of births for a given year, the BCPFM multiplies the birth rate 
for women of child-bearing age by individual race (ages 10 to 49) by the total number of 
women for each age to determine the annual number of births.  For example, if there 
are 1,000 25-year old women and the birth rate is 1.5% then the total number of births 
would be 15.  

  Number of Women x Birth Rate = Number of Births 

            1,000   x     1.5% =           15  

In a similar fashion, the average survival rate is multiplied by the total number in each 
age, gender and race category to determine how many persons are projected to 
survive.  This means that if there are 1,000 20-year old males and the survival rate is 
98.7%, then the amount of people expected to survive is 987. 

  Population x Survival Rate =    Amount Expected to Survive 

     1,000  x      98.7% =             987  

Once all of the ages are calculated, this total number is added to the total number of 
births to obtain the future year‘s population.  The difference between last year‘s 
population and the new year‘s population is natural increase.   
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For example, in a county that experiences (over the course of a year) 100 births and 50 
deaths; its natural increase would equal 50. 

  Births  - Deaths = Natural Increase 

                         100  -    50  =         50 

 

Migration 

Net migration to Broward County consists of four components: (1) domestic in-migration 
less (2) domestic out-migration plus (3) foreign in-migration less (4) foreign out-
migration. There is no single comprehensive data source to describe migration patterns, 
in part because international out-migration, temporary migration, and illegal immigration 
can only be estimated.  Domestic in- and out-migration data can be obtained using 
Federal income tax returns from the United States Department of the Treasury‘s Internal 
Revenue Service (IRS).  Through the IRS, County staff can estimate the number of 
persons moving into and out of the County in a given year.  This data, however, does 
not include all of the domestic migration as not all residents are required to file a 
Federal income tax return.  The true number of domestic migration, therefore, is higher 
than reported.   

Table 2-12 
Population Projections 2000-2035 by Race/Ethnicity 

 

    White African American American  Indian Islander Other Hispanic 

  Total Non-Hispanic Non-Hispanic Non-Hispanic Non-Hispanic Non-Hispanic     

Year Population Number % Number % Number % Number % Number % Number % 

2000 1,623,018 941,674 58.0% 325,305 20.0% 2,934 0.2% 36,816 2.3% 44,637 2.8% 271,652 16.7% 
2001 1,649,688 929,369 56.3% 340,050 20.6% 3,070 0.2% 39,425 2.4% 46,575 2.8% 291,199 17.7% 
2002 1,668,970 913,805 54.8% 352,836 21.1% 3,182 0.2% 41,816 2.5% 48,225 2.9% 309,106 18.5% 
2003 1,698,741 900,533 53.0% 368,660 21.7% 3,321 0.2% 44,744 2.6% 50,296 3.0% 331,187 19.5% 
2004 1,723,339 886,245 51.4% 382,788 22.2% 3,453 0.2% 47,409 2.8% 52,088 3.0% 351,356 20.4% 
2005 1,739,487 869,285 50.0% 393,775 22.6% 3,558 0.2% 49,875 2.9% 53,463 3.1% 369,531 21.2% 
2006 1,748,153 850,324 48.6% 402,624 23.0% 3,643 0.2% 51,980 3.0% 54,483 3.1% 385,099 22.0% 
2007 1,753,272 829,759 47.3% 410,425 23.4% 3,714 0.2% 54,000 3.1% 55,364 3.2% 400,010 22.8% 
2008 1,756,087 808,258 46.0% 417,765 23.8% 3,783 0.2% 55,900 3.2% 56,154 3.2% 414,227 23.6% 
2009 1,762,285 787,798 44.7% 425,895 24.2% 3,858 0.2% 57,961 3.3% 57,045 3.2% 429,728 24.4% 
2010 1,772,060 767,390 43.3% 435,437 24.6% 3,939 0.2% 60,208 3.4% 58,111 3.3% 446,975 25.2% 
2011 1,785,667 748,296 41.9% 445,850 25.0% 4,030 0.2% 62,630 3.5% 59,297 3.3% 465,564 26.1% 
2012 1,803,223 730,487 40.5% 457,193 25.4% 4,132 0.2% 65,236 3.6% 60,595 3.4% 485,580 26.9% 
2013 1,824,846 714,769 39.2% 469,415 25.7% 4,246 0.2% 67,946 3.7% 62,008 3.4% 506,462 27.8% 
2014 1,850,613 701,140 37.9% 482,576 26.1% 4,372 0.2% 70,748 3.8% 63,538 3.4% 528,239 28.5% 
2015 1,876,261 688,355 36.7% 495,470 26.4% 4,482 0.2% 73,479 3.9% 65,030 3.5% 549,445 29.3% 
2016 1,901,796 676,530 35.6% 508,062 26.7% 4,591 0.2% 76,129 4.0% 66,494 3.5% 569,990 30.0% 
2017 1,927,112 665,536 34.5% 520,390 27.0% 4,707 0.2% 78,688 4.1% 67,916 3.5% 589,875 30.6% 
2018 1,952,092 655,321 33.6% 532,455 27.3% 4,820 0.2% 81,145 4.2% 69,315 3.6% 609,036 31.2% 
2019 1,976,697 645,889 32.7% 544,254 27.5% 4,923 0.2% 83,502 4.2% 70,679 3.6% 627,450 31.7% 
2020 2,000,888 637,191 31.8% 555,840 27.8% 5,019 0.3% 85,747 4.3% 72,022 3.6% 645,069 32.2% 
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International in- and (particularly) out-migration are difficult to estimate.  The most 
accurate data is from the U.S. Department of Homeland Security Yearbook of 
Immigration Statistics.  Homeland Security tracks the country of origin and the port of 
entry or location where the person entered the United States.  Data, however, only 
includes those in-migrants who legally entered the United States.  
 
 
Also, Homeland Security tracks the point of entry, not the final destination of the person.  
Therefore, immigrants may enter through Miami-Dade, Palm Beach, or any county in 
the United States and then move into Broward County.  International out-migration is 
very difficult to analyze as there is not a reliable data source for this information. 

In-migration and out-migration were calculated separately.  The forecast for in-migration 
is based on the relationship between the population of the County and the historical 
estimate of the in-migration percentage of the total.  Applying linear regression to that 
relationship resulted in forecasts of in-migrants that are calculated as approximately 
10.5% of the total population with 0.2% subtracted for each 100,000 total population.  
So, as expected, even though the percentage of the total population as in-migrants 
declines, the absolute number of in-migrants increases. 

To forecast out-migration, the historical relationship of the out-migration to the in-
migration was estimated also through linear regression.  As the in-migrants percentage 
of the total population becomes smaller, the ratio of in-migrants to out-migrants 
becomes smaller.  This translates into an out-migrant total that is closer to the in-
migrant total; lessening the net migration. 

Age, race, and gender characteristics are applied to both components of migration.  
Generally, other studies on mobility and migration prepared by the U.S. Bureau of the 
Census provide a measure of the inclination of each of the cohorts to move from one 

2021 2,024,613 629,227 31.1% 567,224 28.0% 5,104 0.3% 87,867 4.3% 73,340 3.6% 661,851 32.7% 
2022 2,047,859 621,960 30.4% 578,438 28.2% 5,184 0.3% 89,871 4.4% 74,627 3.6% 677,779 33.1% 
2023 2,070,660 615,370 29.7% 589,534 28.5% 5,256 0.3% 91,761 4.4% 75,884 3.7% 692,855 33.5% 
2024 2,092,905 609,415 29.1% 600,516 28.7% 5,330 0.3% 93,510 4.5% 77,096 3.7% 707,038 33.8% 
2025 2,114,586 604,062 28.6% 611,430 28.9% 5,403 0.3% 95,130 4.5% 78,272 3.7% 720,289 34.1% 
2026 2,135,708 599,246 28.1% 622,327 29.1% 5,478 0.3% 96,607 4.5% 79,415 3.7% 732,635 34.3% 
2027 2,156,255 594,991 27.6% 633,176 29.4% 5,544 0.3% 97,952 4.5% 80,528 3.7% 744,064 34.5% 
2028 2,176,221 591,297 27.2% 644,022 29.6% 5,602 0.3% 99,142 4.6% 81,608 3.7% 754,550 34.7% 
2029 2,195,601 588,075 26.8% 654,903 29.8% 5,656 0.3% 100,213 4.6% 82,649 3.8% 764,105 34.8% 
2030 2,214,420 585,382 26.4% 665,814 30.1% 5,702 0.3% 101,167 4.6% 83,646 3.8% 772,709 34.9% 
2031 2,232,475 582,449 26.1% 676,639 30.3% 5,736 0.3% 102,058 4.6% 84,618 3.8% 780,975 35.0% 
2032 2,249,867 579,301 25.7% 687,425 30.6% 5,770 0.3% 102,905 4.6% 85,543 3.8% 788,923 35.1% 
2033 2,266,586 575,940 25.4% 698,161 30.8% 5,801 0.3% 103,707 4.6% 86,436 3.8% 796,541 35.1% 
2034 2,282,617 572,364 25.1% 708,806 31.1% 5,828 0.3% 104,473 4.6% 87,299 3.8% 803,847 35.2% 
2035 2,298,006 568,587 24.7% 719,409 31.3% 5,861 0.3% 105,198 4.6% 88,118 3.8% 810,833 35.3% 

              Source: 2000, U.S. Bureau of the Census, 2001-2035     
Broward County Population Forecasting Model 
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year to the next.  These probabilities are applied to the current cohort sizes; the totals of 
these are summed and applied to the out- and in-migration totals already calculated.   

Population Increase/Decrease 

Net migration is added to natural increase to obtain the growth in population for each 
year.  Each year uses the projection created for the prior year.  For example, the 
equation below shows how the model calculates population for 2001.  The base year 
population (1,623,018) is added to natural increase (6,041) and net migration (20,630) 
to obtain the 2001 population of 1,649,689.   

 2000 Population       +   Natural Increase   +   Net Migration =   2001 Population  

1,623,018   + 6,041  +      20,630      =   1,649,689 

Natural increase and net migration are then calculated using the 2001 population to 
create a 2002 population estimate.  Subsequent years are calculated similarly until 
estimates are created for the entire thirty-five year period.  
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Table 2-13 
Population Projections 2001-2035 by Natural Increase and Net Migrations 

  Prev. Year Natural Increase Net Migration   Ending 

Year Population Births Deaths Increase % In Out Net % Population 

2001 1,623,018 21,878 15,838 6,041 22.6% 114,192 93,562 20,630 77.4% 1,649,689 

2002 1,649,688 22,116 15,982 6,134 31.8% 107,130 93,982 13,148 68.2% 1,668,970 

2003 1,668,970 22,454 16,092 6,362 21.4% 121,761 98,353 23,408 78.6% 1,698,740 

2004 1,698,741 22,871 16,219 6,652 27.0% 109,268 91,323 17,945 73.0% 1,723,338 

2005 1,723,339 23,141 16,299 6,842 42.4% 108,701 99,395 9,306 57.6% 1,739,487 

2006 1,739,487 23,194 16,398 6,796 78.4% 101,043 99,172 1,871 21.6% 1,748,154 

2007 1,748,153 23,147 16,455 6,692 130.7% 102,418 103,992 -1,574 -30.7% 1,753,271 

2008 1,753,272 23,036 16,492 6,544 232.5% 101,941 105,671 -3,730 -132.5% 1,756,086 

2009 1,756,087 22,945 16,491 6,455 104.1% 103,907 104,163 -256 -4.1% 1,762,286 

2010 1,762,285 23,023 16,470 6,552 67.0% 105,980 102,758 3,222 33.0% 1,772,059 

2011 1,772,060 23,204 16,417 6,788 49.9% 108,111 101,292 6,819 50.1% 1,785,667 

2012 1,785,667 23,453 16,371 7,082 40.3% 110,342 99,868 10,474 59.7% 1,803,223 

2013 1,803,223 23,782 16,362 7,420 34.3% 112,740 98,538 14,202 65.7% 1,824,845 

2014 1,824,846 24,192 16,388 7,804 30.3% 114,744 96,781 17,963 69.7% 1,850,613 

2015 1,850,613 24,639 16,395 8,244 32.1.% 115,204 97,799 17,405 67.9% 1,876,262 

2016 1,876,261 25,053 16,410 8,643 33.8% 115,655 98,763 16,892 66.2% 1,901,796 

2017 1,901,796 25,421 16,441 8,981 35.5% 116,066 99,730 16,336 64.5% 1,927,113 

2018 1,927,112 25,752 16,510 9,242 37.0% 116,427 100,689 15,738 63.0% 1,952,092 

2019 1,952,092 26,035 16,576 9,459 38.4% 116,753 101,607 15,146 61.6% 1,976,697 

2020 1,976,697 26,293 16,676 9,617 39.8% 117,061 102,487 14,574 60.2% 2,000,888 

2021 2,000,888 26,551 16,769 9,782 41.2% 117,302 103,359 13,943 58.8% 2,024,613 

2022 2,024,613 26,812 16,920 9,893 42.6% 117,541 104,187 13,354 57.4% 2,047,860 

2023 2,047,859 27,071 17,067 10,004 43.9% 117,767 104,969 12,798 56.1% 2,070,661 

2024 2,070,660 27,318 17,253 10,065 45.2% 117,928 105,748 12,180 54.8% 2,092,905 

2025 2,092,905 27,551 17,462 10,089 46.5% 118,073 106,481 11,592 53.5% 2,114,586 

2026 2,114,586 27,788 17,662 10,126 47.9% 118,193 107,196 10,997 52.1% 2,135,709 

2027 2,135,708 28,035 17,899 10,136 49.3% 118,290 107,879 10,411 50.7% 2,156,255 

2028 2,156,255 28,297 18,170 10,127 50.7% 118,364 108,524 9,840 49.3% 2,176,222 

2029 2,176,221 28,568 18,439 10,129 52.3% 118,397 109,145 9,252 47.7% 2,195,602 

2030 2,195,601 28,843 18,737 10,106 53.7% 118,439 109,725 8,714 46.3% 2,214,421 

2031 2,214,420 29,136 19,184 9,952 55.1% 118,424 110,321 8,103 44.9% 2,232,475 

2032 2,232,475 29,412 19,616 9,796 56.3% 118,418 110,824 7,594 43.7% 2,249,865 

2033 2,249,867 29,691 20,056 9,635 57.6% 118,417 111,332 7,085 42.4% 2,266,587 

2034 2,266,586 29,968 20,533 9,434 58.9% 118,381 111,786 6,595 41.1% 2,282,615 

2035 2,282,617 30,256 20,980 9,276 60.3% 118,337 112,224 6,113 39.7% 2,298,006 

Source: Broward County Population Forecast Model, 2009 
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Table 2-14 
Population Projections 2000-2035 by Age 

Year/Age 0-5 6-14 15-18 19-24 25-44 45-64 65-79 80+ Total 

2000 124,394 197,921 78,969 99,026 509,411 352,188 173,393 87,716 1,623,018 

2001 128,270 200,976 83,091 104,196 509,664 364,065 169,694 89,732 1,649,688 

2002 131,555 202,735 85,004 110,667 505,573 376,030 166,067 91,339 1,668,970 

2003 136,468 204,779 87,506 119,530 504,635 389,719 163,326 92,778 1,698,741 

2004 141,141 205,477 89,553 128,188 501,239 403,077 160,823 93,841 1,723,339 

2005 142,009 199,439 90,326 137,789 493,041 421,742 160,172 94,969 1,739,487 

2006 141,780 194,296 90,899 144,213 483,477 438,287 159,443 95,758 1,748,153 

2007 140,446 190,315 90,216 148,477 474,088 454,233 159,510 95,987 1,753,272 

2008 140,706 188,654 89,733 149,157 463,377 467,153 161,234 96,073 1,756,087 

2009 141,850 187,468 87,461 149,737 455,784 480,729 163,355 95,901 1,762,285 

2010 144,714 188,771 86,112 149,060 451,621 491,183 164,982 95,617 1,772,060 

2011 147,501 191,384 85,192 148,426 450,431 500,712 167,105 94,916 1,785,667 

2012 150,030 195,647 84,335 148,303 452,081 506,870 171,948 94,009 1,803,223 

2013 152,257 201,569 83,330 148,863 456,269 511,292 178,272 92,994 1,824,846 

2014 154,499 208,752 82,484 149,748 462,830 515,583 184,844 91,873 1,850,613 

2015 156,637 215,745 82,397 149,622 469,750 519,226 191,627 91,257 1,876,261 

2016 158,720 221,895 83,641 148,536 476,877 522,719 198,873 90,535 1,901,796 

2017 160,802 227,314 86,116 147,049 484,366 525,069 206,504 89,892 1,927,112 

2018 162,863 232,487 89,192 145,457 492,163 525,775 214,563 89,592 1,952,092 

2019 164,866 237,475 92,175 144,345 500,224 525,118 223,003 89,491 1,976,697 

2020 166,757 242,069 94,792 144,270 508,157 522,592 232,387 89,864 2,000,888 

2021 168,497 246,033 97,286 145,346 515,779 519,333 241,846 90,493 2,024,613 

2022 170,091 249,253 100,175 147,266 522,983 515,193 251,473 91,425 2,047,859 

2023 171,559 251,854 103,473 149,924 529,774 509,838 260,786 93,452 2,070,660 

2024 172,940 254,051 106,747 153,421 536,145 503,491 270,349 95,761 2,092,905 

2025 174,261 256,051 109,529 157,671 542,246 495,621 280,985 98,222 2,114,586 

2026 175,594 257,956 111,569 162,382 548,202 487,328 291,985 100,692 2,135,708 

2027 176,920 259,779 112,905 167,078 553,569 479,801 301,879 104,324 2,156,255 

2028 178,250 261,537 113,780 171,544 557,625 473,827 310,867 108,791 2,176,221 

2029 179,635 263,264 114,453 175,773 559,951 469,500 319,714 113,311 2,195,601 

2030 181,038 264,892 115,091 179,615 560,574 466,877 328,243 118,090 2,214,420 

2031 182,473 266,412 115,766 182,913 560,197 466,202 335,680 122,832 2,232,475 

2032 183,958 267,829 116,514 185,481 559,686 467,417 341,386 127,596 2,249,867 

2033 185,476 269,188 117,296 187,286 559,682 470,037 345,077 132,544 2,266,586 

2034 187,016 270,553 118,030 188,496 560,408 473,494 346,981 137,639 2,282,617 

2035 188,586 271,951 118,668 189,372 561,678 477,172 347,342 143,237 2,298,006 

Source: Broward County Population Forecast Model, 2009 
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2.1.2 Unincorporated 
 

Population Estimates – Unincorporated Broward County 

As of 2010, the Unincorporated Area within Broward County is comprised of 13,582 
residents.  This represents a significant decline from the 88,456 people which resided in 
the unincorporated areas as of the last Evaluation Appraisal Report in 2004. The 
population decrease is directly attributable to continuing annexations and incorporations 
of the unincorporated areas since 2004.  In 2004, the Unincorporated Area contained 
17,188.37 acres.  During the period of 2004 through 2010 annexations reduced the 
Unincorporated Area by 8,777.37 acres.  However, in 2009, the Unincorporated Area 
gained 1355 acres due to a boundary change with Palm Beach County.  As a result, the 
Unincorporated Area currently contains 9,766 acres.  

Broward County continues to actively work with cities to incorporate the remaining 
unincorporated areas.  

As illustrated in the charts below, the unincorporated population is projected to increase 
30.1% to 17,546 residents by 2035, assuming no further incorporations or annexations 
are implemented.  

Table 2-15 
Broward County Unincorporated Neighborhood Projections 2008 to 2035 

Neighborhood Boundaries Effective March, 2007 
 

  2000 Census              

Unincorporated Neighborhood Household Traffic Analysis Zone (TAZ) Allocation  

 Population 
 

2008 
 

2010 2015 2020 2025 2030  2035 

Boulevard Gardens 1,415 1,423 1,424 1,527 1,658 1,797 1,937 2,055 

Broadview Park 6,732 6,873 6,980 7,194 7,484 7,833 8,229 8,516 

Franklin Park 943 1,128 1,128 1,269 1,424 1,514 1,609 1,621 

Hillsboro Pines 406 259 179 182 185 187 189 190 

Hillsboro Ranches 47 61 61 64 68 71 73 74 

Roosevelt Gardens 1,923 2,026 2,047 2,247 2,498 2,711 2,884 3,012 

Washington Park 1,257 1,582 1,583 1,652 1,718 1,781 1,827 1,851 

Other Unincorporated Areas* 1,060 177 180 193 205 247 223 227 

Total All Unincorporated 13,783 13,529 13,582 14,328 15,240 16,141 16,971 17,546 

*Projections were calculated prior to the 2009 annexation of the ―wedge‖ from Palm Beach County. 
Source: Planning and Redevelopment Division, Broward County Environmental Protection and Growth Management Department 
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Table 2-16 
Broward County Unincorporated Neighborhood Projections – Percent Increase 2008 to 2035 

Neighborhood Boundaries Effective March, 2007 
 

  2000  2008 2010 2015 2020 2025 2030 2008 

Unincorporated Neighborhood  to 2008 to 2010 to 2015 to 2020 to 2025 
to 

2030 to 2035 to 2035 

Boulevard Gardens 0.6% 0.1% 7.2% 8.6% 8.4% 7.8% 6.1% 44.4% 

Broadview Park 2.1% 1.6% 3.1% 4.0% 4.7% 5.1% 3.5% 23.9% 

Franklin Park 19.6% 0.0% 12.5% 12.2% 6.3% 6.3% 0.7% 43.7% 

Hillsboro Pines -36.2% -30.9% 1.7% 1.6% 1.1% 1.1% 0.5% -26.6% 

Hillsboro Ranches 29.8% 0.0% 4.9% 6.3% 4.4% 2.8% 1.4% 21.3% 

Roosevelt Gardens 5.4% 1.0% 9.8% 11.2% 8.5% 6.4% 4.4% 48.7% 

Washington Park 25.9% 0.1% 4.4% 4.0% 3.7% 2.6% 1.3% 17.0% 

Other Unincorporated Areas -83.3% 1.7% 7.2% 6.2% 20.5% -9.7% 1.8% 28.2% 

Total All Unincorporated -84.3% 0.4% 5.7% 6.5% 5.9% 5.1% 3.3% 30.1% 

Source: Planning and Redevelopment Division, Broward County Environmental Protection and Growth Management Department  

 

It is anticipated that this growth rate will undoubtedly be reduced as future 
incorporations/annexations continue.  

Since the vast majority of population growth will be within the municipalities, the 
emphasis for the 2011 EAR will be County-wide. A detailed discussion and 
comprehensive analysis of growth trends, including recommendations for meeting future 
growth needs on a county wide basis is discussed in the Major Issues Section (Chapter 
3).   
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2.2 Changes in Land Area (Annexations) 
 

Broward County contains 1,203.16 square miles of land which is bounded on the north 
by Palm Beach County, on the south by Miami-Dade County, on the east by the Atlantic 
Ocean, and on the west by Hendry and Collier Counties.  

Approximately 10,798 acres of Broward County‘s unincorporated areas were annexed 
from 2004 through 2010, which is approximately 16.87 square miles.   However, on 
September 21, 2009, Broward County gained 2,020.63 additional acres resulting from a 
boundary change with Palm Beach County, which consisted of a triangular land area in 
the northwest part of the County, better known as the ―wedge‖.  Of the total land area, 
665.63 acres were annexed into the City of Parkland and 1,355 acres remain part of 
Unincorporated Broward County. See Table 2-17 and Maps 1-7 Ch. 2.2 below for 
details. 

As of 2010, population in the unincorporated area of Broward County was 13,582.  It is 
the intention of The Broward County Board of County Commissioners and the Broward 
County Legislative Delegation to actively encourage all unincorporated areas outside of 
the conservation area to be annexed into adjoining municipalities when the opportunity 
arises.  This ongoing effort actively involves the residents of the unincorporated area 
and the adjacent municipality in the annexation process. 

Annexation is a process by which the boundaries are extended to incorporate additional 
lands into a municipality.  The residents of a newly annexed area become residents of 
the municipality and share in the benefits and responsibility of residency.  The County 
staff works diligently to ensure that a smooth transition of services is provided to the 
residents when annexation occurs. 

Table 2-17 
Broward County Annexations 2004-2010 

 YEAR LEGISLATIVE ID 
INCLUDED 
PARCELS ACRES 

COUNTY FUTURE 
LAND USE 

EFFECTIVE 
DATE 

ANNEXING 
CITY 

2004 
Coconut Creek Ord 2003-
029 

Marble Head 
Subdivision 8.51 Estate-1 Residential 9/15/2004 

Coconut 
Creek 

    Yacapino property 0.89 Estate-1 Residential “ “ 

    Marino Property 9.7 Estate-1 Residential “ “ 

    Rain Forest 2.38 Low-3 Residential “ “ 

    Currie Property 0.54 Estate-1 Residential “ “ 

  
Cooper City Ord 2003-02-
03 Living Word Church 10.07 Estate-1 Residential 9/15/2004 Cooper City 

  
Cooper City Ord 2003-09-
08 Royal Palm Ranches 187.94 Estate-1 Residential 9/15/2004 Cooper City 

  
Cooper City Ord 2003-09-
10 Hines Property 2.17 Low-5 Residential 9/15/2004 Cooper City 

  
Cooper City Ord 2003-10-
02 Waldwrep Dairy 507.14 

Residential in 
Dashed-Line Area 9/15/2004 Cooper City 

  Cooper City Ord 2004-02- FP&L property 35.36 Estate-1 Residential 9/15/2004 Cooper City 
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 YEAR LEGISLATIVE ID 
INCLUDED 
PARCELS ACRES 

COUNTY FUTURE 
LAND USE 

EFFECTIVE 
DATE 

ANNEXING 
CITY 

01 

  
Cooper City Ord 2003-09-
09 Lake Maranatha 20.31 Estate-1 Residential 9/15/2004 Cooper City 

  HB 1407 Tallman Pines 381.44 Low-5 Residential 9/15/2004 
Deerfield 
Beach 

    Bonnie Loch 193.86 
Low-Medium-10 
Residential “ “ 

    Woodsette property 119.54 
Low-Medium-10 
Residential “ “ 

    Tedder 160.92 Low-5 Residential “ “ 

  HB 1413 I-595 ROW 265.86 Water 6/17/2004 Weston 

  HB 1415 SWR Cooper City 3.83 Estate-1 Residential 6/17/2004 SW Ranches 

  
Lauderdale Lakes 
Voluntary Andy Plat 1.37 Commercial 9/15/2004 

Lauderdale 
Lakes 

  HB 1411 section of sidewalk 0.8 Low-3 Residential 9/15/2004 
Lauderdale 
By The Sea 

    section of sidewalk 1.8 Low-3 Residential “ “ 

  North Lauderdale Voluntary 
Kozy Kamper 
Property 29.25 

Employment Center-
High 9/15/2004 

North 
Lauderdale 

  
Pompano Beach Res 2004-
31 Leisureville 116.26 Low-5 Residential 9/15/2004 

Pompano 
Beach 

  HB 1409 
Pompano Bch 
Highlands 851.74 Commercial 9/15/2004 

Pompano 
Beach 

  HB 1417 Loch Lomond 128.99 
Medium-16 
Residential 9/15/2004 

Pompano 
Beach 

    Kendall Green 403.21 Commercial “ “ 

2004 Total Acres 3443.88 
   

2004 Total Square Miles 5.38 
   

2005 HB 1399    SB 3158 Twin Lakes North 88.95 Low-5 Residential 9/15/2005 
Fort 
Lauderdale 

  HB 1485    SB 3186 
North Andrew 
Gardens 690.98 Low-5 Residential 9/15/2005 Oakland Park 

  HB 1487    SB 3198 Rock Island Road 387.13 Low-5 Residential 9/15/2005 
Fort 
Lauderdale 

  HB 1389 Ramblewood East 57.8 
Medium-16 
Residential 9/15/2005 Coral Springs 

  Lauderhill Ord 040-10-210 St George 247.17 Water 9/15/2005 Lauderhill 

  Lauderhill Ord 040-10-217 Swap Shop 55.67 Right of Way 9/15/2005 Lauderhill 

  Lauderhill Ord 040-10-220 West Ken-Lark 249.47 Low-5 Residential 9/15/2005 Lauderhill 

  Sartori Plat Sartori Plat 40.64 Low-5 Residential 9/15/2005 Oakland Park 

  Twin Lakes South Twin Lakes South 72.4 Low-5 Residential 9/15/2005 Oakland Park 

  HB 1491 
West Park 
Incorporation 1400.28 Commercial 6/15/2005 West Park 

    
West Park 
Incorporation 18.26 Low-5 Residential 3/15/2005 “ 
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 YEAR LEGISLATIVE ID 
INCLUDED 
PARCELS ACRES 

COUNTY FUTURE 
LAND USE 

EFFECTIVE 
DATE 

ANNEXING 
CITY 

2005 Total Acres 3308.76 
   

2005 Total Square Miles 5.17 
   

2006 Coconut Creek Voluntary 
Coconut Creek 
Voluntary 1 Estate-1 Residential 9/15/2006 

Coconut 
Creek 

    
Coconut Creek 
Voluntary 4.31 Estate-1 Residential “ “ 

    
Coconut Creek 
Voluntary 5.73 Estate-1 Residential “ “ 

    
Coconut Creek 
Voluntary 5.52 Estate-1 Residential “ “ 

    
Coconut Creek 
Voluntary 2.47 Low-3 Residential “ “ 

    
Coconut Creek 
Voluntary 1 Estate-1 Residential “ “ 

    
Coconut Creek 
Voluntary 1 Estate-1 Residential “ “ 

    
Coconut Creek 
Voluntary 1 Estate-1 Residential “ “ 

  Fort Lauderdale Voluntary High School 3.7 Community Facilities 9/15/2006 
Fort 
Lauderdale 

  HB 1355 Costoya Vol Annex 3.23 
Transit Oriented 
Corridor 9/15/2005 Lauderhill 

  HB 1045 Pine Island Ridge 485.15 Low-5 Residential 9/15/2006 Davie 

  HB 1359 Country Acres 144.87 Estate-1 Residential 9/15/2006 Parkland 

    Agricultural Area 6.01 Low-3 Residential “ “ 

    ROW 2.4 Commercial “ “ 

    ROW 10.92 Low-3 Residential “ “ 

    Agricultural Area 13.57 Low-3 Residential “ “ 

    Agricultural Area 31.6 Low-3 Residential “ “ 

    FP&L Sub Station 4 Low-3 Residential “ “ 

    Agricultural Area 152.31 Low-2 Residential “ “ 

  HB 1477 
United & Rio 
Ranches 27.02 Estate-1 Residential 9/15/2006 Davie 

    
United & Rio 
Ranches 1.62 Estate-1 Residential “ Cooper City 

    
United & Rio 
Ranches 29.91 Office Park “ Davie 

    
United & Rio 
Ranches 5.38 Estate-1 Residential “ Cooper City 

    
United & Rio 
Ranches 93.7 Estate-1 Residential “ Cooper City 

    
United & Rio 
Ranches 0.92 Low-5 Residential “ Cooper City 

    
United & Rio 
Ranches 25.29 Low-5 Residential “ Cooper City 
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 YEAR LEGISLATIVE ID 
INCLUDED 
PARCELS ACRES 

COUNTY FUTURE 
LAND USE 

EFFECTIVE 
DATE 

ANNEXING 
CITY 

    
United & Rio 
Ranches 328.14 Estate-1 Residential “ Davie 

    
United & Rio 
Ranches 18.22 Commercial “ Cooper City 

    
United & Rio 
Ranches 1.08 Low-5 Residential “ Cooper City 

    
United & Rio 
Ranches 18.56 Estate-1 Residential “ Cooper City 

  HB 1585 
Swap with SW 
Ranches 30.05 

Recreation and Open 
Space 6/5/2006 

Pembroke 
Pines 

    
Swap with Pembroke 
Pns 31.42 Right of Way 6/5/2006 SW Ranches 

  Lauderhill ROW Lauderhill ROW 34.15 
Medium-High-25 
Residential 6/5/2006 Lauderhill 

    Lauderhill ROW 0.95 Right of Way 6/5/2006 Lauderhill 

  
Broward Estates 
Annexation Broward Estates 353.27 Low-5 Residential 9/15/2006 Lauderhill 

2006 Total Acres 1879.45   
  

2006 Total Square Miles 2.94   
  

2007 HB_1163_Tamarac Boniello Gardens 3.92 
Medium-16 
Residential 9/15/2007 Tamarac 

2007 Total Acres 3.92   
  

2007 Total Square Miles 0.006   
  

2008 HB 1071 
Annexation 
Correction 1.64 Commercial 6/11/2008 Plantation 

    
Annexation 
Correction 0.21 Right of Way 6/11/2008 County 

    
Annexation 
Correction 3.83 Right of Way 6/11/2008 Lauderhill 

  HB 1163 
West Comm Blvd 
Plaza 3.14 Commercial 9/15/2008 Tamarac 

    Comm Blvd Plaza 0.92 
Employment Center-
High “ “ 

    Boniello Gardens 3.92 
Medium-16 
Residential “ “ 

2008 Total Acres 13.66   

2008 Total Square Miles 0.02   

2009 
Coconut Creek Ord 2008-
041 Coconut Creek 1.94 Estate-1 Residential 9/15/2009 

Coconut 
Creek 

  HB 777 Deannex/Annexation 21.14 
Recreation and Open 
Space 9/15/2009 West Park 

  HB 801 Southwest Ranches 0.43 Low-3 Residential 6/17/2009 SW Ranches 

  HB 1315 Wedge Annexations* 1355 
Con - Reserve Water 
Supply Areas 9/18/2009 County 

    
Wedge 
Annexations** 665.63 

Palm Beach Cty - 
Rural Res. 10 “ Parkland 
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 YEAR LEGISLATIVE ID 
INCLUDED 
PARCELS ACRES 

COUNTY FUTURE 
LAND USE 

EFFECTIVE 
DATE 

ANNEXING 
CITY 

2009 Total Acres 2044.14 
   

2009 Total Square Miles 3.19 
   

2010 
CocoCkVol ORD 2009-
30&31 Voluntary Annex 0.97   9/15/2010 

Coconut 
Creek 

    Voluntary Annex 1.00   “ “ 

    Voluntary Annex 1.00   “ “ 

    Voluntary Annex 1.00   “ “ 

    Voluntary Annex 1.05   “ “ 

    Voluntary Annex 1.42   “ “ 

  FtLaud HB 1209 ROW Cypress Rd B 7.32   9/15/2010 
Fort 
Lauderdale 

    
ROW Andrews & NE 
62 South 3.56   “ “ 

    ROW Cypress Rd A 8.60   “ “ 

    
ROW Andrews & NE 
62 North 2.07   “ “ 

  Lauderhill Ord 100-01-100 Voluntary S of Exxon 0.53   9/15/2010 Lauderhill 

  HB 1129 Tamarac 
Prospect Field 
(Bend) 74.85   9/15/2010 Tamarac 

  HB1295 Exxon Sunrise&31st 0.68   9/15/2010 Lauderhill 

2010 Total Acres 104.04 
   

2010 Total Square Miles 0.16 
   * Annexed from Palm Beach County into Unincorporated 

Broward County. Acreage amounts derived from the Property 
Appraisers Office, 2010.  

  

   ** Annexed from Palm Beach County into City of Parkland. 
Acreage   amounts derived from the Property Appraisers Office, 
2010. 
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2.3 Vacant and Developable Land 
 

Every parcel of land in the Unincorporated Area of the County has been assigned a land 
use designation, as depicted on the Land Use Plan Map contained within in Broward 
County Land Use Plan.  

The availability of undeveloped land within the Unincorporated Area, 25 acres or more, 
totals approximately 1,795.01 acres.  (See Map 1, Ch. 2.3) The amount of vacant 
undeveloped land in the Unincorporated Area was increased by 930.3 acres in 2009 
due to Broward County gaining 2,020.63 additional acres from a boundary change with 
Palm Beach County, in the northwest section of the county.   

Broward County has historically been grouped into six geographic planning sectors for 
analysis purposes.  A significant proportion of undeveloped land is located in the 
southwest and northwest corners of the county characterized by low-density residential. 
The northwest Broward area comprises 35.26 square miles in which three municipalities 
and Broward County share jurisdiction.  The southwest Broward area comprises 95.5 
square miles in which six municipalities and Broward County share jurisdiction.  See 
Map 3, Ch. 2.3, below.   

Regarding vacant land which currently has an agricultural land use designation, it is 
reasonable to expect that some Land Use Plan amendments will be submitted so that a 
change from agricultural to residential can occur, as has been the pattern in recent 
years.  In 2010, there were two such Land Use Plan amendments applications 
proposed in the newly acquired ―wedge‖ area, but were not approved by the Florida 
legislature.  It is expected that more applicants will come forward with proposed Land 
Use Plan Amendments for the ―wedge‖ in the future.   

 

SUITABILITY OF VACANT LAND ANALYSIS 

Broward County contains 1,203.16 square miles of land which is bounded on the north 
by Palm Beach County, on the south by Miami-Dade County, on the East by the Atlantic 
Ocean, and on the west by Hendry and Collier Counties.  Only 413.16 square miles are 
developable east of the levee since the western portion of the County lies within the 
Everglades Conservation Areas. 

Developable land has been defined as any vacant land free of environmental or policy 
constraints to development. The developable area of Broward County is the land 
located east of the Water Conservation Area levees and the Indian reservations.  As of 
2010, approximately 3,672.81 acres remain as vacant and developable.  (See Map 2, 
Ch. 2.3) 

Today, most of the remaining vacant land is situated in two sections of the County; 
Southwest and Northwest sections.  While scattered pockets of vacant land still remain 
throughout the balance of the County, the northwest will become the primary focus for 
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new development.  Southwest Broward contains a large portion of vacant land located 
in the East Coast Buffer Area and has been removed from this inventory.  The eastern 
or largely developed portions of the County will continue to experience in-fill 
development and redevelopment. 

Illustrated in Table 2-18 below, is the availability of vacant land, 25 acres or more, 
throughout the County on a city by city basis and Unincorporated Area within the 
eastern (developable) portion of Broward County.   

Table 2-18 
Broward County Vacant and Developable Land 2010 

 
GEOGRAPHIC SECTORS JURISDICTION ACREAGE TOTALS 

NORTHWEST Parkland 726.37  

 North Lauderdale 40.77  

 Unincorporated* 1,795.01  

Sector Total   2,562.15 

NORTHEAST Deerfield Beach 54.74  

Sector Total   54.74 

WEST CENTRAL Sunrise 107.27  

Sector Total   107.27 

EAST CENTRAL Fort Lauderdale 37.64  

Sector Total   37.64 

SOUTHWEST Davie 626.07  

 Pembroke Pines 69.11  

 Southwest Ranches 27.43  

 Weston 80.21  

Sector Total   802.82 

SOUTHEAST Dania Beach 66.63  

 Hollywood 41.56  

Sector Total   108.19 

County-wide Total   3,672.81 

*All Unincorporated vacant and developable land, 25 acres or greater is located in 
the Northwest Geographic Planning Sector. 
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The southwest sector contains approximately 802.82 acres of vacant land.  This sector 
is bounded by Flamingo Road to the east, State Road 84 to the north, the levee to the 
west, and the County boundary to the south.  The southwest sector also contains Indian 
mounds which may have archeological significant artifacts.  A list of locations is on file 
with the Florida Department of State, Division of Historical Resources. 

The Southeast sector contains 108.19 acres of vacant land, which is concentrated in the 
area south of SR 84 and east of U.S. 441 Highway which is permitted for industrial and 
utility uses. The vacant land ranges in height from 0 to 5 feet and contains significant 
stands of mangrove and cypress trees with tidally influenced organic hydric soils that 
are linked to the South Fork of the New River. A hydric soil is a soil that is, "formed 
under conditions of saturation, flooding, or ponding long enough during the growing 
season to develop anaerobic conditions in the upper part. This vacant wetland area is 
presently designated a Local Area of Particular Concern (LAPC) by the Broad of County 
Commissioners. 

The Northeast sector contains 54.74 acres of vacant land.  The vacant land is 
concentrated in an area east of the Florida Turnpike and north of Copans Road.  
Elevations range between 10 and 15 feet and the soils are classified as urban land 
which have been significantly altered through dredge and fill activity.   

The Northwest sector contains 2,562.15 acres of vacant land.  This area has the largest 
concentration of undeveloped land in the County due to 2,020.63 newly acquired acres 
from Palm beach County in 2009.   Elevations range from 10 to over 20 feet.  Soils are 
primarily Hallandale-Margate Association which are poorly draining soils that are less 
than 60 inches deep to hard limestone.   

The East Central sector contains 37.64 acres of vacant land.  The vacant lands are 
located within urbanized areas which predominantly contain altered, well drained, urban 
land which ranges in elevation from 5 to 10 feet, and is suited for urban development. 

The West Central sector contains 107.27 acres of vacant land.   The vacant lands are 
located within urbanized areas which predominantly contain altered, well drained, urban 
land which range in elevation from 5 to 10 feet, and are suited for urban development. 
(See Map 3, Ch. 2.3) 
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SOILS: 

The vacant portions of northwestern and southwestern Broward County contain two (2) 
primary soil types both of which are within the larger category of low flatwoods, sloughs 
and marshes.  Within this major category Hallandale-Margate Association and 
Lauderhill-Dania Association are the primary soil types which can be found where most 
of the remaining vacant land within Broward County is situated.  These associations 
represent in excess of 50% of all soils within Broward County.  (See Map 4, Ch. 2.3) 

The Hallandale-Margate Association which represents approximately 40% of Broward 
County and is found typically to the east of the Lauderhill-Dania Association; however, 
both soils are representative of western Broward County.  The Hallandale-Margate 
Association typically has vegetation which consists of native grasses, saw palmetto, 
wax myrtle, slash pine and cypress.  However, many of these areas have been altered 
or invaded by Brazilian Pepper and melaleuca.  The sandy soils are poorly drained and 
nearly level.  The soils of this association are severely limited for most non-agricultural 
uses.   

The Lauderhill-Dania Association is found west of the Hallandale-Margate Association 
and typically is very close to the conservation area. However, there is a portion in 
southwestern Broward which extends as far east as the Douglas Road/Sheridan Street 
area.  The natural vegetation of this area was predominantly sawgrass prior to the 
diking and the general drainage of the area.  This association represents approximately 
25% of Broward County.  The soils for this association are severely limited for most 
non-agriculture uses. This area also has an elevation of less than ten feet and is subject 
to periodic flooding. Any urban use would require extensive soil, elevation and flood 
control reconditioning prior to development order approval.  Based upon these existing 
environmental conditions, the Future Land Use Plan Map designates Agricultural use for 
this area. In order to develop these associations to non-agricultural sues, the organic 
material has to be removed and replaced with fill.  For most urban uses both of these 
soils have severely limited soil properties.   

The primary concern for southwestern Broward has been adequate drainage facilities 
for the protection of private property within the area.  Southwestern Broward County 
also has a lower topography and coupled with this soil conditions greater care and 
caution must be exercised in the future growth of this area.   

 

TOPOGRAPHY: 

The topography in northwestern Broward is much higher than southwestern Broward; 
consequently, the actual soil alteration does not have the same limiting requirements to 
permit suitable building sites.  Therefore, the primary restriction imposed upon these 
two predominate vacant areas remaining within the County as it regards to suitability of 
soils are interrelated with drainage capabilities of the region and the ability to modify the 
soils to provide suitable building sites.  
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NON-DEVELOPABLE AREA: 

Conservation Area 

The western two thirds of the county is a non-developable Conservation Area totaling 
approximately 790 square miles.  Two Federal Indian Reservations are also located 
within the Conservation Area, THE Big Cypress Seminole and Miccosukee Indian 
Reservations.  Urban growth cannot exceed the limits of the Water Conservation Area 
levees without the approval from the South Florida Water Management District 
(SFWMD).  The SFWMD monitors and regulates surface water flow and flood 
elevations for the purpose of flood control, water quality, water storage and aquifer 
recharge purposes.  The conservation area closely resembles the historic Everglades 
and is not suitable for urban development. (See Map 6, Ch.2.3) 

Everglades- East Coast Buffer Area 

A large portion of vacant land in the southwest portion of Broward County is part of 
South Florida Water Management District‘s Everglades - East Coast Buffer Area 
consisting of approximately 7,343 acres (See Map 6, Ch, 2.3).  The Everglades - East 
Coast Buffer is a series of surface water areas which will be interconnected and 
managed as a system of marshlands and reservoirs being designed to: (1) control 
seepage losses from the Everglades; (2) capture, store, and clean up excess 
stormwater currently lost to tide; (3) provide a buffer between the urban area and the 
Everglades; (4) protect and conserve wetlands outside the Everglades; (5) protect and 
enhance water supply.  While significant portions of the Buffer Area are under public 
ownership, Future Land Use Map amendments are needed to provide for their 
preservation through a Conservation Future Land Use designation.  Vacant parcels in 
the Everglades - East Coast Buffer were not included in the inventory of vacant land. 

 

WETLANDS: 

The Broward County Wetlands Map identifies the locations of the remaining fresh and 
salt water wetlands within Broward County.  The Water Conservation Areas, 790 square 
miles in size and located west of the developable area of the County, is a major wetland 
of great importance.  A grouping of freshwater wetlands may be found within the 
northwest sector, which consist primarily cypress vegetative communities.  The area 
located west of U.S. 27 Highway between SR 84 and Sheridan Street within the 
southwest sector is predominately characterized by freshwater sawgrass wetlands.  A 
concentration of forested freshwater is located south of SR 84 and west of I-95 along 
the South Fork of the New River.  The remaining saltwater mangrove wetlands are 
generally located between U.S. 1 and U.S. A1A Highways, south of SR 84 and north of 
Hollywood Boulevard within the southeast sector. (See Map 5, Ch. 2.3) 
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NATURAL AQUIFER RECHARGE AREAS: 

The sole source of potable water for Broward County is the Biscayne Aquifer.  The 
Biscayne Aquifer extends beneath Broward County, decreasing in depth as it 
approaches the western Conservation Area.  The most important factor in recharge of 
the aquifer is the natural rainfall.  Because a majority of the rainfall within the county is 
lost either by discharge into the Atlantic Ocean or evaporation or transpiration into the 
atmosphere, maintaining ground water recharged areas is important.  The primary 
recharge areas of the aquifer in Broward County are the Conservation Areas 2A, 2B, 3A 
and 3B.  These areas total seven hundred and ninety (790) square miles.  (See Map 6, 
Ch. 2.3) 
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2.4 Level of Service & Concurrency 

Introduction 

Pursuant to Chapter 163.3191(2) (c), local governments are required to provide an 
assessment of the demands of growth on infrastructure, maintaining the level of service, 
providing public services and facilities, concurrency management, and the financial 
feasibility of the plan. The Broward County Comprehensive Plan contains Level of 
Service Standards (LOS) for community infrastructure facilities that either Broward 
County or the Broward County School Board provide services for. These services 
include potable water, sanitary sewer, drainage and storm water, solid waste, recreation 
and open space, trafficways and public schools. This section of the EAR contains a brief 
discussion of the County‘s ability to provide ―level of service standards‖ for community 
infrastructure facilities and the Broward County Land Development Code (LDC) 
information for the unincorporated areas of Broward County. 

2.4.1 Potable Water 
 

Broward County Water and Wastewater Services (BCWWS) provide potable water to its 
four districts. The availability and supply of potable water is discussed in Section IV. B. 
and C. of the ―10-Year Water Supply Facilities Workplan‖. Section IV.B ―BCWWS Water 
Supply Facilities & Service Areas‖ discusses the existing water supply facilities and 
service areas operated and maintained by the BCWWS.  These include regional and 
local well fields, treatment plants, storage tanks, reclaimed water facilities, and 
transmission and distribution lines.  It also discusses existing large user agreements 
between BCWWS and other water providers.  Section IV.C ―BCWWS Existing and 
Future Demands‖ discusses the methodology used by BCWWS to calculate population 
and future water demands.  The aforementioned sections include all necessary 
planning, including financial obligation to continue to provide potable water over the next 
ten years. 

Broward County Water and Wastewater Services (BCWWS) operate four independent 
potable water systems called Districts. These districts are defined as District 1, District 
2, District 3A and District 3BC. Map 1, Ch. 3.2, depicting the four districts is included in 
the Water Supply Planning major issue discussion in Chapter 3 and Section IV. A., 
Figure 6, of the ―10-Year Water Supply Facilities Workplan‖   

 
Table 2-19 — Potable Water Level of Service Standards, depicted below, shows the 
method for determining the level of service for each district. 
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Table 2-19 

Potable Water Level of Service Standards 
 

Facility Level of Service Standard 
Raw Water Supply and 
Treatment Plant 

Maximum Day Plus Fire Flow Replenishment 
(F.A.C. 62-555.348) 

Distribution System The most stringent of: 
(1)   Peak hour at 45 psi residual pressure; or 
(2)   Maximum Day Plus Fire Flow at 25 psi residual 
pressure. 

 
The potable water average day demand is multiplied by a factor for each District to 
determine the maximum day demand available for supply that is being requested. An 
analysis of available potable water capacity is then conducted including prior 
commitments to serve permitted, undeveloped projects, as well as current customer 
flow. The sum of existing maximum daily flow, prior commitments and potential 
customer maximum flow is compared to the District facilities permitted capacity. The 
maximum daily factors are depicted below on Table 2-20 — Potable Water Maximum 
Day Factors 
. 

Table 2-20 
Potable Water Maximum Day Factors 

 

Factors District I District 2 District 3A District 3BC 

Maximum Day to 
Average Demand 
Factor 

1.28 1.30 1.32* 1.44* 

Source: Alternative Water Supply Master Plan by Malcolm & Pirnie 
*Potable water for these districts is provided by the City of Hollywood & City of Hollywood 2007 Water 
System Master Plan 

 

WWS does not provide fire protection in excess of 3,500 gpm.  WWS recognize that 
individual developments may elect to provide additional fire protection through privately 
owned and maintained on-site facilities. 
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2.4.2 Sanitary Sewer 
 

Broward County Water and Wastewater Services (WWS) continues to provide sanitary 
sewer services to its specific service areas and large user customers. WWS operates 
four independent sanitary sewer treatment systems called Districts. These districts are 
defined as District 1, District 2, District 3A and District 3BC.  

The Broward County Land Development Code (LDC) Section 5-182(f) requires 
adequate wastewater treatment and disposal services prior to issuance of any 
development permit in the Unincorporated Area. Section 5-198(f) of the LDC requires 
adequate wastewater treatment and disposal services prior to issuance of any 
development permit within municipalities which are required to plat. The sanitary sewer 
level of service is based upon the demonstrated ability to provide additional wastewater 
capacity at existing wastewater treatment facilities. Table 2-21 - Generic Sanitary 
Sewer Average Demands per Acre, depicted below, shows the average day demand for 
use. 

Table 2-21 
Generic Sanitary Sewer Average Demands Per Acre 

 

Land Use 
Average Daily Demand 

(gpd/acre) 

Single Family Residential 1,300 

Multi-family Residential 1,680 

Commercial 920 

 

In the Broward County unincorporated areas not served by WWS the sanitary sewer 
average daily demand calculated above is used for the level of service condition for 
wastewater treatment plant and effluent disposal. Any analysis of the available capacity 
must include prior commitments to the serve permitted but not yet constructed 
developments, as well as existing customer flow. The sum of the existing customer 
average day flow, prior commitments and potential customer average day demand is 
compared to the facility‘s permitted capacity. If the collection systems meets the loading 
condition criteria in both the existing and in the build out configuration, then the system 
can provide the required LOS. If the system cannot provide the required level of service, 
improvements are then necessary. 

Broward County Water and Wastewater Services for its service areas maintain a 
published document entitled ―Guidelines for Determining Ability to Provide Potable 
Water and Sanitary Sewer Service‖.  Within this document there is a table which relates 
building usage to anticipated wastewater flow. 



2011 Evaluation and 

Appraisal Report 

 

 

66 

Chapter 2:  EAR Requirements 

Broward County                                                                                 Planning and Redevelopment Division                                                                                                                                                                                                             
Proposed EAR – 2/22/2011     

 

The LOS for Treatment Plant and Effluent Disposal is Average Day.  The LOS standard 
for the Collection System is Peak Hour. 

The sanitary sewer average daily demand calculated per the above-mentioned 
―Guidelines‖ is used for the level of service condition for wastewater treatment plant and 
effluent disposal. Any analysis of the available capacity must include prior commitments 
to the serve permitted but not yet constructed developments, as well as existing 
customer flow. The sum of the existing customer average day flow, prior commitments 
and potential customer average day demand is compared to the facility‘s permitted 
capacity. If the collection systems meets the loading condition criteria in both the 
existing and in the build out configuration, then the system can provide the required 
level of service. If the system cannot provide the required level of service, 
improvements are then necessary. 

WWS retains an inventory of recommended improvements to the sanitary sewer system 
in the Long Term Capital Improvements Plan (LTCIP). The LTCIP is a combination of 
the Master Plan and the WWS identified recommendations for improvements to meet 
service goals for existing customers and future growth. 

 

2.4.3 Drainage and Stormwater 
 

The Broward County drainage system is a component of the South Florida drainage 
system. The drainage system is a reflection of the alteration to the natural drainage 
system that existing in the early 1900‘s. The drainage system is three tiered, primary, 
secondary and tertiary drainage. This system is designed to protect the urbanized 
portions of Broward County from flood damage by removing excess stormwater into the 
Atlantic Ocean and to recharge the Biscayne Aquifer with good quality stormwater. The 
County is traversed by a series of interconnected canals which depending on length, 
width, volume, and capacity manage stormwater collection and distribution. 

Two major aquifers are located underneath Broward County, the Biscayne and the 
Floridian Aquifers. The Biscayne Aquifer has been a reliable source of potable water 
and is one of the most productive unconfined aquifers in the United States. The 
Floridian Aquifer is located below the Biscayne Aquifer at a depth of 1,200 feet. The 
water contained within this aquifer is saline and a poorer quality than the Biscayne 
Aquifer but is being utilized as a potable water source with additional treatment 
processing. 

The western two-thirds of Broward County serves as a water recharge area which is 
highly regulated and contains a series of levees, canals, dikes and berms utilized for 
storing and recharging the water supply. This area is commonly called the 
―Conservation Area.‖ The Biscayne and Floridian aquifers traverse beneath the 
Conservation Area. Significant differences in the characteristics and transmission ability 
for the recharge of the surfacial aquifer system exists within the conservation area.  



2011 Evaluation and 

Appraisal Report 

 

  

67 

Chapter 2:  EAR Requirements 

Broward County                                                                                 Planning and Redevelopment Division                                                                                                                                                                                                             
Proposed EAR – 2/22/2011     

 

A considerable amount of the urbanized area of Broward County also contributed to the 
surficial aquifer system prior to the development in the 70‘s and 80‘s a majority of the 
land was seasonally or perennially flooded. When urbanization began the County 
through the South Florida Water Management District (SFWMD) was able to control and 
limit the flooding through the construction of a series of canals which greatly reduced 
the occurrence of flooding in the east and south-central County. 

The SFWMD has also designated and purchased significant portions of southwestern 
Broward County, east of the Levee, for water supply storage and recharge as part of the 
Lower East Coast Regional Water Supply Plan. Conservation Area 2a, 2b, and 3a with 
a total of 790 square miles or two- thirds of the County, discussed previously, continue 
to be the prime groundwater recharge area. 

The level of service for drainage in unincorporated Broward County is a performance 
based criteria See Table 2-22 — Adopted LOS Standards for Drainage below). The 
performance based criteria is utilized since a more conventional manner of ranking a 
level of service is not possible with the SFWMD setting a limitation on primary drainage 
canals. The application of level of service standards are based on regulator systems set 
up by the SFWMD, Broward County, and local water control district continues to assure 
that development orders are not issued unless the necessary drainage facilities are in 
place. 

Table 2-22 
Adopted Level of Service Standards for Drainage 

 

Subject Adopted Level of Service Standards 

Road Protection Residential streets not greater than 50 feet wide rights-
of-way to have a crown elevation no lower than the 
elevation for the respective area depicted on the ten year 
―Flood Criteria Map‖ 

Buildings The lowest floor elevation for the building shall be no 
lower than the elevation for the respective area depicted 
on the ―100-year flood elevation map.‖ 

Off-Site Discharge Off site discharge is not to exceed the inflow limit of the 
SFWMD primary receiving canal or the local conveyance 
system, whichever is less. 

Storm Sewers The design frequency applicable to storm sewers is the 
three-year rainfall intensity of the FDOT Transportation 
Zone 10 rainfall curves. 

Flood Plain Routing Calculated flood elevations based on the 10- year and 
100-year return frequency rainfall of three-day duration 
shall not exceed the corresponding elevations of 10-year 
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Subject Adopted Level of Service Standards 

 ―Flood Criteria Map‖ and the ―100-year Flood Elevation 
Map.‖ 

Antecedent Water 
Level 

The antecedent water level is the higher elevation of 
either the control elevation or the elevation depicted on 
the map ―Average Wet Season Water Levels.‖ 

On-site Storage Minimum capacity above antecedent water level and 
below flood plain routing; shall be design for rainfall 
volume minus off-site discharge occurring during design 
rainfall. 

Best Management 
Practices (BMPs) 

Prior to discharge to surface or ground water, BMPs will 
be used to reduce pollutant discharge. 

Group One and Group 
Two Areas 

In Group One and Group Two areas, all development 
shall only be required to meet the existing level of service 
within the respective area. 

 

2.4.4 Solid Waste 
 

On September 14, 2010, The County Commission adopted Ordinance 2010-58, which 
completely replaced the Solid Waste Element of the Comprehensive Plan.  The solid 
waste Level of Service (LOS) Standards are achieved when new developments are able 
to demonstrate that sufficient capacity exists for solid waste disposal needs of the 
development.  

Policy 6.3.1 contains the LOS standards used to assess the adequacy of solid waste 
disposal facilities for proposed new development:  These standards are defined by the 
waste generation rate illustrated in Table 2-23 below. 
 

Table 2-23 
Solid Waste Generation Rates for Development Review 

 
Facility Type Generation Per Day 

Residential 8.9 lbs. per unit 

Factory/Warehouse 2 lbs. per 100 square feet 

Office buildings 1 lb. per 100 square feet 

Retail/service 4 lbs. per 100 square feet 
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Facility Type Generation Per Day 

Supermarket 9 lbs. per 100 square feet 

Grade School 10 lbs per room & ¼ lb. per pupil 

High School 8 lbs. per room and ¼ lb. per pupil 

Hospital 8 lbs. per bed 

Nursing Home 3 lbs. per person 

Hotel/motel 3 lbs. per room 

 
This newly adopted table represents only minor changes from the previous policy: 
 

 Separate rates for restaurant and drug store were deleted. 
 Separate categories for ―nurse or intern home‖, ―home for aged‖, and ―rest home‖, 

all set at 3 lbs. per person, were combined under the title ―nursing home‖. 
 A category and rate for hotel/motel was added. This rate was taken from the 

Osceola County Solid Waste Element. 
 

It should be noted that Policy 6.1.1 aims to reduce the amount of municipal solid waste 
generated per capita by five percent, from 2007 levels, by 2030. To the degree these 
reductions are achieved, the generation rates in the above table should be modified 
downward over time.   
 
To implement the standards set in Policy 6.3.1, Policy 6.3.2. states the following: 
 
Broward County shall continue to use the development review process of the Broward 
County Land Development Code to require applicants for development permits to 
demonstrate adequacy of solid waste disposal facilities prior to occupancy. 
 
Section II. G. of the Solid Waste Element Support Document demonstrates that the 
solid waste transfer and disposal facilities serving Broward County have adequate 
capacity to meet the current demand.  Broward County‘s ability to meet future demand 
for capacity is outlined by examining twelve (12) likely scenarios.  Each scenario makes 
an assumption as to when solid waste disposal facility capacity will be reached in 
Broward County.  The scenarios are based on three unknown factors: 
  

1) Will a 10% increase in Waste-to-Energy participation occur before or after 2015? 
2) Will reduction of MSW generation rate by 2030 be 0%, 5%, or 10%?       
3) Assuming the achievement of a 75% recycling goal for 2030, what share of this 

will be recycled by Waste-to-Energy plants (25% or 31%)? 

Analysis of the twelve (12) likely scenarios, which are based on the above questions, 
shows that capacity for Waste-to Energy plants could be reached as early as 2015, or 
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as late as 2030 and the Central Disposal Sanitary Landfill could reach capacity as early 
as 2021 or as late as 2023.  Section III of the Support Document analyzes the twelve 
(12) likely scenarios, and evaluates the impact of each on solid waste disposal facilities.  
The consequences of this analysis are reflected in policies 6.3.3 and 6.3.4 of the 
Element, addressing the potential expansion or addition of Waste-to-Energy facilities 
and the Central Disposal Sanitary Landfill (CDSL), respectively.   

Policy 6.3.3 ensures that either additions to existing Waste-to Energy plants or new 
plants must begin design and permitting no later than five years prior to the time when 
capacity is projected to be reached.  Based on the previous scenarios, Waste-to Energy 
plants are expected to reach capacity during the time period of 2015 to 2030.   

Policy 6.3.4 ensures that potential expansion of the CDSL is governed by the following 
stipulations: 

 The CDSL shall not expand horizontally beyond its current boundaries. 
 The CDSL shall not expand vertically beyond 225 feet NGVD prior to January 1, 

2018. 
On or after January 1, 2018, the County may allow the CDSL to expand vertically, 
beyond the aforementioned height, only if the waste to be accepted by the facility is 
restricted to ―Summit Waste‖ as defined in Policy 6.3.4 (d).  There are five exceptions to 
this stipulation, listed in Policy 6.3.4 (c).       

The 2010 rewrite of Broward County‘s Solid Waste Element also includes specifications 
within Policies 6.1.1 and 6.1.2 for pursuing programs to reduce solid waste generation 
and to meet the goal, set by the State of Florida, of recycling seventy-five (75) percent 
of municipal solid waste by 2030.  These policies list programs the County will pursue 
regarding recycling and waste reduction.  Programs focused on the reduction and 
minimization of municipal solid waste encompasses the following concepts:   

 on-site mulching and composting;  

 promotion of product stewardship;  

 facilitation of thrift, consignment, exchange, and creative reuse organizations; 

 construction debris disposal minimization, reduction of the amount of hazardous 
materials produced;  

 public agency waste reduction;  

 educational programs focused on waste reduction.   

Programs focused on meeting the State of Florida goal of recycling seventy-five (75) 
percent of municipal solid waste encompass the following concepts:  
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 residential recycling;  

 ―Pay As You Throw‖ fee system;  

 organic waste integration;  

 single stream recycling;  

 commercial recycling;  

 recycling in public places and facilities;  

 electronic and household hazardous waste recycling;  

 programs with emphasis on reuse;  

 building code requirements that facilitate recycling;  

 outreach and education programs;  

 reclamation of recycled materials, vial a business incubator system. 

The LOS standards in the Solid Waste Element are currently being met.   The ability of 
Broward County to maintain LOS in the future focus on the  implementation of  
programs which reduce municipal solid waste as well as programs that promote 
recycling and reuse.         
 

2.4.5 Recreation and Open Space 

The Broward County Parks and Recreation Division is responsible for the administration 
of the parks and recreation programs of the County. The Division provides regional 
parks County-wide and local (neighborhood and community) parks within the 
Unincorporated Area. Please see Map 1, Ch. 2.4.5 for a map that depicts Regional 
Parks.  Other agencies and jurisdictions which provide public recreation services in 
Broward County include the Florida Division of Recreation and Parks and the thirty-one 
municipalities. The Florida Division of Recreation and Parks operate the State park 
system in accordance with Chapters 258 and 375 and Section 418.12, Florida Statutes. 
The thirty-one municipalities within the County provide local parks within their 
boundaries in accordance with local ordinances. 

The service area is countywide for regional facilities and the Unincorporated Area for 
local parks. The following definitions were developed by the Broward County Parks and 
Recreation Division for local and regional parks: 
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Local Park - a designation which includes both neighborhood and community parks 
designed to serve the recreational needs in the Unincorporated Area. They can be up to 
forty acres in size and a service radius of 2.5 miles. 

Regional Park — defined as a park having over forty (40) acres, which is intended to 
serve the recreational needs of the population of the entire county. A park having less 
than forty acres, which possesses unique recreational, environmental or cultural 
resources may be considered regional in nature. 

As mandated by Florida State Statue 163.3191(2) (c), the County is required to 
provide.... ―Needed infrastructure to achieve and maintain adopted level-of-service 
standards (LOS) and sustain concurrency management systems‖.... 

Current Status: Local Parks 

As part of the Recreation and Open Space Element (ROSE), it is the goal of Broward 
County to provide for the recreation and open space needs for the current and future 
residents of the County‘s Unincorporated Area. Specifically, as adopted under 
Objective 9.3, Broward County intends to; ―ensure that local parks and recreational 
facilities are adequately provided to meet the local park service demand‖.  The level of 
service (LOS) standards Broward County has adopted for local parks is 3 acres per 
1,000 residents. 

Since the 2004 EAR, Broward County‘s land area has increased by 2020.6 acres. As 
mentioned earlier, this was a result the legislature on September 21, 2009 through H.B. 
1315 which changed the northwestern border of Broward with Palm Beach County. This 
area, a triangular shaped section is known as the ―wedge‖ is primarily vacant, 
undeveloped land.   

 Even with acquisition of the ―wedge‖, total local park acreage and population has 
declined as unincorporated areas become incorporated. These incorporations continue 
to have an adverse effect on the ability to maintain the current local park LOS standard. 
To address this, in 1999, the Broward County Comprehensive Plan was amended to 
reflect this situation by exempting Unincorporated Broward County from meeting the 
local parks LOS standards. Policy 9.3.5 of the Recreation and Open Space Element 
was adopted and states “...recognizing that annexation and incorporation may adversely 
affect local parks level of service standards requirements, the following shall apply: 1. 
Annexation and incorporations efforts shall not be deemed to cause the local parks level 
of service to be violated...” 

A Comprehensive plan amendment to delete the local parks requirement will be initiated 
when all the remaining unincorporated developable land area is incorporated or 
annexed. 

Current Status: Regional Parks 
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As stated in Objective 9.4, of the ROSE, Broward County intends to: ―ensure that 
regional parks and recreational facilities are provided, sufficient to meet the regional 
park service demand of 5,863 acres by 2010 and 6,342 acres by 2015.  The level of 
service (LOS) Broward County has adopted for regional parks is 3 acres per 1,000 
persons. 

Using current population projections, surplus acreage is projected to be available until 
2025, should the acreage amount stay constant, as illustrated in Table 2-24 below. 
However, an acreage deficit begins after 2025 and is expected to increase to 450.5 
acres by 2035, should no additional park lands be acquired. 

Table 2-24 
LOS Surplus Acreage (Regional Parks) 

 

Year Population 
Current 

Regional 
Acres 

Total Acres 
Required 
Regional 

Acres 

Surplus or 
(Deficiency) 

2010 1,772,060 6,443.52 6,443.52 5,316.18 1,127.34  
2015 1,876,261   6,443.52 5,628.78 814.74  
2020 2,000,888   6,443.52 6,002.66 440.86  
2025 2,114,586   6,443.52 6,343.76 99.76  
2030 2,214,420 

 
6,443.52 6,643.26 (199.74) 

2035 2,298,006 
 

6,443.52 6,894.02 (450.50) 

Source: Broward County Parks and Recreation Division  

Currently, the regional park LOS acreage is calculated using the definition of a regional 
park developed by the Broward County Parks and Recreation Division and included in 
the ROSE.  In addition, the Broward County Land Use Plan allows local and county 
governments to credit publicly owned beaches and waterways with the proper land use, 
zoning, and ownership, toward meeting local and regional parks acreage needs. 
Specifically, local and county governments are allowed to credit the total acreage of a 
government owned public beach up to the high water line, within their jurisdiction toward 
their local and regional parks acreage needs.  Publicly owned beaches other than those 
owned by municipalities, and 50% of publicly owned golf courses may also be used to 
meet the LOS standard (Publicly owned golf course acreage cannot exceed 15% of the 
total acreage).  

In addition, local and county governments are allowed to credit the total acreage of 
publicly owned waterways ―blueways‖ within their jurisdiction toward their local and 
regional parks acreage needs.  The proposed waterway must be owned by the local or 
county government and zoned for open space.  These credits are not currently 
calculated towards the LOS standard for regional park space.          
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Due to the diminishing open spaces within Broward County which can be feasibly 
acquired as park land, other methods for maintaining LOS requirements will become  
necessary. To address the anticipated park and open space acreage shortfall after 
2030, Broward County should evaluate several options. The following cost effective 
ideas are recommended. 

1. Consider calculating the credits mentioned above which are established in the 
Broward County Land Use Plan in order to meet future LOS requirements. 

  
2. Consider the inclusion of greenways as recreational open space for regional park 

acreage LOS requirements. These open spaces are currently used for passive 
recreational purposes. It is estimated there are currently 273 acres of planned 
greenway acres in Broward County. 
 

3.  Consider the inclusion of local/city owned parks which are greater than 40 acres 
to meet the regional LOS standards. Currently there are 3 classifications of parks 
being used to meet the regional LOS standards:  1) County owned parks greater 
than 40 acres, 2) State owned parks greater than 40 acres, and 3) County owned 
parks smaller than 40 acres that possess unique recreation, environmental, or 
cultural resources.  Since the regional requirement is calculated using the total 
county population, it seems logical to include all parks greater than 40 acres, 
regardless of ownership, which can meet the recreational needs of the residents. 
This inclusion would add an estimated 2,553 acres to help meet future park LOS 
requirements. 

These last two recommendations would provide an additional 2,826 estimated acres 
which could be applied toward meeting the LOS standards for regional park acreage in 
Broward County.  The chart below illustrates the positive affect this additional estimated 
acreage would have on the ability of Broward County to meet the present required LOS 
standard.  

Table 2-25 
 LOS Surplus Acreage (Regional Parks) Including Estimated Additional Acreage 

 

Year Population 
Current 

Regional 
Acres 

Estimated 
Additional 
Acreage 

Total 
Acres 

Required 
Regional 

Acres 

Surplus or 
(Deficiency) 

2010 1,772,060 6,443.52 2,826  9,269.52 5,316.18 3,953.34 
2015 1,876,261     9,269.52 5,628.78 3,640.74 
2020 2,000,888     9,269.52 6,002.66 3,266.86 
2025 2,114,586     9,269.52 6,343.76 2,925.76 
2030 2,214,420     9,269.52 6,643.26 2,626.26 
2035 2,298,006     9,269.52 6,894.02 2,375.50 
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As mentioned earlier, the growing population continues to put pressure on open space 
demands and available park land which can be acquired. The Broward County bond 
issues for park and open space, in the past has helped in providing for additional open 
space needs. However, as illustrated in this analysis, it is not adequate in order to 
maintain current LOS requirements in the longer term.  The solutions presented are cost 
effective alternatives, given current County budget constraints. 

  





2011 Evaluation and 

Appraisal Report 

 

  

77 

Chapter 2:  EAR Requirements 

Broward County                                                                                 Planning and Redevelopment Division                                                                                                                                                                                                             
Proposed EAR – 2/22/2011     

 

2.4.6 Transportation 

Broward County first adopted transportation ―Level of Service‖ (LOS) standards for the 
regional roadway network in the 1989 Broward County Comprehensive Plan.  The 
roadway LOS is a qualitative assessment of the road user‘s perception of the flow of 
traffic. The roadway LOS standard is depicted by commonly used letter format ―A‖ 

through ―F,‖ the letter ―A‖ depicts the most favorable conditions and the letter ―F‖ depicts 

the least favorable. The LOS standard is measured by dividing the number of peak hour 
vehicle trips, also known as volume, on the measured facility by the capacity of that 
facility. 

Transitioning from Roadway to Transit LOS 

In 1994, the County modified the LOS standards by adopting a Traffic Concurrency 
Exception Area (TCEA) in eastern Broward County. The TCEA allowed a majority of the 
transportation related impact fees generated within the boundaries of the TCEA to be 
utilized for transit improvements. 

Shortly after the adoption of the 2004 EAR, Broward County adopted a concurrency 
management system which included a LOS for transit and roadways. This move 
recognized the reality that the roadway network in Broward was mostly built out and in 
order to address the challenges of roadway congestion, a more innovative approach 
was necessary.  Implemented in 2005, this transit concurrency system established ten 
―Concurrency Districts‖ in the County, eight which were transit based and two which 
remained roadway based.  

Several years later, in 2008, the transit concurrency districts were replaced with 
Transportation Concurrency Management Areas (TCMA‘s) (See Map 2, Ch. 2.4.6.)   

and additional LOS standards were adopted for the Strategic Intermodal System (SIS) 
network. 

LOS Standards Related to Transportation (Public & Roadway) 

Public transit LOS standards measure accessibility to public transit. Accessibility is 
determined through functional coverage, which is a 1/2 mile corridor surrounding a bus 
route within a 1/4 mile in each direction. State Law requires the use of peak hour so the 
public transit LOS standard is based on 70 percent functional area coverage for 
residences and employment.  
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Transportation Concurrency Management Areas (TCMA‘s) and Standard Concurrency 

Districts.   First adopted in 2005 and amended in 2008, this system divides the County 
into ten Concurrency Districts. Two (2) of these districts (Northwest and Southwest 

Districts) remain on the roadway concurrency system. The remaining eight (8) 
districts/areas (Northeast, North Central, Central, Sawgrass, Eastern Core, 

Airport/Port, South Central and Southeast) are designated as TCMA‘s as illustrated 
on Map 2, Ch.2.4.6.  The concurrency district boundaries, as well as the transit 
improvements within the districts, were the result of extensive consultations with the 
municipalities. 

SIS Facilities - Corridors/Connectors   Broward County has another set of roadway LOS 
standards related to Florida Department of Transportation (FDOT) Strategic Intermodal 
System (SIS) Facilities.  These standards were adopted in 2008, as part of a Stipulated 
Settlement Agreement between the County, FDOT and DCA to address concerns on 
how LOS would be maintained on the state roadway network. 

1. TCMA LOS Standards 

The LOS for the overall TCMA‘s in the County are as follows: 

 Increase the number of bus shelters by 25% from FY 2009 to FY2013. 
 Traffic volumes on arterial roadways shall remain less than the maximum service 

volumes listed in table 2-26 below. 

 
Table 2-26 

Peak Hour Two-Way Maximum Service Volumes 
 

Roadway Eastern Core District All Other Districts 

Two-lane arterials 2,485 2,555 
Four-lane arterials 5,267 5,442 
Six-lane Arterials 7,910 8,190 
Eight Lane arterials 10,342 10,605 

Source:  Generalized Peak Hour Two-Way Volumes for Florida‘s Urbanized Areas‖ – FDOT 
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The LOS for the eight (8) individual TCMA‘s are as follows; 

Northeast District - Maintain headways of 30 minutes or less on 90% of routes. 
Establish and maintain service at one or more neighborhood transit centers.  Reduce 
traffic signal communication failures by 50% by FY 2013.  Increase peak-hour weekday 
fixed-route transit ridership by 17 percent from FY 2009 to FY 2013. 

North Central District - Establish and maintain headways of 30 minutes or less on 
90% of routes. Maintain service at one or more neighborhood transit centers.  Increase 
peak-hour weekday fixed-route transit ridership by 23 percent from FY 2009 to FY 2013.  
Maintain the current number of community bus routes (13) through 2013. 

Central District - Maintain headways of 30 minutes or less on 80% of routes.  Establish 
and maintain service at one or more neighborhood transit centers.  Reduce traffic signal 
communication failures by 50% by FY 2013.  Increase peak-hour weekday fixed-route 
transit ridership by 19 percent from FY 2009 to FY 2013.  Maintain the current number 
of community bus routes (24) through 2013. 

Port/Airport District - Increase peak-hour weekday fixed-route transit ridership by 20 
percent from FY 2009 to FY 2013. Continue to pursue the ongoing Project Development 
and Environment study to define alternatives that facilitate direct movement of people 
and goods between Port Everglades and Fort Lauderdale Hollywood International 
Airport. This study also includes an intermodal center to facilitate this connectivity along 
with connections to local and regional transit services, including county transit routes, 
Tri-Rail and potential passenger transit services on the Florida East Coast rail corridor.    
Implementation of these improvements would serve to ensure efficient operations within 
the port and airport while addressing traffic congestion on Strategic Intermodal System 
facilities and other roadways.  The results of this study will be incorporated into the 
Master Plans for the Port and the Airport by FY 2013. Funding for this project has not 
yet been identified. Also continue to pursue, as a potential condition of proposed 
amendments to the Northport DRI, a by-pass roadway for Port Everglades, that would 
provide a connection between U.S. 1 and S.E. 17th Street. Notwithstanding the above, 
County has no affirmative obligation to fund or construct this bypass roadway.  

Eastern Core District -Maintain headways of 30 minutes or less on 90% of routes, 
maintain headways of 20 minutes or less on 40% of routes.  Establish and maintain 
service at one or more neighborhood transit centers.  Reduce traffic signal 
communication failures by 50% by FY 2013. Increase peak-hour weekday fixed-route 
transit ridership by 19 percent from FY 2009 to FY 2013.  
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Sawgrass District - Maintain headways of 15 minutes or less on 50% of routes.  
Establish and maintain service at one or more neighborhood transit centers.  Increase 
peak-hour weekday fixed-route transit ridership by 22 percent from FY 2009 to FY 2013.   

Southeast District - Maintain headways of 30 minutes or less on 80% of routes.  
Establish and maintain service at one or more neighborhood transit centers.  Increase 
peak-hour weekday fixed-route transit ridership by 24 percent from FY 2009 to FY 2013. 

South Central District - Maintain headways of 30 minutes or less on 80% of routes.  
Establish and maintain service at two or more neighborhood transit centers.  Increase 
peak-hour weekday fixed-route transit ridership by 22 percent from FY 2009 to FY 2013. 
Maintain the current number of community bus routes (10) through 2013. 

2. LOS Standards - Standard Concurrency Districts  

Broward County has two (2) Standard Concurrency Districts – one in the northwest and 
the other in the southwest.  The Roadway LOS standards for both districts are based on 
the generalized two-way peak-hour standard volumes contained in the Florida 
Department of Transportation Level of Service Manual. (See Table 2-28 below)  

3. LOS Standards  - SIS Facilities (Corridors/Connectors) 

The County-wide LOS standard for roadways on the SIS, including connectors, is 
summarized in Table 2-27 below: 

Table 2-27 
LOS – SIS Facilities 

 Roadway Roadway Segment  
LOS 

Standard* 
SIS Corridors 
Florida Turnpike 

& 

Homestead 

Extension 

Miami-Dade County line to Palm Beach County line 

D 

Interstate 95 Miami-Dade County line to Palm Beach County line E 

Interstate 595 Interstate 75 to US 1 D 

Sawgrass 

Expressway 
Interstate 75 to east of I-95 ramps via SW 10 Street(State Road 869) D 

Interstate 75 Miami-Dade County line to west of US-27 D 

Interstate 75 West of US-27 to Collier County line B 

US 27 Miami-Dade County line to Interstate 75 D 

US 27 Interstate 75 to Palm Beach County line B 

SIS Connectors 

 
Port Everglades 

 I-595 east straight into entrance (Eller Drive) 

D 
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 I-95 to SR 84 to Spangler Boulevard to entrance 

 

Fort Lauderdale – Hollywood International Airport 

 SIS corridor (I-595/US-1 interchange) directly to entrance  

 I-95 to SR 84/SW 24th Street to SW 4th Avenue to Perimeter Road 

to air cargo entrance  

 

FEC Intermodal Terminal 

 I-95 to SR 84 to Andrews Avenue to entrance  

Ft. Lauderdale Greyhound Bus Terminal 

 I-95 to Broward Boulevard to NE 3rd Avenue to 3rd Street to 

entrance 

Deerfield Beach Amtrak/Tri-Rail Station 

 I-95 to Hillsboro Boulevard to entrance 

 

Ft. Lauderdale Amtrak/Tri-Rail Station 

 SIS corridor (I-95 ramps) directly to entrance 

Hollywood Amtrak/Tri-Rail Station 

 I-95 to Hollywood Boulevard to entrance 

Cypress Creek Tri-Rail Station 

 I-95 to Cypress Road to Andrews Avenue to entrance 

Ft. Lauderdale-Hollywood International Airport Tri-Rail Station 

 I-95 to Griffin Road to Ravenswood Road to Gulf Stream Way to 

entrance 

Pompano Beach Tri-Rail Station 

 I-95 to SR 834 (Sample Road) to 8th Avenue to entrance 

Sheridan Street Tri-Rail Station 

 I-95 to N 29th Avenue to entrance  

TRIP-Funded Facilities 

  Roadway Segment  
LOS 

Standard** 

 

Palm Avenue from Stirling Road to Griffin Road 

 Palm Avenue from Orange Drive to Sheridan Street 

 

State Road 7 from North of Hallandale Beach Boulevard to North of 

Fillmore Street 

 State Road 7/U.S. 441 from NE/NW 215th Street (Miami-

Dade County) to Johnson Street 

 

State Road 7/U.S. 441 from South of Miami-Dade County Line to 

North of Hallandale Beach Boulevard 

 State Road 7/U.S. 441 from NE/NW 215th Street (Miami-

Dade County) to Sheridan Street 

 

Griffin Road from SW 172nd Avenue to SW 188th Avenue 

 Griffin Road from SW 188th Avenue to Weston Road/Dykes 

Road 
 

D 

*   The level of service letter designations are defined  in FDOT’s 2002 Quality/Level of Service Handbook 

unless an alternate (as refined through identified mobility strategies) standard is agreed to in writing by FDOT. 

 

** Broward County should coordinate with FDOT on the setting of the level of service standard for facilities 
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As mentioned above, the SIS has an adopted LOS standard of LOS ―D‖ in urbanized 

areas with population over 500,000. Table 2-28 Generalized Peak Hour Two-Way 
Volumes, LOS ―D‖ Urban Principal Arterials (Freeways) illustrated below, provides the 
generalized two-way peak hour volumes for FIHS roadways. 

Table 2-28 
Generalized Peak Hour Two-Way Volumes,  

LOS “D” Urban Principal Arterials (Freeways) 
 

Roadway Link 
Two-Way Peak 

Hour Volumes 
Lanes 

I-75 South County Line to Sawgrass x-way 13,480 8 
I-75 West of Sawgrass x-way to USB 10,150 6 
Sawgrass x-way SR 84 to Sunrise Blvd 10,150 6 
Sawgrass x-way Sunrise Blvd to Powerline Road 10,150 6 
I-95 South County Line to I-595 16,930 10 
I-95 I-595 to Oakland Park Blvd 16,930 10 
I-95 Oakland Park Blvd to Commercial Blvd 16,930 10 
I-95 Commercial Blvd to North County Line 13,480 8 
FTPK ext West of FTPK to University Drive 6,770 4 
FTPK South County Line to North County Line 10,150 6 
I-595 USB to  University Drive 10,150 6 
I-595 University Dr. to US 1 13,480 8 
US 27 South County Line to I-75 6,770 4 
Source:  2009 FDOT Quality/Level of Service handbook TABLE 4 

 

As depicted in Table 2-27 different LOS standards have been adopted for the following 
Broward County roadway sections: 

 I-95:  South County line to North County Line – LOS E 
 I-75:  West of U.S. 27 to Collier County Line – LOS B 
 U.S. 27:  I-75 to North County Line – LOS B     

 

 

that receive TRIP funding. The presumption is that LOS D will apply as soon as the improvement is 

programmed for implementation; however, an alternate standard may be adopted in TCMAs if agreed to in 

writing by FDOT. 
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The acceptable peak hour two way volumes for these three roadway segments are 
shown in Table 2-29 below.  

Table 2-29 
Peak Hour Two-Way Maximum Service Volumes 

 

Roadway Link 
Two-Way Peak 

Hour Volumes 
Lanes 

I-95 
South County Line to Commercial Blvd. 19,250 10 
Commercial Blvd. to North County Line 15,270 8 

I-75 West of US 27 to Collier County Line 4,000 4 
US 27 I-75 to North County Line 4,000 4 
Source:  2009 FDOT Quality/Level of Service handbook TABLES 4 and 5 

 

Traffic Growth  

For the period 2002-2007 the Broward County traffic growth trend has changed 
direction from the previous 5 year period (1997-2002), to the point of turning into 
negative growth between 2006 and 2007as depicted in the chart below. 
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Furthermore, the same trend can be observed for traffic growth along the freeways 
except for I-75 West and specific hot spots identified near points of access to the 
Strategic Intermodal System (SIS). See Map 3, Ch. 2.4.6. 

Review and Analysis - Transportation Concurrency Management Areas (TCMAs) 

 
The following analysis was performed to evaluate how the TCMA‘s are performing 

based on the adopted LOS. (See Appendix A for the detailed data supporting this 
analysis). 
  
Northeast District  
 
The increase in peak-hour weekday fixed-route ridership by 17% was planned to be 
achieved primarily through two programs, both funded partially from concurrency 
revenues: (1) bus stop improvements, which included ADA compliance, additional 
shelters, and other enhancements; and (2) bus replacements, which decreases the 
frequency of vehicle breakdowns, thereby improving system reliability. The persistent 
economic slowdown, lack of growth and redevelopment, high rates of unemployment, 
County budget constraints and two fare increases have impacted ridership. As a 
consequence, existing 2010 weekday daily ridership has dropped by 12.3%.  
 
The routes serving this district were also monitored to determine whether additional 
buses and/or service were needed to meet demand. Headways of 30 minutes or less on 
90% of routes has not been maintained. Existing 2010 conditions show that only 87.5% 
of the routes serving this area maintain the 30 minutes headways Level of Service 
(LOS) standard. Also, routes 92, 93, 94, 95 and 97 have been eliminated.  
 
One neighborhood transit center was programmed and funded in Pompano Beach, near 
the intersection of Atlantic Boulevard and Dixie Highway. Design of this facility has been 
completed and construction is underway. 
 
The reduction in traffic signal communication failures was planned to be achieved 
through the implementation of the Advanced Transportation Management System 
(ATMS). ATMS includes the deployment of fiber optic cable, network equipment, traffic 
controllers and cabinets, video cameras, and dynamic message signs to improve traffic 
flow and reduce congestion. At this time, the County is proceeding with its conversion of 
its older second-by-second central computerized signal system (Urban Traffic Control 
System [UTCS]) to a "distributed-intelligence" based signal operating platform. The new 
"distributed intelligence" software platform (envisioned as part of what was formerly 
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called ATMS) allows the signal operation programs to reside locally at the individual 
intersection controllers, and signal coordination is achieved by time offsets established 
from a time clock common to all the intersections.  
As of today, the County has deployed approximately 50 intersections onto the new 
system, and anticipates adding another 200 intersections within the downtown Ft. 
Lauderdale area (original ATMS Phase 1 area) onto the new system by July of 2011.  
By July of 2012, the target is to have another 500 intersections on the new system, or 
approximately 750 (62%) of our approximate total of 1,200 on-line intersections and 
meet the LOS standard for reducing the communications outages by 50% by 2013.  

  
North Central District  
 
The increase in peak-hour weekday fixed-route ridership by 23% was planned to be 
achieved primarily through two programs, both funded partially from concurrency 
revenues: (1) bus stop improvements, which included ADA compliance, additional 
shelters, and other enhancements; and (2) bus replacements, which decreases the 
frequency of vehicle breakdowns, thereby improving system reliability. The persistent 
economic slowdown, lack of growth and redevelopment, high rates of unemployment, 
county budget constraints and two fare increases have impacted ridership. As a 
consequence, existing 2010 weekday daily ridership has dropped by 5.9%.  
 
The routes serving the district were also monitored to determine whether additional 
buses and/or service were needed to meet demand. Headways of 30 minutes or less on 
90% of routes has not been achieved. Existing 2010 conditions show that only 82% of 
the routes serving this area maintain the 30 minutes headways LOS standard. 
Furthermore, the number of community bus routes in the district has been reduced from 
13 to 12.  
 
Construction of one neighborhood transit center is a condition in the development order 
for the Coral Springs Downtown DRI. It is to be located near the intersection of Sample 
Road and University Drive. No County funds are committed for this project. Condition 
4.01 (Z) of the DRI Development Order requires that this Neighborhood Transit Center 
be open for use prior to the issuance of a certificate of occupancy.  Design of this facility 
is underway.  
 
Central District  
 
The increase in peak-hour weekday fixed-route ridership by 19% was planned to be 
achieved primarily through two programs, both funded partially from concurrency 
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revenues: (1) bus stop improvements, which included ADA compliance, additional 
shelters, and other enhancements; and (2) bus replacements, which decreases the 
frequency of vehicle breakdowns, thereby improving system reliability. The persistent 
economic slowdown, lack of growth and redevelopment, high rates of unemployment, 
county budget constraints and two fare increases have impacted ridership. As a 
consequence, existing 2010 weekday daily ridership has dropped by 8.83%.  
 
The routes serving the district were also monitored to determine whether additional 
buses and/or service were needed to meet demand. Headways of 30 minutes or less on 
80% of routes has been achieved. Existing 2010 conditions show that 82% of the routes 
serving this area maintain the 30 minutes headways LOS standard, although 2 routes 
have been eliminated. Furthermore, the number of community bus routes in the district 
has been reduced from 24 to 22.  
 
Construction of one neighborhood transit center was a condition in the development 
order for the Lauderhill City Center DRI, recently approved. The proposed project 
consists of 46 acres of mixed use, located west of State Road 7, between N.W. 12 
Street and N.W. 16 Street, and includes the construction of the Lauderhill City Center 
Terminal.  
 
The reduction in traffic signal communication failures was planned to be achieved 
through the implementation of the Advanced Transportation Management System 
(ATMS). ATMS includes the deployment of fiber optic cable, network equipment, traffic 
controllers and cabinets, video cameras, and dynamic message signs to improve traffic 
flow and reduce congestion. At this time, the County is proceeding with its conversion of 
its older second-by-second central computerized signal system (Urban Traffic Control 
System [UTCS]) to a "distributed-intelligence" based signal operating platform. The new 
"distributed intelligence" software platform (envisioned as part of what was formerly 
called ATMS) allows the signal operation programs to reside locally at the individual 
intersection controllers, and signal coordination is achieved by time offsets established 
from a time clock common to all the intersections.  
 

As of today, the county has deployed approximately 50 intersections onto the new 
system, and anticipates adding another 200 intersections within the downtown Ft. 
Lauderdale area (original ATMS Phase 1 area) onto the new system by July of 2011.  
By July of 2012, the target is to have another 500 intersections on the new system, or 
approximately 750 (62%) of our approximate total of 1,200 on-line intersections and 
meet the LOS standard for reducing the communications outages by 50% by 2013.  
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Port/Airport District  
 
The increase in peak-hour weekday fixed-route ridership by 20% was planned to be 
achieved primarily through two programs, both funded partially from concurrency 
revenues: (1) bus stop improvements, which included ADA compliance, additional 
shelters, and other enhancements; and (2) bus replacements, which decreases the 
frequency of vehicle breakdowns, thereby improving system reliability. The persistent 
economic slowdown, lack of growth and redevelopment, high rates of unemployment, 
county budget constraints and two fare increases have impacted ridership. As a 
consequence, existing 2010 weekday daily ridership has dropped by 8.82%.  
 
The County continues to study options for the direct movement of freight and 
passengers between Port Everglades and Fort Lauderdale Hollywood International 
Airport. The results of these efforts are being incorporated into the Master Plans for the 
Port and the Airport through their latest updates. These options will serve to relieve 
significant segments of the Strategic Intermodal System (SIS) in this District.  
 
The Broward County Intermodal Center (IMC)/People Mover project has been put on 
hold by the Board of County Commissioners. Economic conditions, priority needs and 
potential federal, state and local funding will determine the future of this project.    
 
Eastern Core District   
 
The increase in peak-hour weekday fixed-route ridership by 19% was planned to be 
achieved primarily through two programs, both funded partially from concurrency 
revenues: (1) bus stop improvements, which included ADA compliance, additional 
shelters, and other enhancements; and (2) bus replacements, which decreases the 
frequency of vehicle breakdowns, thereby improving system reliability. The persistent 
economic slowdown, lack of growth and redevelopment, high rates of unemployment, 
county budget constraints and two fare increases have impacted ridership. As a 
consequence, existing 2010 weekday daily ridership has dropped by 18.33%.  
 
The routes serving the district were also monitored to determine whether additional 
buses and/or service were needed to meet demand. Headways of 30 minutes or less on 
90% of routes has not been achieved; existing 2010 conditions show that only 87% of 
the routes serving this area maintain the 30 minutes headways LOS standard. 
Headways of 20 minutes or less on 40% of routes has already been achieved; existing 
2010 conditions show that 60% of the routes serving this area provide the 20 minutes 
headways LOS standard required.   
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In Downtown Fort Lauderdale, plans are underway for a fixed route streetcar system 
(the Wave). This system is designed to connect all major hubs in Downtown Ft. 
Lauderdale including but not limited to: the BCT Terminal, the government complex, the 
riverfront, and the hospital district. The preferred alternative would have a northern 
terminus near Sistrunk Boulevard and N.E. Third Avenue, and a southern terminus at 
Broward General Medical Center (at the intersection of Andrews Avenue and S.E. 17 
Street). Both of these station locations have high viability to become neighborhood 
transit centers.  
 
Ongoing interagency discussions associated with the Wave and other major capacity 
transit projects will determine future improvements to the BCT Downtown Terminal. 
 
 The reduction in traffic signal communication failures was planned to be achieved 
through the implementation of the Advanced Transportation Management System 
(ATMS). ATMS includes the deployment of fiber optic cable, network equipment, traffic 
controllers and cabinets, video cameras, and dynamic message signs to improve traffic 
flow and reduce congestion. At this time, the County is proceeding with its conversion of 
its older second-by-second central computerized signal system (Urban Traffic Control 
System [UTCS]) to a "distributed-intelligence" based signal operating platform. The new 
"distributed intelligence" software platform (envisioned as part of what we formerly 
called ATMS) allows the signal operation programs to reside locally at the individual 
intersection controllers, and signal coordination is achieved by time offsets established 
from a time clock common to all the intersections.  
As of today, the county has deployed approximately 50 intersections onto the new 
system, and anticipates adding another 200 intersections within the downtown Ft. 
Lauderdale area (original ATMS Phase 1 area) onto the new system by July of 2011.  
By July of 2012, the target is to have another 500 intersections on the new system, or 
approximately 750 (62%) of our approximate total of 1,200 on-line intersections and 
meet the LOS standard for reducing the communications outages by 50% by 2013.    

Sawgrass District  
 
The increase in peak-hour weekday fixed-route ridership by 22% was planned to be 
achieved primarily through two programs, both funded partially from concurrency 
revenues: (1) bus stop improvements, which included ADA compliance, additional 
shelters, and other enhancements; and (2) bus replacements, which decreases the 
frequency of vehicle breakdowns, thereby improving system reliability. The persistent 
economic slowdown, lack of growth and redevelopment, high rates of unemployment, 
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county budget constraints and two fare increases have impacted ridership. As a 
consequence, existing 2010 weekday daily ridership has dropped by 10.1%.  
 
The routes serving the district were also monitored to determine whether additional 
buses and/or service were needed to meet demand. Headways of 15 minutes or less on 
50% of routes has been achieved. Existing 2010 conditions show that 50% of the routes 
serving this area maintain the 15 minutes headways LOS standard.  
 
Development Order conditions for the Amerfirst/Metropica DRI, includes the 
construction of a covered, lighted transit station, architecturally compatible with the 
development. The transit station shall also include a drop off and pick-up area to be 
utilized by the general public, taxi service, or other forms of vehicular transportation.  
 
Southeast District  
 
The increase in peak-hour weekday fixed-route ridership by 24% was planned to be 
achieved primarily through two programs, both funded partially from concurrency 
revenues: (1) bus stop improvements, which included ADA compliance, additional 
shelters, and other enhancements; and (2) bus replacements, which decreases the 
frequency of vehicle breakdowns, thereby improving system reliability. The persistent 
economic slowdown, lack of growth and redevelopment, high rates of unemployment, 
county budget constraints and two fare increases have impacted ridership. As a 
consequence, existing 2010 weekday daily ridership has dropped by 2.1%.  
 
The routes serving this district were also monitored to determine whether additional 
buses and/or service were needed to meet demand. Headways of 30 minutes or less on 
90% of routes has not been achieved. Existing 2010 conditions show that only 63% of 
the routes serving this area maintain the 30 minutes headways Level of Service (LOS) 
standard.  
 
Construction of a neighborhood transit center was a condition in the development order 
for the Gulfstream Park DRI in Hallandale Beach. This neighborhood transit center has 
been completed (Super Stop).  
 
South Central District  
 
The increase in peak-hour weekday fixed-route ridership by 17% was planned to be 
achieved primarily through two programs, both funded partially from concurrency 
revenues: (1) bus stop improvements, which included ADA compliance, additional 
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shelters, and other enhancements; and (2) bus replacements, which decreases the 
frequency of vehicle breakdowns, thereby improving system reliability. The persistent 
economic slowdown, lack of growth and redevelopment, high rates of unemployment, 
county budget constraints and two fare increases have impacted ridership. As a 
consequence, existing 2010 weekday daily ridership has dropped by 4.3%. 
 
The routes serving this district were also monitored to determine whether additional 
buses and/or service were needed to meet demand. Headways of 30 minutes or less on 
90% of routes has not been maintained. Existing 2010 conditions show that only 56% of 
the routes serving this area maintain the 30 minutes headways Level of Service (LOS) 
standard. On the positive side, the number of community bus routes in the district has 
been increased from 10 to 16.  
 
Two completed neighborhood transit centers are in operation in this District. One is on 
the campus of Nova Southeastern University, east of University Drive in Davie; the 
other is in the Miramar City Center complex, located between Hiatus Road, Red Road, 
and Miramar Boulevard.  
 
Overall  
 
The increase in the number of bus stop shelters by 25% from FY 2009 to FY 2013 is 
progressing as scheduled.  Existing 2010 conditions show an increase of 6.23% from 
FY 2009. Broward County Transit (BCT) has been making positive strides in meeting 
the FY 2013 LOS Standard.   In addition, BCT has been very active in the ADA bus stop 
construction to meet the Federal mandate. Besides transit concurrency fees, other 
funding sources have become available (federal, state, stimulus) providing BCT the 
opportunity to develop a countywide shelters and transit amenities action plan. This plan 
addresses the need to provide over 300 shelters at strategic locations at a cost of more 
than $10 Million.  

The policy to maintain the specified maximum service volumes on arterial roadways 
within each TCMA is implemented by an analysis performed after the previous year's 
traffic count data is available.  However, roadway volumes in general have not been 
increasing lately, due to previously addressed factors including high fuel costs, slowed 
population growth and the persistent economic slowdown. 

It is important to note that the programming of forecasted concurrency revenues, along 
with other transportation revenue sources, is contained in the Broward County Capital 
Program. These programmed funds are included in the Capital Improvement Element.  
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For TCMA comparison of LOS Standards with 2010 existing conditions supporting 
documentation please see Appendix A – (Transportation Concurrency Management 
Area (TCMA) Data Comparison of LOS Standards with 2010 Existing Conditions). 
 

 

Potential Options:  

Due to the continued decline in LOS in specific hot spots over the planning timeframe 
Broward County in cooperation with FDOT, MPO, RTA and municipalities will be 
evaluating other methods to determine and maintain LOS requirements. To address the 
anticipated decline in transit and roadway LOS, Broward County is considering the 
following options:  

1. Revise implementation horizons for Transportation Concurrency Management 
Areas (TCMAs) to reflect more realistic timeframes. 

2. Reduce the roadway LOS standards so that what constitute LOS ―E‖ or LOS ―F‖ 

will actually reflect LOS ―C‖ and LOS ―D‖. This would change how Broward County 
recognizes and records the roadway LOS standard. It becomes what the County 
maintains as an acceptable LOS, based on the existing and potential conditions. 

3. Facilitate the establishment of Multi-Modal Transportation Districts (MMTD‘s); this 
designation can serve as the foundation for increasing alternative modes of 
transportation.   

4. Review and enhance policies that support projects and programs that promote 
multimodal transportation and attract federal and state funding along specific 
congested corridors.  Seek additional resources to maintain and improve the 
transit and multi-modal LOS. 
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Map 3, Ch. 2.4.6 
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2.4.7 Public School Facilities 
 

In 2005, the Florida Legislature passed SB 360, a bill which mandated public school 
concurrency.  This required that the availability of public schools be made a prerequisite 
for the approval of residential construction and directed a closer integration of planning 
for school capacity with comprehensive planning.  It required, among other things, that 
local governments and the Broward County School Board 1) update existing interlocal 
agreements to reflect the current legislation, 2) adopt a financially feasible, level of 
service (LOS) standard for public schools and 3) adopt a Public School Facilities 
Element as a part of their comprehensive plans to establish a framework for the 
planning of public schools.  

In 2008, public school concurrency became effective in Broward County.  The adopted 
LOS is based upon permanent Florida Inventory of School Housing or (FISH) capacity 
for each elementary, middle and high school.   

Until early last year, the LOS was 110% of permanent FISH. Permanent FISH, excludes 
relocatable classrooms or ―portables‖.  The Concurrency Service Area (CSA) is the 
annually adopted school attendance boundary for each elementary, middle and high 
school.  In February 2010, due to the impact of decreased enrollments and a significant 
drop in available funding for school construction, the School Board amended the 
Interlocal Agreement for Public School Facility Planning (ILA), again.  A second 
amendment revised the LOS from 110% of FISH capacity to 100% of gross capacity, 
which allows for the consideration of portables in determining if LOS standards have 
been met.  At the beginning of the 2019/2020 school year, the LOS for each CSA will 
return to 110% of permanent FISH capacity.   The revised provisions contained within 
the Second Amended ILA are included in ATTACHMENT B to this report. 

The public school facility Concurrency Management System operates according to the 
state mandated requirements (Section 163.31777 F.S. and 163.3180 F.S.) for the 
implementation of school concurrency and the adopted School Board‘s ILA. These 
require Broward County, the School Board and non-exempt municipalities to ensure that 
the adopted Level of Service Standard (LOS) to be achieved and maintained for each 
school type and CSA.   

Unlike existing concurrency services (roads, sanitary sewer, solid waste, drainage, 
potable water, recreation and mass transit) which are the responsibility of local 
governments, the School Board, by constitutional mandate, has the responsibility of 
providing educational facilities to meet the needs of current and future students as 
represented in the School Board‘s adopted Five Year District Educational Facilities Plan 
(DEFP). The local governments, therefore, do not have control of the funding sources or 
the allocation of funds for new or renovated schools which would add student capacity. 
However, since the School Board isn‘t empowered to implement a Concurrency 
Management System on its own, it must rely upon the local governments to do so 
through their Land Development Regulations. 
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Impacts of Economic Downturn on LOS 

Since late 2006, Broward County has been experiencing the effects of a bursting 
housing bubble and prolonged economic recession. This has resulted in, among other 
things, declining public school enrollments and excess capacity in numerous eastern 
schools in Broward County.  As Table 2-30 below illustrates, as of 2010, there was an 
excess of 15,000 classroom seats available, District-wide, for the total Elementary, 
Middle and High public schools. It is a dramatic change in three years.  

Table 2-30 
School Enrollment 2006-2010 

 
 
 
 
 
 
                          
 
     Source: Broward County School Board, 2010 

Due to the excess capacity, the Florida Department of Education rejected construction 
funds for new facilities proposed to meet the School Board‘s adopted LOS.  As a result, 
many CSA‘s were projected to fail adopted LOS. The School Board was relying upon 
these funds to add capacity to relieve overcrowded schools in western Broward County.  
So, in order to address these existing and projected LOS deficiencies and continue to 
maintain a state mandated financially feasible capital plan, the School Board began the 
process to amend the ILA again, in 2009. The amended ILA was adopted by the School 
Board and approved by the County in February, 2010.  Subsequently, on December 14, 
2010, the County adopted the revised LOS into the Comprehensive Plan. The Land 
Development Regulations (LDR‘s) will subsequently be amended in 2011.  

 
  

School Year 
District Total 20th 
Day Enrollment 

Permanent  
FISH Capacity 

Total (Under) 
Over FISH 

2006/2007 241,800 234,430 7,370 

2007/2008 236,540 238,284 (1,744) 

2008/2009 232,448 241,828 (9,380) 

2009/2010 229,925 244,987 (15,062) 
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2.5 Plan Amendments (Status of Development) 
 

Since the previous EAR in 2004, Broward County continues to focus development and 
redevelopment within the urban areas, along transit corridors thru the establishment of 
infill policies and land use designations which promote mixed use development.  The 
establishment of Transit Orientated Development (TOD) and Transit Orientated Corridor 
(TOC) land use designations in December 2004 along with other mixed use categories 
of Regional and Local Activity Centers (RAC & LAC) has helped direct redevelopment 
and future population growth within the County to the older urbanized areas and along 
transit corridors.  An in-depth analysis of the impact of these land use changes and 
resulting development is discussed in Chapter 3, Major Issues – Population and 
Impacts on Urban Services. 

Since 2003, a total of 170 Plan amendments have been filed in Broward County; 148 
were adopted and 22 were denied or withdrawn.  A total of approximately 25,045.02 
acres or land uses were changed. See Table 2-31 and corresponding maps which 
follow.   

 

Table 2-31 - Future Land Use Map Amendments (2003-2010) 

# AMENDMENT 
MUNICIPA

LITY 
ADOPTION 

DATE 
FROM TO 

GROSS 
ACREAGE 

TOWNSHIP/RANGE/S
ECTION/LOCATION 

2010 

1  

PC 10-29                  
Small Scale          

Southwest 
Ranches 

Withdrawn Rural Ranches 
(permits one 
dwelling unit per 
2.5 gross acres or 
2.0 net acres) 

Commercial 9.8 T 50 South; R 40 East; 
S 35.                     
Located on the west 
side of Flamingo Rd, 
between Griffin Rd. and 
Stirling Rd. 

 2 

PC 10-28              
Small Scale 

Fort 
Lauderdale 

9/28/10 Medium (16) 
Residential 

Recreation 
& Open 
Space 

0.86 T 49 South; R 42 East; 
S 34.                              
Located on the east 
side of Northwest 6 
Avenue, between 
Northwest 17 Street 
and Northwest 17 
Place. (South Middle 
River Park) 



2011 Evaluation and 

Appraisal Report 

 

  

99 

Chapter 2:  EAR Requirements 

Broward County                                                                                 Planning and Redevelopment Division                                                                                                                                                                                                             
Proposed EAR – 2/22/2011     

 

# AMENDMENT 
MUNICIPA

LITY 
ADOPTION 

DATE 
FROM TO 

GROSS 
ACREAGE 

TOWNSHIP/RANGE/S
ECTION/LOCATION 

 3 

PC 10-27            
Small Scale 

Fort 
Lauderdale 

9/28/10 Community 
Facilities 

Recreation 
& Open 
Space 

6.8 T 50 South; R 42 East; 
S 16.                              
Located on the east 
side of Southwest 18 
Avenue, and between 
Southwest 14 Court 
and Southwest 16 
Street. (Hortt Park) 

 4 

PC 10-26              
Small Scale 

Fort 
Lauderdale 

9/28/10 Medium (16) 
Residential 

Recreation 
& Open 
Space 

2.5 T 50 South; R 42 East; 
S 16.                              
Located between 
Southwest 16 Street 
and Orange Isle, and 
between Southwest 9 
Avenue and Southwest 
9 Terrace. (Gore 
Nursery) 

 5 

PC 10-25              
Small Scale 

Hollywood 9/14/10 Low (5) 
Residential 

Commercial 0.65 T 50 South; R 42 East; 
S 31.                              
Located on the north 
side of Stirling Road, 
between Southwest 37 
Terrace and Southwest 
40 Avenue. 

 6 

PC 10-24              
Small Scale 

Pompano 
Beach 

9/14/10 Low (5) 
Residential 

Irregular 
(13) 
Residential 

7.2 T 48 South; R 42 East; 
S 24.                           
Located on the east 
side of Northeast 3 
Avenue, between 
Northeast 31 Court and 
Northeast 33 Street. 

 7 

PC 10-23              
Small Scale 

Pompano 
Beach 

9/14/10 Recreation & 
Open Space 

Community 
Facilities 

3.9 T 48 South; R 43 East; 
S 31.                     
Located on the south 
side of Northeast 2 
Street, between State 
Rd A-1-A and Riverside 
Drive. 

 8 

PC 10-22              
Small Scale 

Hollywood 9/14/10 Recreation & 
Open Space 

Commercial 4.9 T 51 South; R 41 East; 
S 13.                          
Located on the east 
side of South 62 
Avenue, between 
Jackson Street and Van 
Buren Street. 
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# AMENDMENT 
MUNICIPA

LITY 
ADOPTION 

DATE 
FROM TO 

GROSS 
ACREAGE 

TOWNSHIP/RANGE/S
ECTION/LOCATION 

 9 

PC 10-21             
Large Scale 

Unincorpora
ted Broward 
County and 
City of 
Parkland  

9/28/10  Estate (1) 
Residential    (514 
ac);                          
Rural Residential-
10 (Palm Beach 
County - 1 du per 
10 acres)         
(225 ac)                       

Irregular (2) 
Residential 
within a 
Dashed-
Line Area           
699.0 
acres;  
Commercial 
within a 
Dashed-
Line  Area                                
40.0 acres.          

739.0 T 47 South; R 41 East; 
S 27 and 34.                                         
Located on the east 
side of University Drive, 
between Loxahatchee 
Road and Northwest 72 
Street. 

 10 

PC 10-20            
Large Scale 

Unincorpora
ted Broward 
County  

9/28/10  Rural Residential-
10 (Palm Beach 
County - 1 du per 
10 acres) 

Low (2) 
Residential. 

300.0 T 47 South; R 41 East; 
S 28 and 29.                                         
Located west of 
University Drive 
(extended), between 
Loxahatchee Road and 
County Line Road. 

 11 

PC 10-19               
Large Scale 

Tamarac Withdrawn       No backup available. 

 12 

PC 10-18            
Large Scale 

Tamarac Withdrawn       No backup available. 

 13 
PC 10-17           
Small Scale 

Deerfield 
Beach 

Withdrawn       No backup available. 

 14 

PC 10-16               
Small Scale 

Deerfield 
Beach 

9/28/10  Commercial 
Recreation 

Medium-
High (25) 
Residential 

5.6 T 48 South; R 42 East; 
S 15.                                         
Located on the north 
side of Cristal Lake 
Drive, west of Military 
Trail. 

 15 

PC 10-14           
Small Scale 

Davie 9/28/10  Low-Medium (10) 
Residential 

Irregular 
(22) 
Residential 

49.97 T 50 South; R 41 East; 
S 22.                                                 
Located east of 
University Drive, 
between Nova Drive 
and Southwest 30 
Street. 
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MUNICIPA

LITY 
ADOPTION 

DATE 
FROM TO 

GROSS 
ACREAGE 

TOWNSHIP/RANGE/S
ECTION/LOCATION 

 16 

PC 10-13              
Large Scale 

Wilton 
Manors 

9/28/10  Commercial (34.3 
ac);                                    
Industrial (31.7 
ac);                                      
Low-Medium (10) 
Residential (26.7 
ac);            
Medium (16) 
Residential (4.9 
ac)       Medium-
High (25) 
Residential (9.8 
ac);              
Recreation & 
Open Space (6.8 
ac); 

TOC:                
Residential                          
519 du; 
Hotel                            
172 rooms ;    
Commercial               
538,200 
sq.ft.;    
Industrial                     
71,600 
sq.ft.;       
Transportati
on                  
7.8 acres;        
Recreation 
& Open 
Space 6.9 
acres. 

114.2 T 49 South; R 42; S 26.                          
Located between 
Northeast 11 Avenue 
and Northeast 15/16, 
and between the South 
Fork of Middle River 
and the North Fork of 
Middle River. 

 17 

PC 10-12        
Large Scale 

Tamarac 9/28/10  Commercial 
(121.45 ac);                                
Community 
Facilities (6.67 ac);                        
Recreation & 
Open Space (3.21 
ac);    Low (5) 
Residential (2.24 
ac) 

LAC:                
Residential                          
1,875 du;          
Commercial                    
122.4 
acres;        
Community 
Facilities          
7.6 acres;                      
Recreation 
& Open 
Space 3.21 
acres;                

133.6 T 49 South; R 41 East; 
S 8 and 9.                          
Located on the north 
side of West 
Commercial Boulevard, 
between University 
Drive and Northwest 94 
Avenue. 

18  

PC 10-11  
Large Scale 

Pompano 
Beach 

9/28/10  Commercial 
Recreation (160 
ac);                      
Regional Activity 
Center (RAC):                     
Industrial                  
1,310,000 sq.ft.;               
Office                         
970,000 sq.ft.;                
Commercial                
320,000 sq.ft.;           
Hotel                               
250 rooms 

Pompano 
Park South 
RAC:                    
Multi-
propose 
recreational  
135 acres;   
Commercial                        
27 acres;                       
Office                                 
26 acres;                                  
Residential                         
43 acres;                                 
Arvida/Pom
pano Park 
North RAC:            
Industrial                 
1,013,250 
sq.ft.;         

398.9  T 49 South; R 42 East; 
S 3.                          
Located on the east 
side of Powerline Road, 
between Atlantic 
Boulevard and North 
Cypress Bend Drive. 
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# AMENDMENT 
MUNICIPA

LITY 
ADOPTION 

DATE 
FROM TO 

GROSS 
ACREAGE 

TOWNSHIP/RANGE/S
ECTION/LOCATION 

Commercial                
301,273 
sq.ft.;            
Office                         
248,867 
sq.ft.; 

 19 

PC 10-10              
Large Scale 

Hollywood 9/14/10  Commercial 
(408.8 ac);                                       
Low (5) 
Residential (97.7 
ac);                                  
Low-Medium (10) 
Residential (205.3 
ac);  Medium (16) 
Residential (129.5 
ac);              
Irregular (12) 
Residential (58 
ac);       Industrial 
(38.3 ac):                                          
Community 
Facilities (34.7 ac);                        
Office Park (8.0 
ac)                              

TOC:     
Commercial          
15,000,000 
sq.ft.; Office                    
2,000,000 
sq.ft.;    
Community 
Fac.     
1,000,000 
sq.ft.;    
Industrial                
1,000,000 
sq.ft.; Hotel                         
2,500 
rooms ; 
Residential                 
5,309 du                                              

980.3  T 50 South and 51 
South; R 41 East; S 1, 
12, 13, and 24.                                                 
Located along both 
sides of State Road 
7/U.S. 441 between the 
northern and southern 
City of Hollywood 
boundaries. 

20  

PC 10-9                  
Large Scale 

Dania 
Beach 

Withdrawn       No backup available. 

 21 

PC 10-8              
Small Scale  

Hollywood 3/23/10 Low (5) 
Residential 

Recreation 
& Open 
Space 

0.6  T 51 South; R 42 East; 
S 16.                                
Located on the SW 
corner of South 24 Ave 
and Monroe St. 

 22 

PC 10-7                
Small Scale 

Hallandale 
Beach 

3/23/10 Low-Medium (10) 
Residential 

Medium-
High (25) 
Residential 

2.7  T 51 South; R 42 East; 
S 28.                            
Located on the south 
side of NW 2 Ave. and 
NW 3 Avenue. 

 23 

PC 10-6                
Large Scale 

Pompano 
Beach 

9/14/10  Commercial 
Recreation within 
a "Dashed-Line 
Area" 

Irregular 
(7.0) 
Residential 
within a 
"Dashed-
Line Area" 

90.4  T 48 South; R 42 East; 
S 32 and 33.                                
Located on the north 
side of Atlantic Blvd, 
between Florida's 
Turnpike and NW 31 
Ave. 
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FROM TO 
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ACREAGE 

TOWNSHIP/RANGE/S
ECTION/LOCATION 

 24 

PC 10-5                
Small Scale 

Pembroke 
Pines 

9/14/10  Commercial High (50) 
Residential 

4.0  T 51 South; R 41 East; 
S 10.                          
Located on Sheridan 
Street and east of 
University Dr. at the 
terminus of Pasadena 
Blvd. 

 25 

PC 10-4               
Large Scale 

Parkland 9/14/10  Rural Residential-
10 (Palm Beach 
County - 1 du per 
10 acres) 

Low (2) 
Residential         
673.0 
acres;  
Commercial                     
11.5 acres. 

684.5  T 47 South; R 41 East; 
S 28 and 29.                                         
Located west of 
University Dr. 
(extended), between 
Loxahatchee Rd and 
County Line Rd. 

 26 

PC 10-3                 
Large Scale 

Margate 9/14/10  Low (5) 
Residential 

Low-
Medium 
(10) 
Residential 

102.6  T 49 South; R 42 East; 
S 6.                                         
Located east of State 
Rd 7/U.S.441, between 
Atlantic Boulevard and 
Southwest 6 Street. 

 27 

PC 10-2              
Large Scale 

Hallandale 
Beach 

9/14/10  Commercial ( 
234.86 ac);                                 
Medium (16) 
Residential 
(209.77 ac);            
Low-Medium (10) 
Residential (64.16 
ac);         
Commercial 
Recreation (49.03 
ac);                     
Community 
Facilitiies (22.47 
ac);                    
Recreation & 
Open Space 
(19.56 ac);            
Industrial (13.31 
ac);                                   
Low (5) 
Residential (11.54 
ac);                      
Medium-High (25) 
Residential (8.47 
ac);       
Employment 
Center-High (4.42 
ac).                   

Regional 
Activity 
Center 
(RAC):            
Residential                          
4,241 du;        
Commercial                  
234.84 
acres;  
Commercial 
Recreation   
49.03 
acres;  
Community 
Facilities      
22.47 
acres;   
Recreation 
& Open 
Space19.56 
acres; 
Industrial                        
13.31 
acres;       
Employmen
t Center         
4.42 acres. 

637.6  T 51 South; R 42 East; 
S 21, 22 and 27.          
Located east of I-95, 
between Pembroke 
Road and Southwest 
11 Street 
(Broward/Miami-Dade 
County Line). 
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 28 
PC 10-1                
Large Scale 

Hallandale 
Beach 

Withdrawn       No backup available. 

2009 

29 
PC 09-7     
Large Scale                

Fort 
Lauderdale 

 12/8/2009 Various Recreation 
& Open 
Space 

16.7  Consisting of 7 sites in 
the City of Fort 
Lauderdale. 

30 

PC 09-6             
Large Scale 

Fort 
Lauderdale 

12/8/09 Low (5) 
Residential   

Conservatio
n-Natural 
Reservation 

1.5  T 50; R 42 East; S 10.                                       
Located NE corner of 
SW 7 St and SW 9 Ave. 

31 

PC 09-5             
Large Scale 

Dania 
Beach 

 12/8/2009 Low-Med (10) 
Residential (452.5 
acres); 
Commercial 
(264.0 acres);                     
Industrial (247.5 
acres);                               
Local Activity 
Center (161.5 
acres);                     
Employment 
Center-High (54.5 
acres);            Low 
(5) Residential 
(42.5 acres);                    
Recreation & 
Open Space (40.5 
acres);          
Medium (16) 
Residential (38.5 
acres);  
Community 
Facilities (31.5 
acres);                   
Transportation 
(6.5 acres);                               
Utilities (2.5 
acres);                          
Conservation-
Natural 
Reservation 
(2.0ac.) 

Regional 
Activity 
Center 
(RAC):             
Hotel                            
640 rooms;        
Commercial                
264.0 
acres, plus 
500,000 sf 
as Local 
Activity 
Center 
(LAC);                                                
Industrial                       
247.5 
acres;                                                    
Employmen
t Center-
High  54.5 
acres;                             
Recreation 
& Open 
Space 40.5 
acres;          
Community 
Facilities        
36.5 acres;                         
Transportati
on                    
6.5 acres;                               
Utilities                              
2.5 acres;                          
Conservatio
n                      
2.6 acres. 

1,344.0 T 50 and 51; R 42 East; 
S 3, 33, 34, and 35. 
Located east of I-95, 
between Griffin Rd and 
Sheridan Street. 

32 

PC 09-4                
Small Scale 

Fort 
Lauderdale 

12/8/09 Recreation & 
Open Space 

Community 
Facilities 

1.6  T 49; R 42; S 28.                                                    
Located on the north 
side of Northwest 19 
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St., between I-95 and 
Northwest 15 Avenue. 

33 

PC 09-3                   
Small Scale 

Pembroke 
Pines 

 3/24/2009 Industrial within a 
Dashed-Line Area 

Conservatio
n-Natural 
Reservation  
within a 
Dashed-
Line Area 

9.9  T 51; R 39; S 10.                                                     
Located on the south 
side of Sheridan St. 
east of U.S.27. 

34 

PC 09-2                             
Small Scale 

Pembroke 
Pines 

 3/24/2009 Office Park (6.3 
acres), and                             
Commercial (3.6 
acres) 

Commercial 
(6.3 acres), 
and                      
Office Park 
(3.6 acres) 

9.9  T 51; R 40; S 22.                                                
Located on the north 
side of Pembroke Rd 
(proposed), between I-
75 and Southwest 145 
Avenue. 

2008 

35 

PC 08-18                         
Small Scale 

Southwest 
Ranches 

12/9/08 Recreation & 
Open Space 

Community 
Facilities 

6.1  T 50; R 40; S 29.                                               
Located on the SW 
corner of SW 163 
Avenue and Griffin Rd.  

36 

PC 08-17                   
Small Scale 

Pembroke 
Pines 

 12/9/2008 Office Park Commercial 8.2  T 51; R 40; S 15.                                           
Located on the SW 
corner of NW 145 
Avenue and Pines Blvd. 

37 

PC 08-16                   
Small Scale 

Coconut 
Creek 

 9/9/2008 Industrial Commercial 4.5  T 48 South; R 42 East; 
S 7.                     
Located on the north 
side of the Sawgrass 
Expwy, east of State 
Road 7/U.S. 441. 

38 

PC 08-15            
Large Scale 

Plantation 12/9/08 Low-Med (10) 
Residential 

Industrial 14.6  T 49; R 41; S 34.                                                 
Located on the NW 
corner of NW 69 Ave 
and West Sunrise Blvd. 

39 

PC 08-14           
Large Scale 

Pembroke 
Pines 

12/9/08 Estate (1) 
Residential 

Industrial 10.0  T 51; R 39; S 11.                                            
Located on the south 
side of Sheridan, west 
of NW 196 Avenue. 

40 

PC 08-13                  
Large Scale 

Hallandale 
Beach 

Withdrawn 
by Applicant 

      No backup available. 
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41 

PC 08-12 (DRI)           
Large Scale 

Sunrise  2/10/2009 Industrial  LAC:        
Commercial             
285,000 sf;               
Industrial                 
140,000 sf;                                         
Office                    
1,615,000 
sf;                                                                               
Residential                  
1,750 du;                                                                                                                                                                                          
Hotel                             
300 rooms;    
Recreation 
& Open 
Space 5 ac. 
min.    

100.4  T 49, R 40, S 34.                                                                            
Located on the 
southwest corner of 
Sunrise Boulevard and 
Northwest 136 Avenue. 

42 

PC 08-11                      
Small Scale 

Pompano 
Beach 

3/25/08 Commercial Med-High 
(25) 
Residential 

3.8  T 49; R 42; S 1.                                                      
Located on the south 
side of Atlantic Blvd, 
between NE 4 Ave and 
NE 5 Avenue. 

43 

PC 08-10                  
Small Scale 

Plantation 3/25/08 Community 
Facilities 

Industrial 3.8  T 49; R 41; S 34.                                                 
Located on the NW 
corner of NW 11 Place 
and Sunrise Blvd. 

44 

PC 08-9                     
Small Scale 

Fort 
Lauderdale  

 3/25/2008 Industrial  Commercial 3.8  T 49; R 42; S 10.                                                     
Located south of 
Cypress Creek Rd. 
between I-95 and 
Andrews Avenue. 

45 

PC 08-8                      
Small Scale 

Dania 
Beach 

 3/25/2008 Recreation & 
Open Space 

Commercial 2.2  T 50 South; R 42 East; 
S 33.                              
Located on the 
northeast corner of 
Stirling Road and 
Southwest 18 Avenue. 

46 

PC 08-7                         
Small Scale 

Coral 
Springs 

3/25/08 Community 
Facilities 

Industrial 1.0  T 48 South; R 41 East; 
S 18.                                  
Located on the south 
side of Northwest 41 
Street, between Coral 
Ridge Drive and 
Northwest 120 Avenue. 

47 

PC 08-6                        
Small Scale 

Coconut 
Creek 

3/25/08 Office Park Industrial 5.6  T 48 South; R 42 East; 
S 6.                                  
Located on the west 
side of Northwest 51 
Terrace, between 
Johnson Road and 
Hillsboro Boulevard. 
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48 

PC 08-5                        
Small Scale 

Coconut 
Creek 

 3/25/2008 Community 
Facilities 

Low (3) 
Residential 

2.1  T 48 South; R 42 East; 
S 32.                                  
Located on the south 
side of Coconut Creek 
Blvd, NE of NW 39 Ave.  

49 

PC 08-4                 
Large Scale 

Hallandale 
Beach 

Withdrawn 
by Applicant 
and 
resubmitted 
as PC 08-13 

      No backup available. 

50 

PC 08-3                
Large Scale 

Coral 
Springs 

6/24/08 Irregular (10.3) 
Residential 

Commercial 15.7  T 48 South; R 41 East; 
S 8.                                  
Located on the 
northeast corner of 
Wiles Road and Coral 
Ridge Drive. 

51 

PC 08-2               
Large Scale 

Coconut 
Creek 

6/24/08 Low Medium (10) 
Residential 

Commercial 24.8  T 47 and 48; R 42; S 6 
and 31.                             
Located on the north 
side of Hillsboro 
Boulevard east of State 
Road 7/U.S. 441. 

52 

PC 08-1                  
Large Scale 

Coconut 
Creek 

 6/24/2008  Industrial  Commercial 21.8  T 48; R 42; S 6.                                                                            
Located on the NE 
corner of State Rd 7 
U.S. 441 and NW 61 
St.  

2007 

53 

PC 07-23                          
Small Scale 

Deerfield 
Beach 

12/11/07 Commercial (Area 
A) (0.206 acres), 
and Conservation-
Natural 
Reservations 
(Area B) (0.206 
acres) 

Conservatio
n-Natural 
Reservation
s (Area A) 
(0.206 ac), 
and                       
Commercial 
(Area B) 
(0.206 ac) 

0.4  T 48; R 42; S 13.                                
Located west of Dixie 
Highway between 
Northeast 42 Street and 
Northeast 41 Street. 

54 
PC 07-22                          
Small Scale 

Wilton 
Manors 

Withdrawn       No backup available. 

55 
PC 07-21              
Small Scale 

Pompano 
Beach 

Withdrawn       No backup available. 

56 

PC 07-20                                 
Small Scale 

Pompano 
Beach 

 12/11/2007 Low (5) 
Residential (1.0 
acres), and 
Irregular (21) 
Residential (5.5 

Irregular 
(36) 
Residential 

6.5  T 48; R 43; S 18.                               
Located on the west 
side of Federal 
Highway, south of 
Northeast 48 Street. 
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acres) 

57 

PC 07-19 (DRI)                     
Large Scale 

Sunrise 2/10/09 Commercial (78.5 
acres),                                 
Recreation and 
Open Space (5.8 
acres),   Industrial 
(4.7 acres), and                                       
Irregular (2.5) 
Residential (3.2 
acres) 

Transit 
Oriented 
Developme
nt (TOD):     
Commercial             
485,000 sf;                                          
Office                      
785,000 sf;                                                                               
Residential                 
2,792 units                                                                                                                                                                                                                                             

92.2  T 49; R 40; S 26, and 
27.                               
Located on the north 
side of Sunrise 
Boulevard, along both 
sides of Northwest 136 
Avenue. 

58 

PC 07-18                                  
Small Scale 

Pompano 
Beach 

 12/11/2007 Commercial (4.4 
acres), and                                  
Low Medium (10) 
Residential (5.4 
acres) 

High (50) 
Residential 

9.8  T 48; R 43; S 18.                               
Located on the west 
side of Federal 
Highway/U.S.1, 
between Northeast 42 
Street and Northeast 47 
Street. 

59 

PC 07-17                 
Large Scale 

Pembroke 
Pines 

 12/11/2007 Community 
Facilities  

Medium 
(16) 
Residential 

26.3  T 51; R 41; S 16.                                                          
Located south of Pines 
Boulevard and east of 
Douglas Road. 

60 

PC 07-16                 
Large Scale 

Lauderhill  12/11/2007 Community 
Facilities (6.1 
acres), and     
Recreation & 
Open Space (14.2 
acres) 

Low-
Medium 
(10) 
Residential  

20.3  T 49; R 41; S 26.                               
Located on the 
northeast corner of 
Northwest 19 Street 
and Northwest 55 
Avenue. 

61 

PC 07-15                 
Large Scale 

Hollywood 12/11/07 Irregular (9.7) 
Residential (90.9 
acres) within a 
"Dashed-line 
Area", and                             
Commercial 
Recreation (169.6 
acres) within a 
"Dashed-line 
Area". 

Irregular 
(11.5) 
Residential 
(123.7 
acres) 
within a 
"Dashed-
line 
Area";and                             
Commercial 
Recreation 
(136.8 
acres) 
within a 
"Dashed-
line Area". 

260.5  T 51; R 42; S 19.                                                          
Located east of South 
52 Avenue, between 
Pembroke Road and 
Washington Street. 

62 
PC 07-14 (DRI)   
Large Scale 

Davie Deferred by 
Applicant 

      No backup available. 
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63 

PC 07-13                         
Small Scale 

Oakland 
Park 

 6/26/2007 Industrial Irregular 
(20) 
Residential 

4.7  T 49; R 42; S 22.                                                 
Located on the 
southwest corner of 
Northeast 5 Avenue 
and Northeast 36 
Street.                                                                                                   

64 

PC 07-12                     
Small Scale 

Fort 
Lauderdale 

 6/26/2007 Conservation- 
Natural 
Reservation 

Community 
Facilities 

2.0  T 50; R 42; S 22.                                                 
Located on the SW 
corner of SW 4 Ave and 
SW 28 St. 

65 
PC 07-11                  
Small Scale 

Miramar Withdrawn 
by Applicant  

      No backup available. 

66 

PC 07-10                          
Small Scale 

Hollywood 4/24/2007 Recreation and 
Open Space 

Community 
Facilities 

5.8  T 51; R 41; S 1.                                                          
Located west side of 
North 56 Avenue, north 
of North 33 Street. 

67 

PC 07-9                         
Small Scale 

Hollywood  4/24/2007 Med High (25) 
Residential 

High (50) 
Residential 

8.6  T 51; R 42; S 20.                                                          
Located on the south 
side of Washington St, 
btw South 37 Ave and 
South Park Rd . 

68 

PC 07-8                            
Small Scale 

Hollywood 4/24/2007 Med High (25) 
Residential 

Commercial 2.3  T 51; R 42; S 23.                                                          
Located north of 
Hallandale Beach Blvd, 
between S. Ocean 
Drive and the 
Intracoastal Waterway. 

69 

PC 07-7                 
Large Scale 

Plantation 9/11/2007 Industrial Low-
Medium 
(10) 
Residential  

14.6  T 49; R 41; S 34.                               
Located on the 
northeast corner of 
Northwest 69 Avenue 
and West Sunrise 
Boulevard. 

70 

PC 07-6                    
Large Scale 

North 
Lauderdale 

9/11/2007 Irregular (8) 
Residential  

Medium 
(16) 
Residential 

39.4  T 49 South; R 42 East; 
S 18.                                      
Located on the south 
side of Prospect Road, 
east of SR 7/U.S. 441. 

71 

PC 07-5                   
Large Scale 

Miramar  9/11/2007 Office Park (4.8 
acres), and                                 
Commercial 
Recreation (103.7 
acres) 

Employmen
t Center-
High (29.7 
ac), Low-
Medium 
(10) 
Residential 
(78.8 ac) 

108.5  T 51; R 41; S 29.                                                          
Located on the north 
side of the Homestead 
Extension of Florida's 
Turnpike, between 
Douglas Road and Pal 
Avenue. 
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72 

PC 07-4                  
Large Scale 

Hollywood  9/11/2007 Commercial Medium 
(16) 
Residential 

5.2  T 51 South; R 41; S 2.                                        
Located east of Davie 
Road Extension and 
south of Stirling Road.  

73 

PC 07-3                     
Large Scale 

Deerfield 
Beach 

 9/11/2007 Commercial 
Recreation 

Industrial 13.0  T 48; R 42; S 10 and 
15.                                  
Located on the south 
side of green Road 
(Northwest 49 Court), 
east of Powerline Road. 

74 

PC 07-2                    
Large Scale 

Margate 9/11/2007 Commercial 613.1 
ac);                  
Industrial (192.3 
ac);                                     
Low (5) 
Residential (156.7 
ac);                   
Medium-High (25) 
Residential (78.6 
ac);  Medium (16) 
Residential (35.8 
ac);                     
Recreation & 
Open Space (32.8 
ac);          
Community 
Facilities (21.2 ac);                   
Low-Medium (10) 
Residential (20.4 
ac);           Office 
Park (19.5 ac);                                
Low (5) 
Residential (156.7 
ac);                   

Transit 
Oriented 
Corridor 
(TOC): 
Commercial             
4,454,894 
sf;          
Industrial                 
1,830,884 
sf;                                         
Office                      
1,371,159 
sf;                                                                                                                                                                                                                                                                       
Hotel                               
555 rooms; 
Recreation 
& Open 
Space 35 
ac. min.                              

1,184.3 T 48 and 49; R 41 and 
42;   S 1, 6, 19, 24, 25, 
30, 31, and 36.                                                   
Located south of 
Sample Road and 
approximately 1/2 mile 
north of Cypress Creek 
Road, bisected by State 
Road 7/ U.S.441. 

75 

PC 07-1                   
Large Scale 

Hollywood 9/11/2007 Industrial (18.7 
ac), and                                             
Medium-High (25) 
Residential 

TOD:     
Commercial             
300,000 sf;                                          
Office                      
299,000 sf;                                                                               
Residential          
508 high-
rise units                                                                                                                                                                                          
Hotel                            
150 rooms;  
Tri-Rail 
Parking         
280,000 sf 
= 793 
parking 
spaces    

40.4  T 51; R 42; S 9.                                                       
Located east of the 
C.S.X. Railroad, west of 
I-95, between Sheridan 
Street and Taft Street. 
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2006 

76 

PC 06-34                   
Small Scale 

Dania 
Beach 

12/12/2006 Community 
Facilities 

Irregular 
(13.5) 
Residential 

6.4  T 50; R 41; S 36.                                               
Located on the south 
side of SW 54 Court, 
between SW 40 Ave. 
and SR 7/U.S. 441.  

77 
PC 06-33 (DRI)                   
Large Scale 

Oakland 
Park 

Withdrawn 
by Applicant 

      No backup available. 

78 

PC 06-32                          
Small Scale 

Plantation  6/27/2006 Office Park Commercial 0.8  T 50; R 41; S 16.                                         
Located on the corner 
of Southwest 17 Street 
and Southwest 78 
Avenue. 

79 

PC 06-31                      
Small Scale 

Pembroke 
Pines 

6/27/2006 Office Park Employmen
t Center- 
Low 

10.0  T 51; R 40; S 16.                                                 
Located on the south 
side of Pines 
Boulevard, between 
Northwest/Southwest 
155 Avenue and Dykes 
Road. 

80 

PC 06-30                  
Large Scale 

Tamarac 12/12/2006 Commercial 
Recreation 

Low (5) 
Residential 
(118.0 ac), 
and 
Recreation 
& Open 
Space (9.4 
ac) 

127.4  T 49; R 41; S 12 and 
13.                                 
Located between Rock 
Island Road and 
Florida's Turnpike, 
bisected by 
Commercial Boulevard. 

81 

PC 06-29                   
Large Scale 

Tamarac 12/12/2006 Commercial 
Recreation 

Low-Med 
(10) 
Residential 

34.1  T 49; R 41; S 13.                                                       
Located on the east 
side of Florida's 
Turnpike, between 
Commercial Boulevard 
and Northeast 44 
Street. 

82 
PC 06-28              
Large Scale 

Pompano 
Beach 

Withdrawn 
by the City 

      No backup available. 

83 

PC 06-27               
Large Scale 

Plantation  9/11/2007 Commercial Irregular 
(13.6) 
Residential 

7.3  T 49; R 41; S 33.                                                        
Located north of 
Sunrise Boulevard, east 
of Pine Island Road. 

84 

PC 06-26                 
Large Scale 

Pembroke 
Pines 

12/12/2006 Agricultural Commercial 20.0  T 51 South; R 39 East; 
S 13.                                              
Located on the south 
side of Pines Blvd, 
between SW 184 Ave. 
and SW 196 Ave. 
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85 

PC 06-25                    
Large Scale 

Pembroke 
Pines 

12/12/2006 Commercial 
Recreation 

Irregular (8) 
Residential 

40.0  T 51 South; R 40 East; 
S 8.                                       
Located on the south 
side of Sheridan Street, 
between NW 166 Ave. 
and NW 172 Avenue. 

86 

PC 06-24                   
Large Scale 

North 
Lauderdale 

9/11/2007 Industrial Medium 
(16) 
Residential 

14.7  T 49 South, R 42 East; 
S 7.                                       
Located on the east 
side of State Road 7/ 
U.S.441, between 
Cypress Creek Road 
and Florida's Turnpike. 

87 

PC 06-23                     
Large Scale 

Margate 12/12/2006 Commercial Irregular 
(12) 
Residential 

13.1  T 48 South; R 41 East; 
S 24.                                       
Located on the 
southwest corner of 
State Road 7/U.S.441 
and Northwest 31 
Street.  

88 

PC 06-22                         
Large Scale 

Coconut 
Creek 

12/12/2006 Employment 
Center-High (5.1 
ac), and           
Low (5) 
Residential 

Low-Med 
(10) 
Residential 

19.8  T 48 South; R 42; S 18.                                              
Located on the east of 
State Road7/U.S.441, 
between Pembroke 
Road and Southwest 
41 Street (the 
Broward/Miami-Dade 
County Line).  .  

89 

PC 06-21                       
Large Scale 

West Park 12/12/2006 Commercial (73.5 
acres) and                                      
Low (5) 
Residential (14.5 
acres) 

TOC:                          
Commercial             
500,000 sf;                                          
Office                      
575,000 sf;                                                                               
Residential                  
1,428 units                                                                                                                                                                                        
Hotel                            
200 rooms                          

88.0  T 51; R 41; S 24 and 
25.                                                 
Located on the south 
side of Pines 
Boulevard, between 
Northwest/Southwest 
155 Avenue and Dykes 
Road. 

90 

PC 06-20                          
Large Scale 

Deerfield 
Beach 

 12/12/2006 Commercial TOD:                     
Retail                       
29,525 sf;                                          
Office                       
36,000 sf;                            
Canopy/ove
rhang       
14,000 sf;                                                                                                  
Hotel                            
200 rooms;      
Residential                    
654 high-
rise units          

8.8  T 48 South; R 42 East; 
S 1.                                                 
Located on the south 
side of Hillsboro 
Boulevard, between the 
C.S.X. Railroad and 
Southwest 12 Avenue. 
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91 

PC 06-19                           
Large Scale 

Davie  6/23/2009 Industrial (614.9 
ac);                                          
Transportation 
(182.5 ac);                            
Commercial (47.9 
ac);                                                          
Low-Medium (10) 
Residential (39.7 
ac);             
Community 
Facilities (13.6 ac);                   
Utilities (5.2 ac) 

TOC:                           
Industrial/Fl
ex       
3,600,000 
sf;                                          
Office                   
1,700,000 
sf;                            
Commercial             
600,000 sf;                                                    
Residential                 
6,031 du                                                  
Hotel                            
750 rooms 

903.7  T 50; R 41; S 24, 25, 
and 36.                          
Located south of 595 
and approximately 1/2 
mile north of Stirling 
Rd., between State 
Road 7/U.S. 441 and 
Florida's Turnpike. 

92 

PC 06-18                       
Small Scale 

Plantation 6/27/2006 Low (3) 
Residential 

Irregular (8) 
Residential 

9.1  T 50 South; R 40 East; 
S 2.                             
Located on the south 
side of West Broward 
Boulevard, east of 
Commodore Drive. 

93 

PC 06-17                                 
Large Scale 

Pembroke 
Pines 

12/12/2006 Agricultural Commercial 10.2  T 51; R 39; S 13.                                                
Located on the south 
side of Pines 
Boulevard, between 
Southwest 186 Avenue 
and Southwest 196 
Avenue. 

94 

PC 06-16                              
Small Scale 

Pembroke 
Pines 

6/27/2006 Office Park Commercial 4.7  T 51; R 40; S 15.                                                  
Located on the 
southeast corner of I-75 
and Pines Boulevard. 

95 

PC 06-15                           
Small Scale 

Pembroke 
Pines 

 6/27/2006 Agricultural Commercial 4.5  T 51; R 39; S 13.                                                  
Located on the 
southeast corner of 
Pines Boulevard and 
Northwest 186 Avenue. 

96 

PC 06-14                     
Small Scale 

Oakland 
Park 

6/27/2006 Industrial Irregular 
(14.6) 
Residential 

9.9  T 49;  R 42; S 19.                                         
Located west of 
Northwest 31 Avenue 
between Oakland Park 
Boulevard and the C-13 
Canal.  

97 

PC 06-13                         
Small Scale 

Pompano 
Beach 

 3/21/2006 Commercial Low-Med 
(10) 
Residential 

2.9  T 48;  R 42; S 34.                                         
Located north of 
Atlantic Boulevard, 
bisected by Northwest 
17 Avenue. 
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98 

PC 06-12                           
Small Scale 

Pompano 
Beach 

 3/21/2006 Commercial Med-High 
(25) 
Residential 

5.4  T 49; R 42; S 2.                                                
Located on the west 
side of West Dixie 
Highway, between 
Southwest 11 Street 
and Southwest 13 
Court. 

99 

PC 06-11                             
Small Scale 

Plantation 3/21/2006 Community 
Facilities 

Low (5) 
Residential 

1.3  T 50; R 41; S 12.                                                
Located north of Peters 
Road, between State 
Road 7/U.S.441 and 
Florida's Turnpike. 

100 

PC 06-10                            
Small Scale 

Fort 
Lauderdale 

3/21/2006 Med High (25) 
Residential 

Commercial 3.4  T 50; R 42; S 21.                                                
Located on the east 
side of I-95, between 
State Road 84 and 
Southwest 24 Street. 

101 

PC 06-9                            
Small Scale 

Coconut 
Creek 

 3/21/2006 Office Park Industrial 5.1  T 48; R 42; S 6.                                                
Located on the north 
side of Johnson Road, 
between Northwest 51 
Terrace and State 
Road 7/U.S.441. 

102 

PC 06-8                      
Large Scale 

Various 
Muni/Uninc
orp BC  

 6/27/2006 Commercial 
(22.88 ac);                                                   
Office Park (11.62 
ac);                                                                       
Irreg (4.5) 
Residential w/in a 
dashed line area 
(26.27 ac);                                             
Estate (1) 
Residential 
(137.51 ac);                     
Low (5) 
Residential (20.61 
ac);                              
Irreg (9.0) 
Residential w/in a 
dashed line area 
(26.27 ac);                                             
Low-Medium (10) 
Residential (1.33 
ac);                                         
Medium-High (25) 
Residential 
(0.54ac)                                                                      

Recreation 
and Open 
Space 

228.9   17 locations 
throughout Broward 
County. 
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103 

PC 06-7                          
Large Scale 

Various 
Muni/Uninc
orp BC 

 6/27/2006 Commercial 
(19.49 ac);                                  
Employment 
Center-High (3.33 
ac);                    
Office Park (1.5 
ac);                                          
Rural Ranches 
(15.3 ac);                                    
Irreg (0.8) 
Residential w/in a 
dashed line area 
(26.27 ac);                                                                
Low (5) 
Residential (16.02 
ac);                                                                      
Medium-High (25) 
Residential (2.34 
ac).   

Conservatio
n- Natural 
Reservation 

54.1  7 locations throughout 
Broward County. 

104 

PC 06-6                  
Large Scale 

Sunrise 6/27/2006 Office Park Med (16) 
Residential 

9.9  T 49; R 41; S 20.                                                
Located on the 
northwest corner of 
Pine Island Road and 
Northwest 38 Street. 

105 

PC 06-5                     
Large Scale 

Miramar  6/27/2006 Commercial Med (16) 
Residential 

12.0  T 51; R 41; S 28.                                                
Located on the 
southwest corner of 
Miramar Boulevard and 
University Drive. 

106 

PC 06-4                    
Large Scale 

Coral 
Springs 

6/27/2006 Recreation and 
Open Space (10.2 
acres) 

Med-High 
(25) 
Residential 

10.2  T 48; R 41; S 20.                                                
Located on the 
southwest corner of 
Sample Road and 
Northwest 107 Avenue. 

107 

PC 06-3                          
Large Scale 

Lauderhill 6/27/2006 Commercial 
(260.8 ac);                                                   
Recreation & 
Open Space 
(128.8 ac);                                                                       
Industrial (40.1 
ac);                                        
Medium-High (25) 
Residential 
(26.4ac)                     
High (25) 
Residential (19.0 
ac);                              
Low (5) 
Residential (3.8 
ac);                                             

Transit 
Oriented 
Corridor 
(TOC):                                                    
Commercial          
5,229,208 
sf;                                          
Office                   
1,491,908 
sf;                                                                               
Residential                 
4,633 du 
max.                           
Recreation 
& Open 
Space                                                             

483.7  T 49, R 41, S 25 and 
36; T 49, R 42, S 31; 
and T 50, R 42, S 6.                                          
Located west of State 
Road 7/U.S.441 
between Northwest 29 
Avenue and Sunrise 
Boulevard and east of 
State Road 7/U.S.441 
between Northwest 19 
Street and Sunrise 
Boulevard; also north of 
Sunrise Boulevard 
between State Road 
7/U.S.441 and 
Northwest 31 Avenue. 
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Community 
Facilities (4.8 ac)                                            

128.8 acres 
minimum.                       

108 

PC 06-2                
Large Scale 

Hollywood Deferred by 
City 

      No backup available. 

109 

PC 06-1                
Large Scale  

Hollywood Withdrawn 
by City and 
resubmitted 
as PC 07-1 

      No backup available. 

2005 

110 

PC 05-23                       
Small Scale 

Pompano 
Beach 

12/13/2005 Commercial (3 
acres) and                                
Low (5) 
Residential (2.5 
acres) 

Irreg (21) 
Residential 

5.5  T 48; R 43; S 18.                                                   
Located South of 
Northeast 48 Street, 
between Federal 
Highway and Northeast 
18 Avenue. 

111 

PC 05-22                            
Small Scale 

Plantation 12/13/2005 Commercial 
Recreation 

Irreg (6) 
Residential 

4.1  T 50; R 40; S 2.                                                  
Located west of 
Flamingo Road and 
north of Broward 
Boulevard. 

112 

PC 05-21                    
Small Scale 

Miramar 12/13/2005 Irreg (1.5) 
Residential w/in a 
dashed line area 

Commercial 
w/in a 
dashed line 
area  

3.1  T 51 South; R 39 East; 
S 25.                           
Located on the 
northeast corner of 
Miramar Parkway and 
Southwest 186 Avenue. 

113 

PC 05-20                        
Small Scale 

Hollywood  12/13/2005 Commercial Medium-
High (25) 
Residential 

3.6  T 51 South; R 42 East; 
S 24.                                   
Located east of the 
Intracoastal Waterway, 
between Hollywood 
Boulevard and 
Hallandale Beach 
Boulevard. 

114 

PC 05-19                        
Small Scale 

Coconut 
Creek 

 12/13/2005 Office Park Industrial 9.5  T 48 South, R 42 East; 
S 6.                               
Located north of 
Johnson Road, 
between Northwest 51 
Terrace State Road 
7/U.S.441. 

115 

PC 05-18                         
Small Scale 

Pompano 
Beach 

12/13/2005 Commercial Medium 
(16) 
Residential 

2.7  T 49; R 42; S 2.                                                 
Located on the south 
side of Southwest 6 
Street, between 
Cypress Road and 
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Southwest Flagler 
Avenue. 

116 

PC 05-17                    
Large Scale 

Pembroke 
Pines 

 12/13/2005 Parcel A: Office 
Park (15.1 acres), 
and   Parcel B: 
Commercial (15.1 
acres) 

Parcel A: 
Commercial 
(15.1 
acres), 
Parcel B: 
Office Park 
(15.1 acres)                  

30.2  T 51; R 40; S 15 and 
22.                                                    
Located on the East 
side of  I-75, between 
Pines Boulevard and 
Pembroke Road. 

117 

PC 05-16                   
Large Scale 

North 
Lauderdale 

 12/13/2005 Low-Med (10) 
Residential 

Medium 
(16) 
Residential 

27.4  T 49; R 41; S 12.                                                
Located on the west 
side of State Road 
7/U.S.441, at the 
western terminus of 
Prospect Road. 

118 

PC 05-15                      
Large Scale 

Miramar 12/13/2005 Commercial Medium 
(16) 
Residential 

15.3  T 51; R 41; S 20.                                                        
Located on the south 
side of Pembroke 
Road, and the west 
side of Douglas Road. 

119 
PC 05-14           
Large Scale 

Deerfield 
Beach 

Withdrawn 
by Applicant 

      No backup available. 

120 

PC 05-13                    
Large Scale 

Lauderdale 
Lakes 

12/13/2005 Commercial Local 
Activity 
Center 
(LAC):                            
Commercial            
500,000 sf;                                                                                                                     
Residential                 
2,754 du                                                                                                     

140.0  T 49, R 42, S 19 and 
30; and T 49, R 41,       
S 24.                                                                        
Located east of 
Northwest 43 Avenue, 
south of Northwest 36 
Street, west of 
Northwest 35 Avenue 
and north of Northwest 
29 Street.  

121 

PC 05-12                     
Large Scale 

Coconut 
Creek 

 12/13/2005 Industrial (416 
acres) and                 
Commercial (84 
acres) 

Regional 
Activity 
Center 
(RAC):          
Commercial               
1,250,000 
sf;                                          
Community 
Facilities     
303,000 sf;                                                                               
Residential                 
2,700 du 
max.     
Conservatio

500.0  T 48; R 42; S 18.                                                  
Generally bound on the 
north by Wiles Road, 
on the south by Sample 
Road, on the east by 
Lyon Road, and on the 
west by State Road 
7/U.S.441. 
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n                    
14.7 acres                           
Recreation 
& Open 
Space                                                             
5 acres 
minimum.                                               

122 

PC 05-11                     
Small Scale 

Coconut 
Creek 

5/24/2005 Office Park (Wal-
Mart) 

Commercial 8.5  T 48 South, R 42 East; 
S 6.                               
Located north side of 
Hillsboro Boulevard, 
east of State Road 
7/U.S.441. 

123 

PC 05-10                          
Small Scale 

Pompano 
Beach 

3/15/2005 Community 
Facilities 

Commercial 7.2  T 48; R 42; S 26.                                                      
Located west of 
Northwest 3 Avenue, 
between Copans Road 
and Northwest 19 
Court. 

124 
PC 05-9                
Small Scale 

Sunrise Withdrawn 
by Applicant 

      No backup available. 

125 

PC 05-8                    
Large Scale 

Parkland 6/28/2005 Commercial Low (3) 
Residential 

96.0  T 47 South; R 41 East; 
S 32.                                         
Located on the west 
side of Pine island 
Road, between Nob Hill 
Road and Trails End. 

126 

PC 05-7                  
Large Scale 

Oakland 
Park 

6/28/2005 Commercial Low-Med 
(10) 
Residential 

12.8  T 49 South; R 42 East; 
S 29.                               
Located on the 
southeast corner of 
Oakland Park 
Boulevard and 
Northwest 31 Avenue. 

127 

PC 05-6                       
Large Scale 

North 
Lauderdale 

6/28/2005 Industrial Commercial 
(Wal-Mart) 

42.7  T 49 South; R 41 East; 
S 11.                              
Located on the south 
side of McNab Road, 
between Rock Island 
Road and Southwest 
81 Avenue. 

128 

PC 05-5                   
Large Scale 

North 
Lauderdale 

6/28/2005 Community 
Facilities (1 acres) 
and Commercial 
(3 acres) 

Med (16) 
Residential 

4.0  T 49 South; R 42 East; 
S 6.                                
Located on the east 
side of State Road 
7/U.S.441, between 
Boulevard of 
champions and 
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Southwest 13 Street. 

129 

PC 05-4                 
Large Scale 

Lauderhill 6/28/2005 Industrial Med (16) 
Residential 

32.8  T 49; R 42; S 31.                                                  
Located east of State 
Road 7/U.S.441, 
between Sunrise 
Boulevard and 
Northwest 19 Street. 

130 

PC 05-3                     
Large Scale 

Coconut 
Creek 

6/28/2005 Industrial Low-Med 
(10) 
Residential 

16.2  T 48 South; R 42 East; 
S 6.                            
Located on the north 
side of Sawgrass 
Boulevard, between 
Lyons Road and 
Regency Lakes 
Boulevard. 

131 

PC 05-2                 
Large Scale 

Pompano 
Beach 

 6/28/2005 Medium-High (25) 
Residential (42.0 
acres)            
Commercial (13.0 
acres);                                                                                            
Medium (16) 
Residential (10.3 
acres)                                                                                             

Local 
Activity 
Center 
(LAC):                               
Commercial                  
70,000 sf                                                                                           
Recreation 
& Open 
Space 4.28 
acres                                   

68.5  T 49; R 42; S 2.                                                 
Located south of 
Southwest 3 Street, 
west of South Dixie 
Highway, east of I-95 
and north of Southwest 
6 Court. 

132 

PC 05-1                   
Large Scale 

Hollywood  6/28/2005 Medium (16) 
Residential 
(619.81 acres);   
Regional Activity 
Center:                                       
office use  
1,200,000 sf                                               
commercial 
530,000 sf                     
residential       
4,500 du                                         
Commercial 
(289.02 acres);                            
Recreation & 
Open Space 
(47.32 acres);                              
Community 
Facilities (47.18 
acres);                           
Office Park (38.88 
acres);                                           

Regional 
Activity 
Center 
(RAC):               
Commercial               
3,280,000 
sf;           
Office 
Space              
1,500,000 
sf;                   
Community 
Facilities     
390,000 sf;         
Recreation 
& Open 
Space   
47.3 ac.                  

1,486.0 T 51; R 42; S 9, 10, 15, 
16, and 22.        
Located south of 
Sheridan Street, east of 
I-95, west of the South 
17 Avenue and north of 
Pembroke Road. 
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Medium-High (25) 
Residential (24.52 
acres);    Low (5) 
Residential (18.09 
acres);                                                            
Low-Medium (10) 
Residential (9.96 
acres);                                                

2004 

133 

PC 04-27 (DRI)                     
Large Scale 

Coral 
Springs 

5/24/2005 Commercial (96.7 
acres);                                  
Medium (16) 
Residential (20.7 
acres).                   
Office Park (19.4 
acres);                                                                    
Low (5) 
Residential (1.3 
acres);                                                                       

LAC:    
Commercial             
1,200,000 
sf; Office                      
2,000,000 
sf; Library                         
72,000 sf; 
Governmen
t Office       
100,000 sf; 
Movie 
Theater              
800,000 sf; 
Residential                     
2,063 du       
Hotel                                
750 rooms     
School                        
1,600 
students 
Recreation 
& Open 
Space   3.0 
acres                                          

138.1  T 48 South; R 41 East; 
S 15, 16, and 22.     
Generally bound on the 
north by Northwest 35 
Street and broken 
Woods Drive, on the 
east by Northwest 90 
Avenue, on the south 
by Northwest 31 Court 
and on the west by 
Northwest 99 Way. 

134 

PC 04-26                   
Small Scale 

Tamarac  10/26/2004 Commercial 
Recreation 

Low-Med 
(10) 
Residential 

3.0  T 49; R 41; S 14.                                                 
Located on the south 
by Northwest 64 
Avenue and Rock 
Island Road. 

135 

PC 04-25                       
Small Scale 

Tamarac 10/26/2004 Utilities Low-Med 
(10) 
Residential 

5.0  T 49; R 41; S 6.                                                 
Located on the south of 
Southgate Boulevard 
between Sawgrass 
Expressway and 
Northwest 103 Avenue. 

136 

PC 04-24               
Small Scale 

Sunrise Withdrawn 
by Applicant 

      No backup available. 
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137 

PC 04-23                                 
Small Scale 

Pembroke 
Pines 

 10/26/2004 Agricultural Employmen
t Center- 
Low 

6.1  T 51; R 39; S 13.                                              
Located on the north by 
Pines Boulevard and 
located approximately 
one-quarter mile east of 
Southwest 196 Avenue. 

138 

PC 04-22                             
Small Scale 

Oakland 
Park 

 12/14/2004 Low (5) 
Residential 2.0 
acres and                      
Recreation  and 
Open Space 3.6 
acres 

Low-
Medium 
(10) 
Residential 

5.6  T 49 South; R 42 East; 
S 17.                       
Located on the west 
side of Prospect Road, 
south of Commercial 
Boulevard. 

139 
PC 04-21             
Small Scale 

Lauderdale 
Lakes 

Deferred by 
City 

      No backup available. 

140 

PC 04-20 (DRI)                               
Large Scale 

Hallandale 
Beach 

5/9/2006 Commercial 
Recreation 

LAC:                       
Commercial                
750,000 sf; 
Office                         
140,000 sf; 
Movie 
Cinema                
2,500 seats 
Residential                     
1,500 du       
Hotel                                
500 rooms     
Recreation 
& Open 
Space  1.2 
acres 

65.5  T 51 South, R 42 East; 
S 27.                              
Located on the east 
side of Federal 
Highway, south of 
Hallandale Beach 
Boulevard. 

141 

PC 04-19                             
Large Scale 

Multiple 
cities 

 12/14/2004 Commercial 
(112.45 acres);                                
Industrial (99.87 
acres);                                    
Agricultural (60.55 
acres);                              
Rural Ranches 
(46.0 acres);                           
Community 
Facilities (39.98 
acres);                               
Medium (16) 
Residential (13.92 
acres);  Low-
Medium (10) 
Residential (12.8 
acres);          Low 
(5) Residential 
(3.7 acres);                                                                  

Recreation 
and Open 
Space 

393.1  25 locations throughout 
Broward County. 
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Estate (1) 
Residential (1.47 
acres); 
Commercial 
Recreation (1.25 
acres);                                                       
Low (3) 
Residential (0.87 
acres);                                                 
Medium-High (25) 
Residential (0.24 
acres).                                                                        

142 

PC 04-18                    
Large Scale 

Multiple 
cities 

12/14/2004 Commercial 
(252.52 acres);                                
Low (5) 
Residential (146.2 
acres);                     
Estate (1) 
Residential 
(134.06 acres);                   
Irregular (3.6) 
Residential w/in a 
dashed-line area  
(101.18 acres)                                       
Low-Medium (10) 
Residential (48.56 
acres);                                                               
Medium (16) 
Residential (40.04 
acres);                                   
Industrial (37.96 
acres);                                   
Recreation & 
Open Space 
(33.49 acres)                                                                                                            
Low (3) 
Residential (22.72 
acres);  
Employment 
Center-High 
(14.34 acres);           
Office Park (9.08 
acres)                                               
Medium-High (25) 
Residential (2.10 
acres); Irregular 
(6.38) Residential 
w/in a dashed-line 
area  (0.96 acres)                                        

Conservatio
n- Natural 
Reservation
. 

843.2  29 locations throughout 
Broward County. 
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143 

PC 04-17                     
Large Scale 

Weston 12/14/2004 Employment 
Center- High 

Commercial 
(29.9 
acres), and        
Irregular 
(11.8) 
Residential 
w/in a 
dashed-line 
area (35.8 
acres).                                       

65.7  T 50 South; R 40 East; 
S 29.                          
Located on the west 
side of Weston Road, 
north and south of 
Emerald Park Circle. 

144 

PC 04-16                    
Large Scale 

Oakland 
Park 

12/14/2004 Commercial Irreg (12) 
Residential 

20.5  T 49; R 42; S 19.                                                  
Located northwest 
corner of Oakland Park 
Boulevard and 
Northwest 31 Avenue. 

145 

PC 04-15                   
Large Scale 

Oakland 
Park 

12/14/2004 Commercial Irreg (12.5) 
Residential 

14.9  T 49; R 42; S 29.                                              
Located east of 
Northwest 31 Avenue, 
south of Oakland Park 
Boulevard, west of 
Northwest 29 Avenue 
and north of Northwest 
29 Street. 

146 

PC 04-14                     
Large Scale 

Miramar 12/14/2004 Irreg (6) 
Residential (461 
acres) w/in a 
dashed-line area, 
and                                       
Commercial (24 
acres) 

Irreg (4.62) 
Residential 
(477 acres) 
w/in 
dashed-line 
area, and                                         
Commercial 
(8 acres). 

485.0  T 51; R 40; S 34 and 
35.                                             
Located east of the 
Homestead Extension 
Florida's Turnpike, 
south of the C-9 Canal, 
west of Flamingo Road 
and north of Honey Hill 
Road and Miami-Dade 
County. 

147 

PC 04-13                   
Large Scale 

Coral 
Springs 

12/14/2004 Commercial w/in a 
dashed-line area 

Irreg (10.3) 
Residential 

15.7  T 48 South; R 41 East; 
S 8.                              
Located on the 
northeast corner of 
Wiles Road and Coral 
Ridge Drive. 

148 

PC 04-12                     
Large Scale 

Coconut 
Creek 

12/14/2004 Office Park Low-Med 
(10) 
Residential 

15.4  T 48; R 42; S 5.                                                 
Located on the south 
side of Hillsboro 
Boulevard, west of 
Northwest 36 Avenue. 

149 

PC 04-11                
Small Scale 

Lauderdale 
Lakes 

Withdrawn 
by City  

Low (5) 
Residential 

Low-
Medium 
(10) 
Residential 

5.1  No backup available. 
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150 

PC 04-10                  
Small Scale 

Fort 
Lauderdale 

6/29/2004 Employment 
Center- High 

Office Park 5.9  T 49; R 42; S 10.                                                       
Located on the 
southeast corner of 
McNab Road and the 
C.S.X. Railroad. 

151 

PC 04-9                             
Small Scale 

Pembroke 
Pines 

6/29/2004 Estate (1) 
Residential 

Conservatio
n- Natural 
Reservation 

10.0  T 51; R 39; S 11.                                                    
Located south of 
Sheridan Street 
between Northwest 196 
Avenue and Southwest 
205 Avenue. 

152 

PC 04-8                    
Large Scale 

Broward 
Uninc.  

6/29/2004 Estate (1) 
Residential 

Irreg 
(3.663) 
Residential 
(491.6 
acres), 
Commercial 
(34.9 acres)                           

526.5  T 51; R 41; S 4.                                                       
Generally bound on the 
north by Stirling Road, 
the east by University 
Drive, the south by 
Sheridan Street and the 
west by Pine Island 
Road and Northwest 89 
Avenue. 

153 

PC 04-7                 
Large Scale 

Broward 
Uninc. 

6/29/2004 Industrial Medium 
(16) 
Residential 

9.2  T 49; R 42; S 17.                                           
Located on the north 
and east sides of 
Prospect Road, west of 
Northwest 28 Avenue. 

154 

PC 04-6                  
Large Scale 

Pembroke 
Pines 

6/29/2004 Agricultural Estate (1) 
Residential 

43.5  T 50; R 39; S 26 and 
35.                                   
Located on the north of 
Griffin Road, between 
Southwest 205 Avenue 
and Southwest 208 
Lane. 

155 

PC 04-5                     
Large Scale 

Miramar 6/29/2004 Agricultural Estate (1) 
Residential 

500.5  T 51; R 40; S 31.                                                     
Located on the south 
side of Bass Creek 
Road (extended), north 
side of Honey Hill Road 
(extended), west of 
Southwest 172 Avenue 
and east of Southwest 
184 Avenue 
(extended).  

156 

PC 04-4                                         
Large Scale 

Coconut 
Creek 

6/29/2004 Office Park (6.6 
acres), and                 
Commercial (8.7 
acres) 

Low-
Medium 
(10) 
Residential 

15.3  T 48; R 42; S 5.                                                 
Located on the 
southeast corner of 
Hillsboro Boulevard, 
west of Northwest 39 
Avenue. 
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157 

PC 04-3                       
Large Scale 

Plantation 6/29/2004 Commercial 
(314.7 acres);                 
Medium-High (25) 
Residential (16.9 
acres);         
Community 
Facilities (12.8 
acres);       Utilities 
(1.4 acres);        

LAC:   
Residential                    
1,538 du   
Commercial            
3,147,000 
sf;                           
Community 
Facilities     
10.92 
acres;         
Recreation 
& Open 
Space   
3.64 ac 

345.8  T 50; R 41; S 12 and 
13.                                
Located south of 
Sunrise Boulevard, east 
of Northwest 43 
Avenue; west of the 
eastern municipal 
boundary and north of 
Peters Road. 

158 

PC 04-2               
Large Scale 

Pembroke 
Pines 

 12/14/2004 Employment 
Center- High 

LAC:                    
Retail                            
133,000 sf;                                          
Office                            
340,000 sf;                            
Community 
Facilities      
120,000 sf;                                                                                                       
Residential                                              
425 high-
rise du,                                   
325 
Townhouse 
du,                                    
Hotel                             
150 rooms; 
Recreation 
& Open 
Space (2.5 
acres min.).                                                                                           

146.4  T 51; R 41; S 18.                                                         
Located south of Pines 
Boulevard, west of 
Palm Avenue and north 
of Washington Street. 

159 

PC 04-1                            
Large Scale 

Oakland 
Park 

6/29/2004 Commercial (72.1 
acres);                                
Low (5) 
Residential (32.8 
acres);                     
Industrial (11.5 
acres);                                 
Medium (16) 
Residential (11.4 
acres);  Medium-
High (25) 
Residential (8.5 
acres); Low-
Medium (10) 
Residential (5.5 
acres); Recreation 

LAC:         
Residential                      
1,187 du;    
Commercial                  
400,000 sf;        
Office                           
225,000 sf.                            

148.2  T 49; R 42; S 23.                                                
Located south of 
Northeast 42 Street, 
north of Oakland Park 
Boulevard, west of 
Northeast 13 Avenue 
and east of Northeast 
10 Avenue. 
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& Open Space 
(3.5 acres); 
Community 
Facilities (2.9 
acres).  

2003 

160 

PC 03-11                        
Small Scale 

Sunrise 12/9/2003 Parcel 1 &2- 
Recreation and 
Open Space 
(0.699 acres);                                                
Parcel 3 
Commercial 
(0.963 acres) 

Parcel 1&2- 
Commercial 
(.699)    
Parcel 3- 
Recreation 
& Open 
Space 
(0.963 
acres) 

1.7  T 49; R 40; S 27.                                                   
Located on the 
northwest corner of 
Sunrise Boulevard and 
Northwest 136 Avenue. 

161 

PC 03-10                      
Small Scale 

Sunrise 12/9/2003 Office Park Low-
Medium 
(10) 
Residential 

2.7  T 49; R 40; S 23.                                          
Located on the south 
side of Oakland Park 
Boulevard between 
Flamingo Road and the 
Sawgrass Expressway. 

162 

PC 03-9                       
Small Scale 

Plantation 12/9/2003 Low-Medium (10) 
Residential 

Irregular 
(20) 
Residential 

7.0  T 50; R 41; S 01.                                                
Located south of 
Sunrise Boulevard, 
bounded on the south 
by Northwest 9 Drive 
and on the east by 
Northwest 46 Avenue. 

163 

PC 03-8                         
Small Scale 

Miramar 12/9/2003 Estate (1) 
Residential 

Commercial 2.6  T 51; R 40; S 29.                                                          
Located on the east of 
Dykes Road/Southwest 
160 Avenue and 
approximately 330 feet 
south of Miramar 
Parkway. 

164 

PC 03-7                         
Large Scale 

Pompano 
Beach 

12/9/2003 Commercial Medium 
(16) 
Residential 

33.4  T 49; R 42; S 2.                                                     
Located between 
Southwest 6 Street and 
Southwest 8 Street, 
and between Cypress 
Creek and Southwest 
Flagler Drive. 
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165 

PC 03-6                   
Large Scale 

Dania 
Beach 

12/9/2003 Commercial 
(115.8 acres);                 
Commercial 
Recreation (28.6 
acres);         
Industrial (7.6 
acres);                               
Community 
Facilities (5.3 
acres);        

LAC:                         
Commercial                 
500,000 sf; 
Residential                     
2,465 du;   
Hotel                                
640 rooms 
Community 
Facilities         
4.7 acres;  
Conservatio
n                     
0.6 acres   

157.3  T 50; R 42; S 34 and 
35.                              
Located south of 
Northwest/Northeast 2 
Street, north of Stirling 
Road, west of the 
eastern boundary line 
of the City of Dania 
Beach and bound on 
the west by the east 
right-of-way line of 
Florida East Coast 
Railroad. 

166 

PC 03-5                       
Small Scale 

Plantation 9/9/2003 Office Park Commercial 2.5  T 50; R 41; S 6.                                                                           
Bound on the west side 
by Nob Hill Road and 
on the south by 
Broward Boulevard. 

167 

PC 03-4                       
Small Scale 

Hallandale 
Beach 

9/9/2003 Commercial Irregular 
(28) 
Residential 

7.6  T 51; R 42; S 28.                                          
Located north of 
Hallandale Beach Blvd 
between NW 8 Ave and 
NW 9 Terrace. 

168 

PC 03-3                               
Small Scale 

Wilton 
Manors 

7/8/2003 Industrial (8.53 
acres)                    
Commercial (1.19 
acres) 

Med-High 
(25) 
Residential 
(8.69 acres)  
Commercial 
(1.03 
acres). 

9.7  T 49; R 42; S 26.                                         
Bound on the west by 
the F.E.C. Railroad, on 
the north by the North 
Fork of the Middle 
River, on the south by 
NE 26 St and on the 
east by NE 14 Ave. 

169 

PC 03-2               
Large Scale  

Davie Withdrawn 
by Applicant 

      No backup available. 

170 

PC 03-1             
Large Scale 

Davie Withdrawn 
by Town  
/Applicant 

      No backup available. 

                                      TOTAL ACREAGE 25,045.02   
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2.6 Coordination of Land Use and Public Schools 
 
Introduction 
Pursuant to Chapter 163.3191 (2)(k), local governments are required to provide an 
assessment of ―the success or failure of the coordination of the future land use map and 
associated planned residential development with public schools and their capacities, as 
well as the joint decision making processes engaged in by the local government and the 
school board in regard to establishing appropriate population projections and the 
planning and siting of public school facilities‖. This section of the EAR addresses past 
coordination efforts and activities in Broward County and the current status of the Public 
School Facilities Element (PSFE) and the Second Amended Interlocal Agreement for 
Public School Facilities Planning (ILA) required by Section 163.3177(12). 
 
Coordination of Future Land Use Map with Public Schools 
Broward County and the Broward County School Board have had a long history of 
formal and informal coordination and cooperation regarding their planning activities. 
Since its adoption in 1981, the Broward County Land Development Code has required 
developers to pay school impact fees or dedicate school sites in lieu of impact fees. In 
1993, the Broward County Land Use Plan was amended to require that all land use plan 
amendments address their impacts on existing and planned public elementary and 
secondary education facilities.  In addition, Broward County has considered the 
estimated impacts of proposed amendments on existing and planned public school 
facilities as part of the Broward County Land Use Plan amendment process. Upon the 
request of the Broward County Planning Council, which serves as the Local Planning 
Agency for the Broward County Land Use Plan, the School Board of Broward County 
submits a report which includes an estimate of the impact of the proposed amendment 
on public schools serving the subject amendment site.  
 
The School Board report includes the following information:  
 
1. The public elementary, middle and high schools serving the subject amendment 

site. 
2. School capacities and current and projected student enrollment over a 5-year 

planning horizon. 
3. Planned and funded improvements in the currently adopted School Board‘s District 

Educational Facilities Work Program (DEFP). 
4. Estimate of the additional number of elementary school, middle school and high 

school students to be generated by the proposed land use. 
 
Since the 2004 EAR, Broward County has adopted and implemented a concurrency 
management program for public school facilities. With the passage of the 2005 
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Infrastructure and Planning Act (SB 360), this legislation mandated the adoption of a 
Public School Facilities Element and implementation of public school concurrency in 
Broward County by February 1, 2008. 
  
Beginning in 2006, School Board staff began working collaboratively with the County 
and municipalities through the School Board‘s Staff Working Group and Oversight 

Committee to amend the ILA, prepare a Public School Facilities Element and amend the 
Land Development Regulations in order to implement public school concurrency. It was 
adopted in Broward County on January 15, 2008. Subsequently, the ILA was amended 
to revise the adopted LOS. This revision was then adopted into the Comprehensive 
Plan on December 14, 2010.    
 
Concurrency Management System (CMS) 

The concurrency management system for Broward County is an intergovernmental 
effort that is grounded in the provisions of the Broward County Charter, which provide 
for county-wide planning processes implemented through the County's Land 
Development Code. The public school facility Concurrency Management System 
operates according to the state mandated requirements (Section 163.31777 F.S. and 
163.3180 F.S.) for the implementation of school concurrency and the adopted School 
Board‘s ILA. These require Broward County, the School Board and non-exempt 
municipalities to ensure that the adopted Level of Service Standard (LOS) to be 
achieved and maintained for each school type and Concurrency Service Area (CSA).   
 
Unlike existing concurrency services (roads, sanitary sewer, solid waste, drainage, 
potable water, recreation and mass transit) which are the responsibility of local 
governments, the School Board, by constitutional mandate, has the responsibility of 
providing educational facilities to meet the needs of current and future students as 
represented in the School Board‘s adopted Five Year DEFP. The local governments, 

therefore, do not have control of the funding sources or the allocation of funds for new 
or renovated schools which would add student capacity. However, since the School 
Board isn‘t empowered to implement a Concurrency Management System on its own, it 

must rely upon the local governments to do so through their Land Development 
Regulations. 
 
The Broward County Land Development Code contains the County's Concurrency 
Management System. The Code requires plat approval of all parcels of land prior to 
receiving a Development Order. Plat approval applies to land within the municipal 
boundaries as well as that in the unincorporated areas. Per State requirements, the 
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point of review for Public School Concurrency is at plat or site plan (or functional 
equivalent).  
 
When a development application is reviewed for school concurrency, it must be  
determined if the development is exempted or vested (as per Section 8.11 of the 
Interlocal Agreement) or has been issued a School Capacity Availability Determination 
Letter (SCAD) by the School Board indicating that adequate school capacity exists.  If 
so, it can be accepted by the County for further processing.   
 
If the development application is not exempted or vested, it is subject to school 
concurrency and the applicant must submit a Public School Impact Application (PSIA) to 
the applicable local government for review by the School District according to the 
provisions and processes outlined in Section 8.13 of the Interlocal Agreement. 
 
Level of Service Standard Methodology 

 
The level of service standard is based upon the capacity of the school facility, which is 
the number of pupils to be served by the facility.  The level of service is expressed as 
the percentage (ratio) of student enrollment to the student capacity of the school.  The 
level of service is standard and is expressed in terms of Florida Inventory of School 
Houses (FISH) capacity.  FISH capacity is determined by Florida Department of 
Education guidelines and represents a measure of the physical capacity of the facility 
itself.  FISH capacity includes satisfactory student stations in classrooms.  Based on the 
second amendment to the Interlocal Agreement for Public School Facility Planning, 
which was adopted in February, 2010, the level of service standard was uniformly set as 
100% of gross capacity (with relocatable classrooms) for each CSA until the end of the 
2018/19 school year; and commencing at the 2019/20 school year, the LOS for each 
CSA shall be 110% of the permanent FISH capacity.   
 
The relationship of enrollment to capacity, for individual schools and for concurrency 
service areas, is derived directly from the five-year schedule of capital improvements 
that incorporates the Five-Year District Educational Facilities Work Program adopted 
annually by the School Board.  The school capacity and level of service analysis is 
assigned in a capacity/enrollment and level of service table.  This table provides a year-
by-year projection of capacity, enrollment, levels of service and available capacity, 
illustrating surpluses and deficiencies, based on the financially feasible capital program 
adopted by the school district.   
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Student enrollment is projected annually based on the specific function of the 
educational facility and the characteristics of the school attendance area, historical 
trends, the current and projected pace of development and the potential of vacant lands.   
 
Other factors such as students attending schools outside their assigned attendance 
areas due to reassignments, magnet programs, charter schools and other educational 
choices are factored into the methodology for enrollment projections and for allocating 
school capacity. 
 
Student enrollment projections are geographically based using local development trend 
data and the District‘s historic student enrollment data.  School-by-school enrollment 
projections by concurrency service areas are applied.  General locations of future public 
schools to be constructed within the District over five years are applied to concurrency 
service areas relative to the location serving the anticipated capacity deficit.  In addition, 
as stated in School Board Policy 5000, the School Board will maximize the use of 
existing space throughout the District, not to exceed capacity equal to or greater than 
100% of gross FISH capacity, through boundary changes in order to meet school 
concurrency.  As a temporary solution, the implementation of alternative enrollment 
options as identified by the Superintendent will be the sole discretion of the School 
Board to ease overcrowding until permanent capacity becomes available through the 
building of additional facilities on site, boundary change, or new schools.  
 
School enrollments exceeding the available capacity, resulting in a level of service 
greater than 100% gross FISH capacity in the first fiscal year, achieve the level of 
service standard by the fifth year due to planned capital improvements not yet available 
until the final year.   
  
Status of the Joint Decision-Making Processes Regarding the Population 
Projections and Planning and Siting of Public School Facilities 
  
Per State Statutes, requirements of the Broward County Land Use Plan, Second 
Amended ILA and the Public School Facilities Element, Broward County and the School 
Board have established joint processes for planning and school siting.  
 
A. Statutory Requirements. 
Per the Statutory requirements, a joint working group, known as, the Staff Working 
Group (SWG) was formed, comprised of staff representing the School Board, Broward 
County and 26 municipalities which are signatories to the ILA. The SWG meets four 
times a year to discuss and formulate among other issues, recommendations regarding 
the coordination of land use and school facilities planning.  Specific areas of concern 
include population and student projections, development trends, school needs, co-
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location and joint use opportunities, and infrastructure improvements needed to support 
schools and safe student access. The ILA provides for procedures for coordinating plan 
amendments, rezonings and development approvals.  The County and municipalities 
are required to provide the school board with an annual report on growth and 
development trends and will participate on the School Board‘s site selection committee.   
 
The SWG makes recommendations to the Oversight Committee, another body, formed 
by the School Board to oversee the implementation of the ILA. It is comprised of 15 
members appointed equally by the School Board, County and 26 cities through the 
Broward League of Cities.  
 
B. Requirements of the Broward County Land Use Plan 
Policy 8.07.04 of the Broward County Land Use Plan requires that; 
 

―Broward County, its local governments and The School Board of Broward 
County shall coordinate through  the processes and procedures identified in the 
ILA to ensure collaborative planning and decision making on population 
projections and public school siting and to accomplish coordination between the 
adopted local comprehensive plans and the School Board‘s District Educational 
Facilities Plan.‖ 

 
Regarding the establishment of appropriate population projections, the Broward 
County‘s Environmental Protection and Growth Management Department (EPGD) has 
maintained an excellent working relationship with the Broward County School Board, 
Department of Property Management and Site Acquisition. EPGD meets with the 
Department of Property Management and Site Acquisition biannually to discuss 
population growth and pupil generation rates. EPGD forecasts future population growth 
at the TAZ level and also provides the Department of Property Management and Site 
Acquisition data on historic building patterns regarding the construction of single family, 
multi-family and townhouse development. Typically, this data includes the number of 
bedrooms added to determine the pupil generation rate by traffic analysis zone. Also 
provided is census information regarding population by age and poverty rates. The 
information that is provided to the Broward County School Board, Department of 
Property Management and Site Acquisition, is considered by the School Board‘s Long 
Range Facilities Planning Committee in their preparation of the Long Range Facilities 
Plan. Membership of this committee includes staff a staff member from the EPGM.  
 
Regarding the planning and siting of public schools, EPGM staff works directly with the 
Broward County School Board, Department of Property Management and Site 
Acquisition for the planning and siting of public schools.  EPGM  is a member of a 
school siting technical committee, established by the Broward County School Board. 
This technical committee meets, as needed, to review alternative sites when a new 
school is being located.  
 
C. Interlocal Agreement for Public School Facility Planning (ILA) 
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Beginning In April 2003, the School Board of Broward County, Broward County 
Commission and 26 municipalities in Broward County entered into an interlocal 
agreement addressing Public School Facility Planning, as required by Sections 
163.31777 and 1013.33 F.S.  This agreement formalized many of the existing 
coordination mechanisms and added new ones. (See Sections 3, 4 and 5 of the 
Amended ILA, Appendix B) 
 
 
D. Public School Facilities Element (PSFE) &  Intergovernmental Coordination Element 
(ICE) 

The PSFE outlines the coordination processes discussed in the ILA regarding siting of 
school facilities and population projections. Objective 17.1 and Policies 17.1.1 and 
17.1.2 reinforce the need to ensure that locations of existing and proposed school sites 
are compatible and proximate to existing and proposed land uses they serve.  They 
discuss the importance of siting schools in a manner which conforms to other planning 
objectives within the County, such as ensuring adequate infrastructure and safe 
passage. In addition, as stated in the ILA the PSFE (Policy 17.1.6) discuss coordinating 
the preparation of population and development projections with the School Board and 
municipalities to maintain consistency with the School Board‘s DEFP and local Land 
Use Plans.  

The ICE also outlines multiple coordination mechanisms to better ensure potential 
development impacts on public schools are addressed at the platting and/or site plan 
phases. Objective 15.2 and policies contained within call for the continued coordination 
and consistency with  policy outlined in the ILA which allow for the opportunity to review 
and comment on land use compatibility and public school impacts.       

 

2.7 Coastal Redevelopment   - Effect on Past Land Use Density   
Reductions in the Coastal High Hazard Area 
 
Pursuant to Chapter 163.3191(2)(m), F.S., local governments are required to address 
past reductions in land use density in the coastal high hazard area as follows: 

 
 ―If any of the jurisdiction of the local government is located within the 
coastal high-hazard area, an evaluation of whether any past reduction 
in land use density impairs the property rights of current residents 
when redevelopment occurs, including, but not limited to, 
redevelopment following a natural disaster. The property rights of 
current residents shall be balanced with public safety considerations. 
The local government must identify strategies to address 
redevelopment feasibility and the property rights of affected residents. 
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These strategies may include the authorization of redevelopment up to 
the actual built density in existence on the property prior to the natural 
disaster or redevelopment.”  
 

 
Broward County’s Jurisdiction within the Coastal High Hazard Area 
Pursuant to Chapter 163.3178 (2) (h), coastal high hazard areas are defined as the area 
below the elevation of a Category 1 storm surge line as established by the Sea, Land 
and Overland Surges of Hurricanes (SLOSH) storm surge model.   
 
Previously  in Broward County, the barrier island (the land area generally located east of 
Intracoastal Waterway) which has been designated the category 1 hurricane evacuation 
zone constituted the coastal high hazard area.  With the new SLOSH model definition, 
which became effective in 2008, new areas are included and old areas are now no 
longer considered ―coastal high hazard‖.  (See Map 1, Chapter 2.7). This has created 
substantial differences between the logical nexus of hurricane evacuation zones and 
coastal high hazard areas.  
 
Although all coastal areas, except the Hillsboro Lighthouse, have been annexed into 
Municipalities, Broward County has land use jurisdiction over the coastal areas through 
the Broward County Charter and Broward County Land Use Plan. The Broward County 
Charter, effective January 1, 1975, established the Broward County Planning Council 
with the responsibility for preparing a County-wide Land Use Plan for adoption by the 
Broward County Land Use Plan (BCLUP) by the Broward County Commission in 1977, 
and re-adoption in 1989, the BCLUP became the official land use plan within the County 
and is effective within all of the County‘s municipalities. The Charter requires all local 
land use plans within the County to conform to the Broward County Land Use Plan 
through certification by the Broward County Planning Council. These activities are 
conducted consistent within Chapter 163, Florida Statutes. 
 
With the new definition, inland areas within the Unincorporated Area are now 
considered as part of the Coastal High Hazard Area.  This will pose new challenges to 
Broward County as it will need to re-evaluate redevelopment  policies in areas now 
considered at-risk for flooding. The rational for including these new areas while 
excluding others also may be challenged, based on land use, re-development and 
public safety implications the new designation may create.           
 
Broward County’s Efforts to Address Build-back Provisions since the 2004 EAR  
This topic was a major issue in the 2004 EAR and through numerous public meetings 
and workshops with coastal municipalities, recommendations to amend the Broward 
County Land Use Plan to address FS 163.3191(2)(m) were adopted. Those 
recommendations were adopted through the EAR based amendment process. On June 
28, 2005 the following provision was added to the Broward County Land Use Plan 
Implementation Requirements; 
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Residential Densities 
… 
g.  Redevelopment in Coastal High Hazard Area  
 
Local certified land use plans may permit the redevelopment of 
residentially designated areas, including existing hotel uses, located 
within the coastal high hazard area which were subject to past 
decreases in density resulting from the adoption of the 1977 or 1989 
Broward County Land Use Plan. Such redevelopment shall be 
limited to the actual built density/intensity (number of dwelling units 
and building square footage) and meet all public safety codes in 
effect at the time of redevelopment including building code, flood 
elevation and hurricane evacuation standards. Building square 
footage may be increased by one percent for every two percent 
reduction in the number of dwelling units subject to local land 
development regulations addressing building bulk, shadow and 
form. Local certified land use plans shall also comply with the 
natural resource protection policies addressing the protection of 
beaches, rivers and marine resources enumerated under Objective 
9.03.00 of the Broward County Land Use Plan. 
 

Currently no coastal municipalities in Broward are known to have adopted a provision(s) 
similar to the County‘s within their own Land Use Plans.  
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2.8 Coordination of Land Use and Military Installations 
 
In accordance with Section 163.3177 (6)(a), Florida Statutes (F.S.), all  comprehensive 
plans which include areas containing a military installation, must include ―criteria to be 
used to  achieve the compatibility of adjacent or closely proximate lands with military 
installations.‖  Broward County does not contain a military installation.  
 
 




