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APPLICATION FOR AMENDMENT TO THE  
CITY OF HALLANDALE BEACH 

COMPREHENSIVE PLAN 
AND

BROWARD COUNTY LAND USE PLAN 
FOR THE DIPLOMAT LOCAL ACTIVITY CENTER  

1. TRANSMITTAL INFORMATION  

A) DATE LOCAL GOVERNING BODY HELD TRANSMITTAL PUBLIC 
HEARING

The City Commission is tentatively scheduled to hear this amendment 
application in December 2009/January 2010.  Pursuant to Broward County 
Planning Council Administrative Rule 4.1(A)(4) , a copy of the City ordinance 
approving the proposed land use plan amendment on first reading will be 
submitted as Exhibit 1 prior to the 1st Public Hearing of the Broward County 
Planning Council. 

B) WHETHER THE AMENDMENT IS WITHIN AN AREA OF CRITICAL STATE 
CONCERN OR PROPOSED FOR ADOPTION UNDER A JOINT PLANNING 
AGREEMENT PURSUANT TO SECTION 163.3171, FLORIDA STATUTES 

The amendment site is not within an Area of Critical State Concern as defined 
by Chapter 380.05, Florida Statutes, or proposed for adoption under a joint 
planning agreement. 

C) WHETHER THE AMENDMENT IS AN EXEMPTION OF THE TWICE PER 
CALENDAR YEAR LIMITATION ON THE ADOPTION OF PLAN 
AMENDMENTS 

The amendment is being proposed as a large-scale amendment and is 
therefore subject to the twice per year amendment limitation. 

D) WHETHER THE AMENDMENT IS ONE OF THE FOLLOWING: 
DEVELOPMENT OF REGIONAL IMPACT, SMALL SCALE 
DEVELOPMENT ACTIVITY (PER FLORIDA STATUTES), EMERGENCY, 
OTHER

The amendment is not one of these types of amendments. 

2. LOCAL GOVERNMENT INFORMATION  

A) LOCAL AMENDMENT OR CASE NUMBER   

The application or case number for the land use plan amendment is ______. 
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B) PROPOSED MONTH OF ADOPTION OF LOCAL LAND USE PLAN 
AMENDMENT  

The proposed land use plan amendment month of adoption is Summer/Fall 
2010.

C) NAME, TITLE, ADDRESS, TELEPHONE, E-MAIL, AND FACSIMILE 
NUMBER OF THE LOCAL GOVERNMENT CONTACT 

Richard Cannone, Director 
Development Services Department
City of Hallandale Beach 
400 South Federal Highway 
Hallandale Beach, FL 33009 
Telephone: 954-457-1375 
Facsimile: 954-457-1488 
E-mail: rcannone@hallandalebeachfl.gov

D) LOCAL GOVERNING BODY RECOMMENDATION 

The City Commission is tentatively scheduled to hear this amendment 
application in December 2009/January 2010.  Pursuant to Administrative Rule 
4.1(A)(4), a copy of the City ordinance approving the proposed land use plan 
amendment on first reading will be submitted as Exhibit 1 prior to the 1st 
Public Hearing of the Broward County Planning Council. 

E) SUMMARY MINUTES FROM THE LOCAL PLANNING AGENCY AND 
LOCAL GOVERNMENT PUBLIC HEARINGS ON THE TRANSMITTAL OF 
THE BROWARD COUNTY LAND USE PLAN AMENDMENT 

Pursuant to Administrative Rule 4.1(A)(4) , the Local Planning Agency (LPA) 
meeting minutes and City Commission agenda results will be submitted as 
Exhibit 2 prior to the 1st Public Hearing of the Broward County Planning 
Council.  In addition, a copy of the staff report will be provided as Exhibit 3.

F) DESCRIPTION OF PUBLIC NOTIFICATION PROCEDURES FOLLOWED 
FOR THE AMENDMENT BY THE LOCAL GOVERNMENT 

Pursuant to Section 163.3225(2)(a), Florida Statutes, and the 
Intergovernmental Coordination Element of the City’s Comprehensive Plan, 
the City of Hallandale Beach will provide a public hearing notice for 
advertisement in the Sun Sentinel newspaper and notify in writing all regional, 
county and local governments surrounding the proposed land use plan 
amendment site.  A copy of the public hearing notice will be submitted as 
Exhibit 4 prior to the 1st Public Hearing of the Broward County Planning 
Council. 
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3. APPLICANT INFORMATION 

A) NAME, TITLE, ADDRESS, TELEPHONE, FACSIMILE NUMBER AND E-
MAIL OF THE APPLICANT 

Diplomat Properties, Limited Partnership 
By Diplomat Properties LLC, its General Partner 
By Capital Hotel Management, LLC, Non-Member Manager 
Attention: Ken Wilson, CEO 
548 Cabot Street 
Beverly, Massachusetts 01915 
Telephone: 978-522-7000 
Facsimile: 978-522-7008 
E-mail: kwilson@chmhotel.com 

B) NAME, TITLE, ADDRESS, TELEPHONE, FACSIMILE NUMBER AND E-
MAIL OF THE AGENT 

Greenberg Traurig, P.A. 
Attention: Debbie M. Orshefsky, Esq.
401 East Las Olas Boulevard 
Suite 2000
Fort Lauderdale, Florida 33301 
Telephone: 954-768-8234 
Facsimile: 954-765-1477 
E-mail: orshefskyd@gtlaw.com 

C) NAME, ADDRESS, TELEPHONE, FACSIMILE NUMBER AND E-MAIL OF 
THE PROPERTY OWNER 

Diplomat Properties, Limited Partnership 
By Diplomat Properties LLC, its General Partner 
By Capital Hotel Management, LLC, Non-Member Manager
Attention: Ken Wilson, CEO 
548 Cabot Street 
Beverly, Massachusetts 01915 
Telephone: 978-522-7000 
Facsimile: 978-522-7008 
E-mail: kwilson@chmhotel.com 

D) FILING FEE 

City of Hallandale Beach:  
 Large Scale Land Use Plan Amendment: $30,000.00 

Broward County Planning Council 
 Large Scale Land Use Plan Amendment: $11,611.00 



City of Hallandale Beach and Broward County Diplomat    
Land Use Plan Amendment Local Activity Center 

Application 4
September 2009 
FTL 107,442,474v2  023404.014900 

E) APPLICANT'S RATIONALE FOR THE AMENDMENT 

The Applicant's rationale for the proposed amendment is to assist the City of 
Hallandale Beach and Broward County in providing for the long-term 
economic development and housing needs of this community by allowing 
underutilized parcels of land to be transformed into a mixed-use urban resort 
and golf course community.

In 1997 the Pension Fund of the International Brotherhood of Plumbers and 
Pipefitters (the "Pension Fund") acquired the Diplomat Resort and Country 
Club. They immediately demolished the antiquated clubhouse and 
constructed a new clubhouse, tennis center, spa, banquet facilities and a 60 
room luxury resort hotel.  They also redesigned the golf course to become the 
quality course that we enjoy today.  The Applicant is proud of the investment 
the Pension Fund has made in the City of Hallandale Beach and Broward 
County, but now, over 10 years later, this facility is not fulfilling its potential to 
be a world-class destination resort and golf course community.

The first step toward achieving this goal is the proposed land use plan 
amendment which will permit the following development program to become a 
reality:

• 500 room resort hotel with banquet and meeting facilities, restaurants, 
lounges, tennis and golf pro-shop, resort retail and sundry shops;

• 1078 golf course community residences, comprised of 1055 multifamily 
units, 20 townhouses and 3 single family homes;  

• 3,000 square feet of commercial use (retail and/or office) designed to 
compliment the existing commercial uses at the south end of the golf 
course; and,

• Maintain the existing 18-hole golf course and 48 slip marina.

The Applicant has chosen to pursue a "Local Activity Center" ("LAC") land 
use designation for this property to assure future resort, commercial and 
residential development occur only on select parcels within the proposed 
resort and country club community, thereby assuring the long-term 
preservation of the existing golf-course operation.
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Diplomat
Local Activity Center 

Development Program 
Land Use Intensity 

Residential 1,078 1 Dwelling Units 

Commercial 2 3,000 Square Feet 

Golf Course & Accessory Country Club 13 of the 18 Holes of Golf Course 
(existing) on 74.2 acres 

Resort Hotel 3 500 Resort Hotel Rooms (60 existing)

Marina/Open Space 48 slips (existing) / 0.83 acres open 
space

1 Consists of 1,055 High-rise units, 20 townhouse units, and 3 single-family homes. 
2 Commercial use , may include office, retail and similar principal non-residential uses. 
3 Includes, but is not limited to, accessory uses such as:  meeting and banquet space, spa and fitness center, 

restaurants and sundry/resort retail. 

Attached here to Exhibit 6 is a “Parcel Plan” which delineates areas of the 
amendment site (Parcels A - F) within the LAC where the proposed 
development program will be developed.  The existing and proposed actual 
use and land use designations for each of these parcels is set forth on Table 
3-1, below: 

TABLE 3-1
Parcel Actual Use Land Use Designation 

 Existing Proposed Existing Proposed 
"A" Surplus Golf Course 

Area
412 Residential Units 
and 3000 sq. ft. 
Commercial 

General 
Business/Commercial 

"LAC"

"B" Maintenance Shed and 
Storage Area 261 Residential Units 

Commercial Recreation  "LAC" 

"C" 60 resort hotel rooms, 
spa, country club, golf & 
tennis pro-shops, 10 
court tennis center, 
restaurant, bar, banquet 
facilities

500 room resort hotel 
rooms, spa, country 
club, resort retail, 
tennis and golf pro-
shop, accessory  
restaurant/bar & 
banquet facilities, 
tennis courts and 154 
Residential Units 

Commercial Recreation  "LAC" 

  "D-1" Marina Marina / Open Space Low 7 & Low 5  
Residential 

"LAC"

“D-2” Marina 10 Residential Units Low 7 & Low 5  
Residential 

"LAC"

"E" Parking Lot 3 Single Family Homes Commercial Recreation  "LAC" 
"F" Surplus Golf Course 

Area
228 Residential Units Commercial Recreation  "LAC" 
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Although an application to designate property as "LAC" on the City and 
County Land Use Plans does not require specific design standards, the 
Applicant has prepared a "Conceptual Plan” and “Preliminary Design 
Guidelines" attached hereto, respectively, as Exhibits 7 and 8. These 
fundamental design features were formulated to assure compatibility of the 
proposed future development with existing uses and to be consistent with and 
further the "Guiding Principles" of the City of Hallandale Beach “Citywide 
Master Plan and Implementation Strategy” (“Master Plan”) adopted February 
2009.

The Master Plan presented recommendations for reshaping the City of 
Hallandale Beach into a more pedestrian-oriented, mixed-use, and 
sustainable community. The Master Plan includes regulatory and capital 
improvement initiatives in three general categories: Built Environment, Natural 
Environment; and Policy and Regulatory Framework. Attached hereto as 
Exhibit 9 are excerpts from the Master Plan and an explanation of how the 
proposed development is consistent with the Master Plan’s guiding principles  
and contributes to the achievement of its goals and objectives. 

The Conceptual Plan and Design Guidelines set forth in Exhibits 7 and 8 will 
form the basis for the "Planned Local Activity Center” zoning application to be 
filed by the Applicant prior to development of the LAC Development Program.  
At this stage in the planning process, the applicant will assure conformance 
with the Conceptual Plan and Preliminary Design Guidelines by including 
them in the “Voluntary Declaration of Restrictions” attached hereto Exhibit 10. 

In addition to the design principles established in the Master Plan, one of the 
main objectives of the Master Plan is to encourage economic growth.  The 
proposed Diplomat Local Activity Center is the first step towards improving 
the economic potential of the amendment site which will generate additional 
employment, housing, and related economic benefits for the City of 
Hallandale Beach, as well as for the County.

4. AMENDMENT SITE DESCRIPTION 

A) CONCISE WRITTEN DESCRIPTION OF THE GENERAL BOUNDARIES 
AND GROSS AND NET ACREAGE OF THE PROPOSED AMENDMENT 

The amendment site consists of approximately 96.3 gross acres and 93.5 net 
acres, bound on the north by Atlantic Shores Boulevard, on the east by 
Diplomat Parkway; located east of NE 14th Avenue and north of Hallandale 
Beach Boulevard. 

B) SEALED SURVEY, INCLUDING LEGAL DESCRIPTION OF THE AREA 
PROPOSED TO BE AMENDED 

A boundary sketch and legal description for the amendment site is provided 
with this application.  The legal description is provided in Exhibit 11.
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C) MAP OF PROPOSED LAND USE, LOCATION, AND BOUNDARIES (1:300) 

A map illustrating the amendment location, boundaries, and proposed land 
use is attached as Exhibit 12. 

5. EXISTING AND PROPOSED USES 

A) CURRENT AND PROPOSED LOCAL AND COUNTY LAND USE PLAN 
DESIGNATION(S) FOR THE AMENDMENT SITE 

Currently, the amendment site is comprised of three land use designations. 
The largest area is designated Commercial Recreation with two smaller 
parcels designated General Commercial and Low Residential. The 
amendment proposes to combine these parcels into one Local Activity 
Center. The current land use designations are illustrated in Exhibit 13-1 
(Hallandale Beach) and Exhibit 14-1 (Broward County). The proposed land 
use designations are illustrated in Exhibit 13-2 (Hallandale Beach) and Exhibit 
14-2 (Broward County).

Table 5-1 
Current and Proposed Land Use Designations 

City of Hallandale Beach Broward County 

Current
Commercial Recreation 

General Commercial 
Low (7) Residential 

Commercial Recreation 
Commercial

Low (5) Residential 

Proposed Local Activity Center Local Activity Center 

B) CURRENT LAND USE DESIGNATIONS FOR THE ADJACENT 
PROPERTIES

The adjacent properties to the north of the amendment area consist of the 
portion of the Diplomat Country Club golf course north of Atlantic Shores 
Boulevard which is designated Commercial Recreation in both the City and 
County land use plans. The other properties north of the amendment area 
consist of Low Medium Residential in the City plan and Medium High 
Residential in the County plan. The properties to the south of the amendment 
area are designated Commercial in both plans. The properties to the east and 
west of the amendment area consist of Low Residential (City and County) 
and Low Medium (City)/Medium High (County), respectively. The adjacent 
land uses are illustrated in Exhibits 15-1 and 15-2 (City and County, 
respectively).
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Table 5-2 
Current Land Use Designations for Adjacent Properties 

City of Hallandale Beach Broward County 

North
Commercial Recreation 

Low Medium (14) 
Residential 

Commercial Recreation 
Medium High (25) Residential 

South Commercial Commercial 

East
Low (7) Residential 
Low Medium (14) 

Residential 

Low (5) Residential 
Medium High (25) Residential 

West Low Medium (14) 
Residential Medium High (25) Residential 

C) INDICATE IF THE FLEXIBILITY PROVISIONS OF THE BROWARD 
COUNTY LAND USE PLAN HAVE BEEN USED FOR ADJACENT AREAS 

No flexibility provisions have been used for the adjacent areas. 

D) EXISTING USE OF THE AMENDMENT SITE AND ADJACENT AREAS 

The existing use of the amendment site consists of:

13 holes of an 18-hole Golf Course 
Country Club with pro-shop, banquet facilities, restaurant and lounge 
30,000 square foot Spa 
60-room resort hotel 
Marina (48 slips) 
10-court Tennis Center 

Table 5-3 
Existing Uses of Adjacent Properties 

Adjacent Areas 

North Golf course, multi-family residential 

South Commercial 

East Multi-family and single-family residential residential 

West Multi-family residential 
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E) PROPOSED USE OF THE AMENDMENT SITE INCLUDING PROPOSED 
SQUARE FOOTAGE FOR EACH NON-RESIDENTIAL USE AND/OR 
DWELLING UNIT COUNT. FOR RAC, LAC, TOC, TOD, AND MU-R 
AMENDMENTS, PLEASE PROVIDE EACH EXISTING NON-RESIDENTIAL 
USE SQUARE FOOTAGE AND EXISTING DWELLING UNITS FOR 
AMENDMENT AREA 

See Table 3-1 above, as well as Exhibits 7 and 8 to this Application. 

F) MAXIMUM ALLOWABLE DEVELOPMENT PER LOCAL GOVERNMENT 
LAND USE PLANS UNDER EXISTING DESIGNATION FOR THE SITE, 
INCLUDING SQUARE FOOTAGE FOR EACH NON-RESIDENTIAL USE 
AND/OR DWELLING UNIT COUNT 

The current land use plan designations for the amendment site consist of the 
following: 

City of Hallandale Beach Broward County 

Current

Commercial Recreation 
(86.8 acres) 

General Commercial (5.24 
acres)

Low (7) Residential (1.45 
net acres) 

Commercial Recreation 
(89.0 acres) 

Commercial (5.24 acres)
Low (5) Residential (2.05 

gross acres) 

Permitted land uses under the Commercial Recreation land use designation 
include: unlimited number of hotel rooms, golf course, spectator sport and 
entertainment facilities and auditoriums, zoos, marinas, indoor and outdoor 
amusements, athletic facilities and exercise facilities, cultural centers, and 
accessory office, service, and retail uses. The other existing land use 
designations of General Commercial/Commercial and Low (5) or (7) 
Residential would permit unlimited Commercial (office and/or retail) and up to 
10 dwelling units.

For the purpose of evaluating the incremental impacts of the proposed land 
use plan amendment, it is necessary to establish a baseline for completing 
the public facility impact analyses. The impact analysis for the Commercial 
Recreation site assumes credit for the existing 60 resort hotel rooms 
(although theoretically all 500 resort hotel rooms proposed in the LAC are 
already permitted pursuant to the Commercial Recreation designation, but to 
be conservative, a credit is taken only for the 60 existing rooms).  The existing 
accessory retail, banquet and spa facilities will be redeveloped as a part of 
the proposed 500-room resort hotel, therefore, these uses have been 
assumed to have no net impact on public facilities. The Broward County 
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standard assumption that 10,000 sq. ft. of Commercial use be assumed for 
Commercial designated lands has also been assumed and since office and/or 
retail use is permitted, the highest impact use was utilized for the public 
facilities impact analysis. In summary, credits for the current land use plan 
designations, assume the following existing development potential for 
purposes of the public facility analysis. 

 Commercial Recreation (86.8 net acres) – 60 resort hotel rooms 
 General Commercial (5.24 net acres) –52,400 sq. ft. 
 Residential Low  – 10 single-family dwelling units; Hallandale Beach - 7 

dwelling units/acre (1.45 net acres); and Broward County - 5 dwelling 
units/acre (2.05 gross acres)

Therefore, the net impact of the LAC on public facilities is essentially based 
on the following new/additional uses: 

 440 Hotel Rooms 
 1,068 Dwelling Units 

(with an impact credit for the net Commercial Use of 49,400 sq. ft.) 

G) INDICATE IF THE AMENDMENT IS PART OF A LARGER DEVELOPMENT 
PROJECT THAT IS INTENDED TO BE DEVELOPED AS A UNIT SUCH AS 
A SITE PLAN, PLAT, OR DEVELOPMENT OF REGIONAL IMPACT

The Local Activity Center amendment is not part of a larger development 
project.

6. ANALYSIS OF PUBLIC FACILITIES AND SERVICES 

A) SANITARY SEWER ANALYSIS 

1. Identify whether the site or a portion is currently and/or proposed 
to be serviced by septic tanks. 

The site is not currently, or proposed to be, serviced by septic tanks. 

2. Identify the sanitary sewer facilities serving the amendment site 
including the current plant capacity, current plus committed 
demand on plant capacity, and planned plant capacity. 

The site will be served by the City of Hollywood Regional Sewage 
Treatment Facility located at 1621 North 14th Avenue. The wastewater 
treatment plan has a projected build-out capacity of 60 MGD for 2025. 

Permitted Capacity Average Daily Flow  48.75 MGD 
Committed Demand  43.54 MGD 
Net Available Plant Capacity  5.21 MGD
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Please note further, the design capacity of the Hollywood Regional 
Sewage Treatment Facility has a possible re-rate capacity to 50 MGD. 

The City of Hallandale Beach is part of a large user agreement with the 
City of Hollywood whereby each participating municipality is allocated 
a specific amount of wastewater that is treated at the facility. The City 
of Hallandale Beach’s current allocation is 7.85 MGD; the City utility 
staff have advised that as of September 2009, current demand is 6.9 
MGD. The current demand includes the existing sanitary sewer flow 
and the committed sewerage demand; therefore, the available 
allocation for the City of Hallandale Beach is approximately 0.95 MGD. 

3. Identify the net impact on sanitary sewer demand resulting from 
the proposed amendment. Provide calculations, including 
anticipated demand per square foot or dwelling unit. 

Table 6A-1 
Sanitary Sewer Demand – Current Land Use 

Land Use Generation Rate Land Use 
Impact Total Demand 

Commercial 4
0.135 gpd/sq.ft. of GFA* 1 52,400 SF 7,074 gpd 

Resort Hotel 214 Gallons\Room\Year** 2 60 rooms 12,840 gpd 
Residential 190 GPCD*** 3 10 units 3,762 gpd 

Total 23,676 gpd 
(0.02 MGD) 

1  Based on Section 32-883 of the City's Land Development Code.  GFA = Gross Floor Area 
2  Based on Broward County Comprehensive Plan Sanitary Sewer Element 
3 GPCD = Gallons Per Capita Per Day.  Capita is based on 1.98 persons per dwelling unit estimate, as reported by 
   Broward County Environmental Protection and Growth Management Department, 2009   
4  Commercial use may include office, retail, or similar non-residential uses.  Please note that the highest impact  use    
   was utilized for the public facility impact analysis. 

Table 6A-2 
Sanitary Sewer Demand – Proposed Land Use 

Land Use Generation Rate Land Use 
Impact Total Demand 

Commercial 4
0.135 gpd/sq.ft. of GFA* 1 3,000 SF 405 gpd 

Resort Hotel 214 Gallons\Room\Year** 2 500 rooms 107,000 gpd 
Residential 190 GPCD*** 3 1,078 units 405,544 gpd 

Total 512,949 gpd 
(0.51 MGD) 

Net Change +0.49 MGD 
1  Based on Section 32-883 of the City's Land Development Code.  GFA = Gross Floor Area 
2  Based on Broward County Comprehensive Plan Sanitary Sewer Element 
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3 GPCD = Gallons Per Capita per Day. Capita is based on 1.98 persons per dwelling unit estimate, as reported by   
   Broward County Environmental Protection and Growth Management Department, 2009    
4 Commercial use may include office, retail, or similar non-residential uses.  Please note that the highest impact use   
   was utilized for the public facility impact analysis. 

Based upon the foregoing, the City of Hallandale Beach has sufficient 
sanitary sewer plant capacity to serve the LAC net impact:

 Available Allocation from Hollywood .95 MGD 
Existing/Current Sewer Demand .02 MGD 
Net Change in Sewer Demand w/LAC .49 MGD 
City's Excess Available Allocation w/LAC .46 MGD 

4. Identify the projected plant capacity and demand for the short and 
long range planning horizons as identified within the adopted 
comprehensive plan - provide demand projections and 
information regarding planned capacity expansions including 
year, identified funding sources and other relevant information. 

The City of Hollywood’s waste water treatment plant (WWTP) has a 
permitted capacity of 48.75 MGD. The table below illustrates the large 
user flow projections for both the short and long term planning 
horizons.

Table 6A-3 
Waste Water Treatment Plant – Projected Capacity and Demand 

User Year 2015 Year 2020 Year 2025 

Hallandale 9.8 MGD 10 MGD 10.9 MGD 

Total Flow for all Large Users 26.6 MGD 28.9 MGD 32.0 MGD 

Hollywood 23.8 MGD 25.5 MGD 27.3 MGD 

Total Plant Flow 51.8 MGD 55.5 MGD 61.09 MGD 
Source: City of Hollywood Comprehensive Plan, January 2008

The City of Hollywood will have to expand plant capacity to meet the 
projected waste water demand projections and provide the level of 
service anticipated by its larger users. The plant is currently planned 
for an expansion with a build-out capacity of 58 MGD scheduled to be 
completed by 2020.

Increased future wastewater demand will, in part, be met through 
collection/distribution capital improvements which the City of 
Hallandale Beach has scheduled through fiscal year 2012 in the City’s 
adopted Comprehensive Plan. Funding for these improvements is 
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programmed in the City’s sewer fund. The Table 6A-4 below illustrates 
these programmed improvements and their estimated costs.

        Table 6A-4 
Sanitary Sewer Improvements – Capital Improvements Plan 

Sanitary Sewer 
Improvements FY 08-09 FY 09-10 FY 10-11 FY 11-12 FY 12-13

Sanitary Sewer 
Rehabilitation $500,000 $250,000 $250,000 $250,000 $250,000

Lift Stations Rehabilitation $0 $50,000 $50,000 $50,000 $50,000
Sewer Capacity 
Improvements $0 $1,000,000 $0 $0 $0

Total $500,000 $1,300,00 $300,000 $300,000 $300,000
Source: City of Hallandale Beach 2008 Water Supply Facilities Work Plan; adopted as part of the City‘s Comprehensive Plan 

The Hallandale Beach collection system experiences significant 
infiltration / inflow (I/I). Thus a significant amount of extraneous flows 
enters the sanitary sewer system through defective pipes, joints or 
structures from the groundwater.  Much of the gravity collection system 
is below the water table.  Hallandale Beach has been actively working 
to reduce the I/I since 1980. Over the last ten years the City’s average 
daily flow has ranged from a high of 7.3 MGD to a low of 5.9 MGD.  
The sanitary sewer rehabilitation improvements will be used to address 
the infiltration and inflow problem. These improvements are anticipated 
to significantly reduce the sanitary sewer flows and reduce the plant 
capacity demand.

5. Correspondence from sanitary sewer provider verifying the above 
information. Correspondence must contain name, position and 
contact information of party providing verification. 

Correspondence has been requested and is included in Exhibit 16-1.  
The response letter will be provided upon receipt. 

B) POTABLE WATER ANALYSIS 

1. Identify the facilities serving the service area in which the 
amendment is located including the current plant capacity, 
current and committed demand on the plant and the South Florida 
Water Management District (SFWMD) permitted withdrawal, 
including expiration date of the SFWMD permit. 

The area is served by City of Hallandale Beach Water Treatment 
Plants. The original plant has a design capacity of 10 million gallons 
per day (MGD) and a new membrane treatment plant has a capacity of 
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6 MGD expandable to 15 MGD. Thus the City presently has 16 MGD 
of plant capacity; however the production is limited by the availability of 
raw water withdrawals.  

The City is currently allocated 9.7 MGD of raw water withdrawal. This 
allocation consists of 6.2 MGD from the County (2.8 MGD from the 
South Regional Wellfield and a 3.4 MGD additional allowance from the 
membrane treatment plant) and 3.5 MGD from Hallandale Beach City 
Wells. Based on 2008 average daily usage of 6.27 MGD, the City has 
3.43 MGD of remaining raw water capacity. 

The City is presently producing approximately 5.27 MGD of finished 
water at its two water treatment facilities to meet the existing use and 
committed potable water demand. Based on approximately 15% of 
water treatment process losses, the 9.7 MGD raw water capacity 
would provide a finish water capacity of approximately 8.5 MGD. The 
City has approximately 3.23 MGD of remaining finish water capacity. 

The City is currently working with SFWMD staff to extend its permit, 
Consumptive Use Permit (CUP #06-00138-W) which expired in 2006.  
The SFWMD is allowing the City to continue operations with a permit 
waiver while they evaluate additional long term raw water resources 
and wellfield alternatives. 

2. Identify the wellfield serving the service area in which the 
amendment is located including the permitted capacity, 
committed capacity, remaining capacity and expiration of the 
permit.

The City is served by the Hallandale Beach Wellfield and the Broward 
County South Regional Wellfield. 

The City of Hallandale Beach Wellfield has a permitted withdrawal 
permit from the SFWMD for 3.5 MGD. The City’s water supply 
agreement with Broward County provides an additional capacity of 6.2 
MGD. The total allocated capacity of 9.7 MGD exceeds the current raw 
water demand of 6.27 MGD. The City’s last Consumptive Use Permit 
(CUP #06-00138-W) allocated 2.8 MGD of Biscayne Aquifer water 
through the Broward County Regional Water Supply transmission 
system. The SFWMD allocated an increased allowance of 3.4 MGD in 
2007 for the new membrane treatment plant, for a total of 6.2 MGD 
from the County. In addition, the City draws an additional 3.5 MGD 
from three City wells. As noted above, the City is working with the 
SFWMD to renew the permit for the next 20 years.

The following table identifies the total capacity, CUP allocation, and 
remaining capacity by wellfield. 
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Table 6B-1 
Wellfield Capacity and CUP Allocation 

Wellfield 
Total

Capacity 
(MGD)

CUP Allocation 
(MGD)

Remaining
Capacity (MGD) 

Broward County (includes South 
Regional, North Regional and 
District 1) 

115.13 46.64 68.49 

Hallandale Beach 15.12 3.5 11.62
Source: Broward County-Wide Integrated Water Resource Plan Report, December 2008 

3. Identify the net impact on potable water demand, based on 
adopted level of service resulting from the proposed amendment. 
Provide calculations, including anticipated demand per square 
foot or dwelling unit. 

Table 6B-2 
Potable Water Demand – Current Land Use 

Land Use Generation
Rate

Land Use 
Impact Total Demand 

Commercial 1 0.15 gpd/SF 52,400 SF 2 7,860 gpd 
Resort Hotel 243 gpd/room 60 rooms 14,580 gpd 
Residential 175 gpcd 10 units 3,465 gpd 

Total 24,190 gpd 
 (0.02 MGD)

Source: Hallandale Beach Comprehensive Plan, Utilities Element; Section 32-882  
Hallandale Beach Land Development Code; Broward County Comprehensive Plan,  
Potable Water Element 

1  Commercial use may  include office, retain or similar non-residential uses.  Please note that the highest impact use was utilized for 

 the public impact analysis. 

2  Gross Floor Area 
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Table 6B-3 
Potable Water Demand – Proposed Land Use 

Land Use Generation
Rate

Land Use 
Impact Total Demand 

Commercial 1 0.15 gpd/SF 3,000 SF2 450 gpd 

Resort Hotel 243 gpd/room 500 rooms 121,500 gpd 

Residential 175 gpcd 1,078 units 373,527 gpd 

Total 495,477 gpd  
 (0.49 MGD)

Net Change 0.47 MGD
Source: Hallandale Beach Comprehensive Plan, Utilities Element; Section 32-882  
Hallandale Beach Land Development Code; Broward County Comprehensive Plan,  
Potable Water Element 

1  Commercial use may  include office, retain or similar non-residential uses.  Please note that the highest impact use was utilized for 

 the public impact analysis. 

2  Gross Floor Area 

Based upon the foregoing, the .47 MGD net increase in potable water 
demand created by the LAC can be met by the available capacity at the City’s 
Water Treatment Plants. 

Please note, the Diplomat Resort and Country Club has historically engaged 
in a wide range of water conservation measures including the use of from 
225,000 up to 446,000 gallons per day of reuse water from the City of 
Hollywood Public Utilities for irrigation of approximately 115 acres of the golf 
course.  This utilization of reuse water will continue with development of the 
LAC program.

4. Identify the projected plant capacity and demand for the short and 
long range planning horizons as identified within the adopted 
comprehensive plan - provide demand projections and 
information regarding planned wellfield and planned plant 
capacity expansions including year, funding sources and other 
relevant information. If additional wellfields are planned, provide 
status including the status of any permit applications. 

The City’s 2008 Water Supply Facilities Work Plan details the City’s 
projected plant capacity and demand for the short and long range 
planning horizons through 2028. The following table identifies the 
projected average and maximum daily raw water demand through 
2028.  At this time, the allocated withdrawal is 9.7MGD.  
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Table 6B-4 
Potable Water 

Projected Average and Maximum Daily Demand 

Year Projected Average 
Daily Demand (MGD)

 Projected Maximum Daily 
Demand (MGD) 

2009 6.6 7.8 

2015 7.5 8.9 

 2028* 9.0 10.6 
Source: City of Hallandale Beach Water Supply Plan. 
Note: 2021 is the first year with an unmet demand (maximum daily demand), with a projected unmet demand of 0.1 
MGD.  Capital Improvement Projects outlined below are in this section and water conservation efforts will help 
reduce demand in future years. 
* Water Supply Plan identifies projections through 2028 

The City recently opened a new membrane treatment plant with an 
additional capacity of 6 MGD with the potential expansion to 15 MGD 
with the installation of additional skids. The City has also planned for 
other water system improvement capital improvement projects as set 
forth below: 

Table 6B-5 
Potable Water Improvements – Capital Improvements Plan 

Project FY 08-09 FY 09-10 FY 10-11 FY 11-12 FY 12-13
Water Distribution 
Upgrades $250,000 $1,000,000 $100,000 $100,000 $100,000

Water Treatment 
Storage Units $100,000 $75,000 $75,000 $0 $0

Fire Hydrant Protection $25,000 $505,000 $50,000 $50,000 $50,000
Water Plant Facilities 
Rehabilitation -- $50,000 $50,000 $50,000 $50,000

Water Conservation 
Program $200,000 $200,000 $200,000 $200,000 $200,000

Total $575,000 $1,375,000 $475,000 $400,000 $400,000
Source: City of Hallandale Beach Water Supply Plan; adopted as a part of the City’s Comprehensive Plan 

5. Identify the projected capacity and demand for the short and long 
range planning horizons as identified within the adopted 
comprehensive plan-provide demand projections and information 
regarding planned wellfield and planned plant capacity 
expansions including year, funding sources and other relevant 
information. If additional wellfields are planned, provide status 
including the status of any permit applications. 

See responses in this Section, above.
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6. Correspondence from potable water provider verifying the 
information submitted as part of the application on items 1-4 
above. Correspondence must contain name, position and contact 
information of party providing verification. 

Correspondence has been requested and is included in Exhibit 16-2.  
The response letter will be provided upon receipt. 

C) DRAINAGE ANALYSIS 

1. Provide the adopted level of service standard for the service area 
in which the amendment is located and the current level of 
service.

Design Storm: 5-year frequency - 1 hour duration; 3.3 total inches. 

2. Identify the drainage district and drainage systems serving the 
amendment area. 

There are no distinguishable drainage basins or independent drainage 
districts within the City of Hallandale. 

The amendment site is located in the eastern portion of the City and 
discharges into the DeSoto Waterway.

3. Identify any planned drainage improvements, including year, 
funding sources and other relevant information. 

There are no planned drainage improvements directly related to the 
amendment application proposed by the City of Hallandale. 

4. Indicate if a Surface Water Management Plan has been approved 
by, or an application submitted to, the South Florida Water 
Management District and/or any independent drainage district, for 
the amendment site. Identify the permit number(s), or application 
number(s) if the project is pending, for the amendment site. If an 
amendment site is not required to obtain a SFWMD permit, 
provide documentation of same. 

The amendment site includes a South Water Management District 
permitted (SFWMD Permit # 06-1857-S) surface water management 
system which includes an interconnected lakes system with retention 
prior to discharging through control structures into the Desoto 
Waterway.

Any stormwater management improvements will be provided by the 
property owner as approved by the City, and SFWMD as part of a 
SFWMD permit modification. 
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5. If the area in which the amendment is located does not meet the 
adopted level of service and there are no improvements planned 
(by the unit of local government or drainage authority) to address 
the deficiencies, provide an engineering analysis which 
demonstrated how the site will be drained and the impact on the 
surrounding properties. 

The City adopted LOS for Stormwater Management – New 
Development is to provide onsite retention of the 5-year frequency 1-
hour design storm event or 3.3 total inches of rainfall.

The water quality retention volume treatment provided by the existing 
permitted stormwater management system exceeds the requirements 
of the SFWMD and the City.

Any additional development of the site which would be included in a 
future SFWMD permit modification application will include provisions to 
retain drainage on site in accordance with permitting agencies 
requirements and the adopted City of Hallandale Beach LOS 
standards.

6. Correspondence from local drainage district verifying the 
information submitted as part of the application on items 1-5 
above. Correspondence must contain name, position and contact 
information of party providing verification. 

Correspondence has been requested and is included in Exhibit 17.  
The response letter will be provided upon receipt. 

D) SOLID WASTE 

1. Provide the adopted level of service standard for the municipality  
        in which the amendment is located. 

The City of Hallandale Beach Comprehensive Plan establishes an 
average level of service (LOS) standard of 5.65 lbs. per capita per day. 
However, the City’s Evaluation and Appraisal Report (EAR) based 
amendments updated the solid waste LOS to 4.75 lbs. per capita per 
day. The City intends to adopt the EAR-based amendments in late 
2009. Since the LOS standard for solid waste is an average based on 
population, the solid waste demand analysis uses the LOS standards 
from the City’s Land Development Regulations which define specific 
generation rates for both residential and non-residential uses.  

The City’s Land Development Regulations specific breakdown of the 
level of service standards for solid waste is as follows: 
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Table 6D-1 
City of Hallandale Beach  

Solid Waste Generation Rates 
Use Generation Rate 

Commercial/Office 5 lbs. per 100 sq. ft. per day 

Residential 8.9 lbs. per unit per day 

Broward County Land Use Plan includes solid waste generation rates 
for the unincorporated area and contract cities.  The County’s level of 
service standards for solid waste is as follows:

Table 6D-2 
Broward County  

Solid Waste Generation Rates
Use Generation Rate 

Residential 8.9 lbs. per unit per day 

Office Building 1 lb. per 100 sq. ft. per day 

Department Store 4 lbs. per 100 sq. ft. per day 

Supermarket  9 lbs. per 100 sq. ft. per day 

Restaurant 2 lbs. per meal per day 

Drug Store 5 lbs. per 100 sq. ft. per day 

Neither the City nor the County has a LOS standard for hotel use. See 
discussion below regarding the anticipated solid waste demand for the 
proposed resort hotel. 

2. Identify the solid waste facilities serving the service area in which 
the amendment is located including the landfill/plant capacity, 
current plus committed demand on landfill/plant capacity, and 
planned landfill/plant capacity. 

The City of Hallandale Beach Sanitation Services Department 
is responsible for the collection and disposal of both commercial and 
residential garbage and the recovery of recyclable materials.  These 
services also include bulk trash and yard waste collection.  The City 
has a solid waste disposal agreement with Waste Management, Inc. to 
accept and process its solid waste.  The solid waste disposal 
agreement expires in 2011.  After the agreement expires in 2011, the 
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City is free to negotiate disposal service with other entities. The solid 
waste disposal facilities located in the county are as follows: 

Waste-to-Energy Facilities

There are two active waste-to-energy facilities in the County which 
incinerate trash to produce energy.  These are Wheelabrator North and 
Wheelabrator South.  Under a current waste transportation and 
disposal agreement, these two waste-to-energy facilities handle all the 
municipal solid waste for 26 municipalities in Broward County. Each 
facility is capable of handling approximately 1.6 million tons of waste a 
year, which is equivalent to 2,250 tons a day.  Based on long range 
population projections for the County, the facilities will still be capable 
of handling the needs of the County through the year 2020. 

Broward County Interim Contingency Facility

To accommodate future demand, a third waste-to-energy facility is 
located at the Broward County Interim Contingency Landfill.  This 
facility is not currently being used but has operational capacity 
availability.

Broward County Interim Contingency Landfill

This landfill can accommodate approximately 2.8 million tons of 
material and has a current demand of 40,000 to 50,000 tons of 
material a year. According to the Broward County Solid Waste 
Operations Division, at the current rate of disposal, this facility is 
expected to be completely operational for another 100 years. 

Central Sanitary Disposal Landfill

This landfill is privately owned and operated by Waste Management, 
Inc. and is provided as a back-up facility for any additional 
requirements within the County.  This facility is expected to have 
operational capacity for another 20 to 25 years. 

3. Identify the net impact on solid waste demand resulting from the 
proposed amendment. Provide calculations including assumed 
demand per square foot or dwelling unit.  

This City and the County have the same generation rates for 
residential uses. The generation rates for commercial are slightly 
different; the average generation rate for the County’s commercial land 
uses is approximately 4 lbs. per 100 sq. feet per day.  For this analysis, 
the City’s generation rate of 5 lbs. per 100 sq. ft. per day is used for 
commercial solid waste generation calculations. Since neither the City 
nor the County have a generation rate for a hotel use, Waste 
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Management, Inc. was contacted.  Waste Management, Inc. confirmed 
that a hotel generates approximately 1/6 of a cubic yard of waste per 
room per week. Since a cubic yard of loose residential waste weighs 
approximately 225 lbs., a hotel room will generate approximately 37.5 
lbs (225 lbs. / 1/6 of a cubic yard) of solid waste a week, or 5.4 lbs. per 
room per day. 

                                Table 6D-3
       Solid Waste Demand – Current Land Uses 

Use Generation Rate Land Use 
Impact

Demand
(lbs. per day) 

Commercial  5.0 Lbs. per 100 SF per day  52,400 SF 2,620

Resort Hotel 5.4 Lbs. per unit SF per day 60 rooms  324 

Residential 8.9 lbs. per unit per day 10 units 89

Total 3,033 
Source:  City of Hallandale Comprehensive Plan and Land Development Regulations, September 2009 

Broward County Land Use Plan, September 2009 

Table 6D-4 
Solid Waste Demand – Proposed Land Uses 

Land Use Generation Rate Land Use 
Impact

Demand
(lbs. per day) 

Commercial  5.0 Lbs. per 100 SF per day  3,000 SF 150

Resort Hotel 5.4 Lbs. per unit per day 500 rooms  2,700 

Residential 8.9 lbs. per unit per day 1,078 units 9,594.2 

Total 12,444.2
Source:  City of Hallandale Comprehensive Plan and Land Development Regulations, September 2009 

Broward County Land Use Plan, September 2009 

Table 6D-5 
Solid Waste Demand – Net Impact 

Existing Use 
Generation

(lbs. per day) 

Proposed Use 
Generation

(lbs. per day) 

Net
Increase/Decrease

(lbs. per day) 

Net
Increase/Decrease

(tons/year) 
3,033 12,444.2 +9,411.2 1,717.5 

4. Correspondence from the solid waste provider verifying the 
information submitted as part of the application on items 1-3 
above.  Correspondence must contain name, position, and 
contact information of party providing verification. 

Correspondence has been requested and is included in Exhibit 18.  
The response letter will be provided upon receipt. 
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E)    RECREATION AND OPEN SPACE ANALYSIS 

1. Provide the adopted level of service standard for the service area   
in which the amendment is located and the current level of          
service.

The City of Hallandale Beach level of service (LOS) standard is 3 
acres per 1,000 population for neighborhood and community parks. 
Currently, the City of Hallandale Beach exceeds its LOS with 4.9 acres 
per 1,000 population available. 

2. Identify the parks serving the service area in which the 
amendment is located including acreage and facility type e.g. 
neighborhood, community or regional park. Include a list of city 
parks and acres of each. 

The following table identifies parks serving the amendment area. 

Table 6E-1 
Parks Serving Amendment Site 

Park Acreage Park Type 
Distance to 
Amendment

Site
B.F. James Park 2.3 acres Neighborhood Park < 1 Mile 

Golden Isles Park 1.6 acres Neighborhood Park < ½ Mile 

Joseph Scavo Park 7.0 acres Community Park < ¼ Mile 

Bluesten Park 8.3 acres Community Park < 1 Mile 

Johnson Park 6.2 acres Community Park 1 Mile 

3. Identify the net impact on demand for park acreage, as defined by 
the Broward County Land Use Plan, resulting from this 
amendment.

The amendment would create demand for 6.34 acres of park land.  
Demand was calculated by applying the net increase of 1,068 
residential units by 1.98 persons per household and applying the LOS 
standard of 3 acres per 1,000 population.  As identified in Section 4 of 
this analysis, due to the existing and projected surplus of park space, 
no additional park space will be required to serve the additional units 
on the amendment site. 
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4. Identify the projected park needs for the short and long range 
planning horizons as identified within the adopted comprehensive 
plan - provide need projections and information regarding 
planned expansions including year, identified funding sources 
and other relevant information. 

Table 6E-2 
Projected Park Space Needs 

Year Projected
Population

Required
Park Space 

(Acres)

Existing
Park Space 

(Acres)
Surplus/
(Deficit) 

2015 37,030 111.1 251 139.9 

2030 49,460 148.4 251 102.6 
 Source: City of Hallandale Beach Comprehensive Plan 

The above table confirms that additional park acreage will not be 
required to support the City’s projected 2030 population, including the 
population within the amendment site. 

F) TRAFFIC CIRCULATION ANALYSIS 

1. Identify the roadways impacted by the proposed amendment and 
indicate the number of lanes, current traffic volumes, adopted 
level of service and current level of service for each roadway. 

Major roadways serving the amendment site include: 

 Hollywood Boulevard (State Road 820) 
 Washington Street 
 Pembroke Road 
 Hallandale Beach Boulevard (State Road 858) 
 Dixie Highway/21st Avenue 
 US Highway 1 
 State Road A1A 
 14th Avenue 
 Diplomat Parkway 
 Atlantic Shores Boulevard 
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The level of service standards maintained by Broward County and the 
City of Hollywood are summarized below. 

Broward County 

The amendment site is located within an area subject to the provisions 
of the Broward County Transit Oriented Concurrency (TOCS). 
Therefore, the level of service standard determined by the Broward 
County Development Management Division was considered for this 
analysis. The level of service standard for all roadways within the 
impact area is LOS D for long range planning purposes. 

City of Hallandale Beach 

The City of Hallandale recognizes the County’s level of service 
standards in its adopted Comprehensive Plan.  In addition, the level of 
service standard maintained for all roadways under the City’s 
jurisdiction is LOS D. The adopted and current levels of service for the 
surrounding roadway network are summarized along with existing 
traffic counts from databases maintained by Broward County in Table 
6F-1.

[This space intentionally left blank.]
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2. Identify the projected level of service for the roadways impacted 
by the proposed amendment for the short (five-year) and long 
term (2030) planning horizons.  Please utilize average daily traffic 
volumes per Broward County Metropolitan Planning Organization 
plans and projections. 

The projected level of service for the short term (i.e. 2014) planning 
horizon was determined using historical traffic count data obtained 
from Broward County. For segments for which the existing traffic 
volumes are higher than Broward County MPO’s projected traffic 
volumes for year 2030, an annual growth rate of 0.25 percent was 
applied to the current (2008) volumes. For segments for which the 
existing traffic volumes are lower than the 2030 projected volumes, a 
minimum annual growth rate of 0.5 percent was applied to the existing 
volumes. The level services for the short term planning horizon are 
summarized in Table 6F-2. 

Long term (i.e. 2030) projected level of service was determined using 
2030 traffic volume forecasts obtained from the Broward County’s 
Transportation Planning Division. The level of service for the long-term 
planning horizon is summarized in Table 6F-3. 

3. Planning Council staff will analyze traffic impacts resulting from 
the amendment.  You may provide a traffic impact analysis for 
this amendment – calculate anticipated average daily traffic 
generation for the existing and proposed land use designations.  
If the amendment reflects a net increase in traffic generation, 
identify access points to/from the amendment site and provide a 
distribution of the additional traffic on the impacted roadway 
network and identify the resulting level of service change for the 
short (5-year) and long range (2030) planning horizons. 

This traffic analysis is based on the existing and proposed uses in 
relation to the identified future development parcels as depicted on 
Exhibit 6 and distribution of uses provided on Exhibits 7 and 8. Traffic 
expected from the proposed land use plan amendment was calculated 
by comparing the trip generation of the currently approved land use 
with the land use proposed by this amendment. The trip generation 
potential for the amendment site was calculated using rates and 
equations reported in the Institute of Transportation Engineers’ Trip
Generation, 8th Edition. Trips associated with pass-by capture were 
determined consistent with Broward County Planning Council’s 
standard methodology.   

As reflected on Exhibit 6, development of the new LAC uses is to be 
restricted to five development parcels, A, B, C, D-1, E and F. 
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This analysis used the same credit for existing land use described in 
Section 5 above.

The generation rates and results of the existing versus proposed land 
use trip generation comparison are presented in Exhibit 19-A. The 
proposed land use designation results in an increase of 302 trips 
during the PM peak hour. 

External traffic was distributed to the surrounding roadway network by 
performing four select zone analyses to isolate project traffic using the 
Broward County FSUTMS Cost Feasible Plan Model. One select zone 
analysis examined Parcel B accessing Atlantic Shores Boulevard and 
one select zone analysis examined Parcel E accessing NE 14th 
Avenue. Two separate select zone analyses examined the proposed 
development on Parcels A, C and D all of which access Diplomat 
Parkway. The assignments of project traffic for each portion of the 
development are illustrated in Exhibits 19-C through 19-F.

Impacts to the surrounding roadway network were evaluated to identify 
specific links that would be both significantly and adversely impacted 
as a result of the increase in project traffic associated with the 
proposed land use plan amendment. Links were considered to be 
significantly impacted if the proposed land use amendment contributed  
net  new external trips in excess of 3% or greater of the roadway’s 
maximum service volume reported by the Broward County 
Metropolitan Planning Organization for the appropriate level of service 
standard. This approach is consistent with the current methodology for 
impact determination used by the Broward County Metropolitan 
Planning Council.  Significantly impacted links were considered to be 
adversely impacted when the total traffic volume reported for the 
horizon year exceeded the maximum service volume reported for the 
appropriate level of service standard. The short-term (five-year) and 
long-term (2030) analysis is summarized in Tables 6F-4 and 6F-5. 

Based on the short-term (five-year) and long-term (2030) analysis, 11 
roadway segments were determined to be significantly impacted by the 
development. In the short-term (five-year) analysis, a majority of the 
subject segments are expected to operate at LOS D or better, with the 
exception of Atlantic Shores Boulevard between US 1 and Diplomat 
Parkway. In the long-term (2030) analysis, several of the subject 
segments are expected to operate at LOS D or better, with the 
exception of the following: 

 NE/S 14th Avenue between Hallandale Beach Boulevard and 
Atlantic Shores Boulevard
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 NE/S 14th Avenue between Washington Street and Hollywood 
Boulevard

 Atlantic Shores Boulevard between US 1 and Diplomat Parkway

4. Provide any transportation studies relating to this amendment, as 
desired.

No additional transportation studies are presented at this time.  
However, detailed studies for roadways segments that are significantly 
and adversely impacted by the development will be provided. 
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G) PUBLIC TRANSIT ANALYSIS 

1. Identify the public transit modes, existing and planned public 
transit routes and scheduled service (headway) serving the 
amendment area within one-quarter of a mile 

Transit service to the amendment site is provided via Route 28, Route 
5 and Route 4. Route 28 operates on Hallandale Beach Boulevard with 
30-minute headways. Route 5 operates on Atlantic Shores Boulevard 
and NE 14th Avenue with 30-minute headways. Route 4 operates on 
Hallandale Beach Boulevard with 30-minute headways.

Additionally, the City of Hallandale Beach operates two community bus 
routes (Route 1 and Route 2) on Hallandale Beach Boulevard, Atlantic 
Shores Boulevard, and NE 14th Avenue. Route 1 operates on 40-
minute headways while Route 2 operates on 60-minute headways.  

In addition to the local shuttle and regional transit services, the 
Diplomat provides a shuttle service to the Westin Diplomat and the 
beach for its guests. The shuttle service operates on 30-minute 
headways.

2. Quantify the change in demand resulting from this amendment 

The trip generation potential for the land use amendment was 
calculated using rates and equations contained in the Institute of 
Transportation Engineers' Trip Generation, 7th Edition. The proposed 
land use plan amendment and the respective development program 
are projected to generate 377 net new external p.m. peak hour trips. 

The demand for public transit service to accommodate a portion of the 
net new trips generated by the proposed land use plan amendment 
was quantified based on information obtained from the Florida 
Standard Urban Transportation Model Structure (FSUTMS) - Broward 
County Cost Feasible Plan - Year 2030 obtained from the Broward 
County Metropolitan Planning Organization (MPO). Based upon the 
FSUTMS model, the appropriate County-wide transit modal split is 
approximately two to three percent. Using the transit modal split of 
three percent, an additional 11 p.m. peak hour trips are projected to be 
the change in demand for public transit generated by the proposed 
land use plan amendment. 
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3. Correspondence from transit provider verifying the information 
submitted as part of the application on items 1-2 above. 
Correspondence must contain name, position and contact 
information of party providing verification 

Correspondence has been requested and is included in Exhibit 20.  
The response letter will be provided upon receipt. 

4. Describe how the proposed amendment furthers or supports 
public transit use 

The amendment site is located within the eastern core of Broward 
County in an area supported by public transit. In addition to the existing 
Broward County Transit bus service and City of Hallandale Beach 
community bus service, premium transit is planned in several corridors 
in close proximity to the site. These premium transit services include 
bus rapid transit along Hollywood Boulevard and US 1, and passenger 
rail along the Florida East Coast (FEC) railway corridor.  

The proposed land use plan amendment will support the existing and 
planned transit service in the area by increasing the residential 
population within the readily accessible service area of both Broward 
County and City of Hallandale Beach transit service. 

The proposed land use plan amendment will support the existing and 
planned transit service in the area by increasing the residential 
population within the readily accessible service area of both Broward 
County and City of Hallandale Beach transit service. In addition, the 
proposed development program includes a 500-room resort hotel 
which will offer a variety of employment opportunities.  Resort 
employment ranges from high level management positions to lower 
level hospitality services such as housekeeping and front desk 
services. It is anticipated that because of the convenient transit options 
and varied income levels, many employees will utilize public transit and 
further reduce vehicular use and transportation costs.   

The resort hotel will also continue to operate daily shuttle service 
to/from the Diplomat Resort and Country Club Community to/from the 
Westin Diplomat Hotel, Convention Center and The Diplomat Landings 
Retail Center located on Hollywood beach. The shuttle service is 
provided each half hour and will be available for resort guests, 
community and area residents.
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H) CONSISTENCY WITH THE BROWARD COUNTY OPEN SPACE LAND 
USE PLAN PROVISIONS 

The new Broward County Comprehensive Plan policies regarding the 
conversion of golf courses became effective August 1, 2008. The following 
presents the golf course conversion provisions within the plan along with the 
proposed amendment site’s compliance (provided in italics) with each of the 
provisions. 

OBJECTIVE 5.04.00 - PROVISION OF OPEN SPACE  
POLICY 5.04.04 

Amendments to the Broward County Land Use Plan containing golf courses, 
including closed golf courses shall address the following: 

 The impact of the loss of open space on the surrounding residential areas. 
The loss of open space must be mitigated through provision of parks and 
open space to serve the surrounding neighborhood. 

Minor reconfiguration of the existing golf course is contemplated in the 
“Conceptual Plan” resulting in the conversion of approximately 4.4 acres 
located adjacent to the Diplomat Mall to residential and non-residential 
use. (Note:  This property is currently designated for Commercial use on 
the City and County Land Use Plans.)  With the proposed open space in 
Parcel D-2 (See Exhibit 7) .83 acres of new open space is provided 
resulting in a net reduction of golf course area of 3.55.  The existing golf 
course is comprised of  approximately 78.6 acres. The reduction to 
approximately 74.2 acres of golf course area will not reduce the 
functionality of the golf course as an 18-hole resort course. In addition, the 
proposed waterfront open space on Parcel D-2 will provide new public 
open space not currently available to the surrounding neighborhood.

 Management of stormwater retention taking into account the extent to 
which the golf course provided stormwater retention for the surrounding 
development and how this will be mitigated, along with any additional 
stormwater impacts created by the new development.

The existing stormwater management LOS will be maintained for the 
Diplomat Local Activity Center. As previously stated, modifications to the 
golf course will be minimal and the proposed development will provide the 
necessary stormwater retention for the additional structures on the site.  
The golf course will still provide a significant amount of stormwater 
retention for the surrounding development and provides significant 
acreage of pervious land for reintroducing water to the Biscayne aquifer. 
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 Minimization of the impact on natural resources including wetlands, lakes, 
aquifer recharge areas and the tree canopy, including any historic trees on 
the site. 

Currently, the site does not have a significant existing canopy with the 
exception of those trees provided along the edges of the golf course 
fairways and surrounding the greens. There are no identified historic trees 
on the site. 

 Mitigation of environmental contamination. The level of environmental 
contamination must be determined by conducting a Phase 1 and Phase 2 
environmental assessment. 

Development Parcels A and F are the only portions of the amendment 
area currently part of the golf course. Environmental assessments of these 
Parcels will be performed prior to their redevelopment. 

 Integration of the proposed development with the surrounding areas 
including how the development will tie into the existing neighborhoods 
through roads, sidewalks, parks/open space and greenways. 

The proposed development will utilize existing pedestrian and vehicular 
access, as well as add new pedestrian and vehicular access points to 
integrate the development parcels with the surrounding areas.

7. ANALYSIS OF NATURAL AND HISTORIC RESOURCES  

A) HISTORIC SITES OR DISTRICTS ON THE NATIONAL REGISTER OF 
HISTORIC PLACES OR LOCALLY DESIGNATED HISTORIC SITES 

This site is not designated on the National Register of Historic Places. 

B) ARCHAEOLOGICAL SITES LISTED ON THE FLORIDA MASTER SITE 
FILE

The site is not identified with any archaeological sites according to the Florida 
Master Site File. The correspondence from the Division of Historical 
Resources is provided in Exhibit 21.

C) WETLANDS 

The existing site includes an 18-hole golf course with club house and resort 
hotel. The Broward County Wetlands Map with the amendment site 
highlighted is provided in Exhibit 22. 
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D) LOCAL AREAS OF PARTICULAR CONCERN AS IDENTIFIED WITHIN 
THE BROWARD COUNTY LAND USE PLAN 

The site is not located within a Local Area of Particular Concern. The Broward 
County map with the amendment site highlighted is provided as Exhibit 23. 

E) "ENDANGERED" OR "THREATENED SPECIES" OR "SPECIES OF 
SPECIAL CONCERN". IF YES, IDENTIFY THE SPECIES AND SHOW THE 
HABITAT LOCATION ON A MAP 

There are no identified endangered, threatened or species of special concern 
on the amendment site. 

F) PLANTS LISTED IN THE REGULATED PLANT INDEX FOR PROTECTION 
BY THE FLORIDA DEPARTMENT OF AGRICULTURE AND CONSUMER 
SERVICES

There are no plants within the site which are listed in the regulated plant index 
for protection. 

G) WELL-FIELDS - INDICATE WHETHER THE AMENDMENT IS LOCATED 
WITHIN A WELL-FIELD PROTECTION ZONE OF INFLUENCE AS 
DEFINED BY BROWARD COUNTY'S "POTABLE WATER SUPPLY WELL-
FIELD PROTECTION ZONE OF INFLUENCE" ORDINANCE. IF SO, 
SPECIFY THE AFFECTED ZONE AND ANY PROVISIONS WHICH WILL 
BE MADE TO PROTECT THE WELL-FIELD 

The amendment site is not within a well-field protection zone of influence. The 
Broward County Wellfield Protection map with the amendment site highlighted 
is provided as Exhibit 24.

The amendment site provides an on-site stormwater management system 
which includes lake retention areas to enhance groundwater aquifer 
recharge.  The amendment site also uses recycled water for the golf course 
irrigation which reduces the water resource demand. 

H) SOILS - DESCRIBE WHETHER THE AMENDMENT WILL REQUIRE THE 
ALTERATION OF SOIL CONDITIONS OR TOPOGRAPHY. IF SO, 
DESCRIBE WHAT MANAGEMENT PRACTICES WILL BE USED TO 
PROTECT OR MITIGATE THE AREA'S NATURAL FEATURES 

Major modifications of soil conditions or topography are not anticipated since 
the amendment site is already developed for urban uses. Portions of the site 
will be filled and graded where necessary to support the proposed project in 
conformance with required licenses and permits. The Broward County map 
with the amendment site highlighted is provided as Exhibit 25. 
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I) BEACH ACCESS - INDICATE IF THE AMENDMENT IS ON THE 
OCEANFRONT. IF SO, DESCRIBE WHAT IMPACT, IF ANY, IT WILL HAVE 
ON PUBLIC BEACH ACCESS 

The site is not located on the oceanfront.  However, the proposed 
development will improve access to the City’s waterways by providing a 
portion of its open space east of Diplomat Parkway adjacent to the DeSoto 
Waterway.

8. AFFORDABLE HOUSING 

Describe how the local government is addressing Broward county land 
use plan policy 1.07.07. 

In 2009, the City commissioned the Center for Urban Policy Research at 
Rutgers University to prepare a report (“Housing Conditions, Housing 
Demand, and a Workforce Housing Plan for the City of Hallandale Beach” by 
Dr. Robert Burchell) in order to generate an affordable and workforce housing 
plan for the City of Hallandale Beach. The report, expected to be finalized 
later this year, is anticipated to identify specific strategies for addressing 
affordable housing demand in the City.  The Applicant will work with the City 
to implement the recommendations of this Study as they relate to the LAC 
Development Program. The City currently administers affordable housing 
programs through its existing “Affordable Housing Trust Fund’ and its 
Community Redevelopment Agency. 

9. LAND USE COMPATIBILITY 

Describe how the amendment is consistent with existing and planned 
future land uses in the area. Identify specific land development code 
provisions or other measures that have or will be utilized to ensure land 
use compatibility. 

As described in the Applicant’s Rationale Section 3 above and Exhibits 7, 8 
and 9 hereto, the "Diplomat Resort and Country Club Community" has been 
designed to be consistent with existing and planned future land uses in the 
area. The "Voluntary Declaration of Restrictions" attached hereto as 
Exhibit 10 includes assurances that the "Conceptual Plan" and "Preliminary 
Design Guidelines" will be implemented through the City's "PLAC" rezoning 
regulations.  
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10. HURRICANE EVACUATION ANALYSIS  

Hurricane evacuation re-analysis based on the proposed amendment, 
considering the number of persons requiring evacuation, availability of 
hurricane shelter spaces, and evacuation routes and times. 

The proposed amendment is located within a category 3 or higher evacuation 
area, but is not on the barrier island. In the unlikely event that all of the 
projected population of 2,134 persons to be generated by the amendment 
were to seek shelter, the existing shelter at Watkins Elementary School has 
the capacity to handle these evacuees. 

The resort hotel will follow the Broward County Emergency Management 
mandatory evacuation requirements for hotel guests.  This will occur 
immediately upon receipt of the evacuation order. To the fullest extent 
possible, the resort hotel will try to assist hotel guests with accommodations 
at inland hotels outside of the mandatory evacuation areas.  Hotel guests will 
also be provided with information regarding near-by shelters. Broward County 
shelters are open to non-resident guests. 

A request for confirmation of shelter capacity and effect on evacuation routes 
has been submitted to the Broward County Emergency Management Division 
(Exhibit 26) and will be provided upon receipt. 

11. REDEVELOPMENT ANALYSIS  

Indicate if the amendment is located in an identified redevelopment 
area.

The amendment site is not located in an identified redevelopment area. 

12. INTERGOVERNMENTAL COORDINATION 

Indicate whether the proposed amendment site is adjacent to other local 
governments. If so, please provide additional copies for the notification 
and/or review by adjacent local governments. 

The site is adjacent to the City of Hollywood. Additional copies of the 
application will be provided for distribution to the City of Hollywood. 
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13. CONSISTENCY WITH GOALS, OBJECTIVES, AND POLICIES OF THE 
CITY OF HALLANDALE BEACH COMPREHENSIVE PLAN AND THE 
BROWARD  COUNTY LAND USE PLAN 

List of goals, objectives and policies of the City of Hallandale Beach 
Comprehensive Plan with which the proposed amendment furthers: 

Future Land Use Element
Policy 1.3.6: The City shall encourage infill residential development. 

Objective 1.16: Urban Infill and Redevelopment: Establish criteria which encourage 
development of urban infill and urban redevelopment area(s) to promote economic 
development, increase housing opportunities and maximize the use of existing public 
facilities and services. 

Policy 1.16.1: Increase economic development and employment and employment 
opportunities within urban infill and urban redevelopment area. 

Policy 1.16.2: Adequate housing opportunities necessary to accommodate all 
segments of present and future residents shall be provided within urban infill and 
urban redevelopment area(s). 

Policy 1.10.4: The City shall maintain innovative land development regulations that 
encourage mixed-use developments and incorporate site design planning techniques 
that will enhance the quality of large scale developments or redevelopment areas. 

Transportation Element 
Objective 4-1.4: Adequate Housing Sites. The City shall support the need for 
adequate sites for all residents. 

Policy 4-1.4.9: Provision of Diverse Housing Types. The City shall continue to 
provide a balance of land use designations and zoning districts on the Future Land 
Use and the official zoning maps to ensure single family, duplex and multifamily 
housing units are allowed within the City. 

Consistency with the City of Hallandale Beach Comprehensive Plan 
Local Activity Center criteria: 

The proposed Local Activity Center (LAC) land use designation is designed to 
support a mix of uses comprised of commercial, recreation and open space, 
resort hotel, and residential.  Consistent with the Objective 1.8 and Section H. 
LOCAL ACTIVITY CENTER of the City of Hallandale Beach Comprehensive 
Plan, the site meets the criteria to qualify as an LAC within the City of 
Hallandale Beach. The criteria for an LAC are provided below, the 
amendment site’s compliance is provided in italics:

 An LAC shall be a specific geographic area not exceeding 160 gross contiguous 
acres. 



City of Hallandale Beach and Broward County Diplomat    
Land Use Plan Amendment Local Activity Center 

Application 42 
September 2009 
FTL 107,442,474v2  023404.014900 

The proposed LAC for the Diplomat Resort and Country Club Community 
(“Diplomat LAC”) is a specific geographic area, as illustrated in Exhibits 5-1 and 
5-2. The site is approximately 93.5-net acres located along Diplomat Parkway, 
north of Hallandale Beach Boulevard and south of Atlantic Shores Boulevard in 
Hallandale Beach, Florida.   

 The type and density or intensity of land uses permitted within a proposed LAC 
shall be specified for inclusion within the Permitted Uses Section of the City of 
Hallandale Beach Future Land Use Element. 

The type and density or intensity of land uses proposed within the Diplomat LAC 
are listed in Exhibit 27 for inclusion in the City of Hallandale Beach Future Land 
Use Element. 

 Land use proposed within a LAC shall include residential and park land and/or 
open space.  One or more other uses such as commercial, office, employment, 
civic, institutional, resort hotel, or employment-based activity shall also be 
included within a LAC. 

The proposed LAC is comprised of residential, recreation and open space, resort
hotel, and commercial. Several of these land uses consist of employment-based 
activities. The specific density/intensity of the proposed land uses are listed in 
Exhibit 27. 

 Park land must reflect no net loss of acreage of existing and designated parks 
within the proposed LAC.  

The proposed LAC will not reduce the acreage of existing and designated parks 
within the City of Hallandale Beach. The existing golf course will be slightly 
reconfigured to accommodate the propos d development on Development 
Parcels A and F, but will maintain an 18- hole golf course (13 holes within the 
amendment site). 

 To address proposed residential density above what is yielded by the present 
land use designations, a proposed LAC shall first utilize at least 75% of available 
“flexibility units” and “reserve units” from the flexibility zone where the LAC is 
located, before an increase in density is requested via the land use plan 
amendment process. 

The utilization of flex and reserve units from the flexibility zone where the LAC is 
located will be addressed and coordinated with City staff during the amendment 
review process. 

 A proposed LAC must have a geographic configuration of appropriate depth and 
frontage to support the location of uses in a manner oriented around the five-
minute (i.e. quarter-mile) walk.

As reflected in Exhibit 28, the proposed LAC is of an appropriate depth and 
frontage along Diplomat Parkway to support the location of uses in a manner 



City of Hallandale Beach and Broward County Diplomat    
Land Use Plan Amendment Local Activity Center 

Application 43 
September 2009 
FTL 107,442,474v2  023404.014900 

oriented around the five-minute walk. The site is also located within close 
proximity of several uses along Hallandale Beach Boulevard. 

The Parcel Plan in Exhibit 6 establishes multiple centers of activity within close 
proximity to one another as well as the surrounding community. The main activity 
center, Parcel C, is centrally located to provide access to the other parcels within 
the amendment site within less than a five-minute walk, as well as providing 
convenient access for the surrounding residents. 

 Seventy-five percent of the land within a LAC must be located within a quarter-
mile of public transit or multi-modal facilities or are included within an adopted 
plan to be located within a quarter-mile of public transit or multi-modal facilities 
upon buildout of the LAC. 

As illustrated in Exhibit 29, at least 75% of the land within the proposed LAC is 
located within a quarter-mile of public transit provided by both the City of 
Hallandale Beach and Broward County. 

 A proposed LAC shall demonstrate consistency with the goals, objectives, and 
policies and other requirements of the City of Hallandale Beach Comprehensive 
Plan.

As demonstrated within this application, the proposed LAC is consistent with the 
goals, objectives, policies and other requirements of the City of Hallandale Beach 
Comprehensive Plan. 

 An interlocal agreement between the City of Hallandale Beach and Broward 
County must be executed no later than six months from the effective date of the 
adoption of the LAC within city limits that provides for monitoring and 
development activity and enforcement of permitted land uses and proposed 
densities and intensities by the city. 

As required by this provision, the applicant will work with the City to execute an 
interlocal agreement between the City of Hallandale Beach and Broward County 
that provides monitoring and development activity and enforcement of permitted 
land uses and proposed densities and intensities by the City. 

List of goals, objectives and policies of the Broward County Future Land 
Use Plan with which the proposed amendment furthers: 

OBJECTIVE 1.01.00 RESIDENTIAL DENSITIES AND PERMITTED USES IN 
RESIDENTIAL AREAS 

Accommodate the projected population of Broward County by providing adequate 
areas on the Future Broward County Land Use Plan Map (Series) intended primarily 
for residential development, but which also permit those non-residential uses that are 
compatible with and necessary to support residential neighborhoods. 

POLICY 1.01.01  Residential areas shall be designated on the future Broward 
County Land Use Plan Map (Series) consistent with those categories identified within 
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the Residential Permitted Uses subsection of the Plan Implementation Requirements 
section of the Broward County Land Use Plan. The categories limit the maximum 
number of dwelling units that can be built in any designated residential area. 

POLICY 1.01.04  Local certified land use plans may permit offices and 
neighborhood retail sales of services and merchandise within areas designated for 
residential use subject to the provisions and restrictions identified within Policy 
13.01.10 and the Residential Permitted Uses subsection of the Plan Implementation 
Requirements section of the Broward County Land Use Plan. 

OBJECTIVE 1.06.00 AESTHETICS, LANDSCAPING, AND CODE ENFORCEMENT 

POLICY 1.06.03  Local governments should be encouraged to include 
provisions within their development codes and regulations aimed at protecting the 
health, safety and welfare of their residential neighborhoods. 

Center shall be directly accessed via pedestrian ways, and accessible to existing or 
future alternate public transportation modes, including bicycle and transit. 

OBJECTIVE 9.03.00 PROTECTION OF BEACHES, RIVERS AND MARINE 
RESOURCES 

Policy 9.03.02 Priority shall be given to water-dependent uses such as marinas and 
public access to waterways, in decisions affecting waterfront property.   

POLICY 10.03.04  Housing opportunities must be included as a functional 
component within a proposed Local Activity Center. 

Consistency with the Broward County Land Use Plan Local Activity 
Center criteria: 

OBJECTIVE 10.03.00 LOCAL ACTIVITY CENTER  

Encourage compact development reflecting characteristics which includes a mixture 
of community-serving uses such as commercial, office, employment, civic and 
institutional, recreation and open space and residential, characterized by an efficient 
infrastructure, close-knit neighborhoods and sense of community, preservation of 
natural systems, promotion of pedestrian circulation and convenient access to mass 
transit facilities through the establishment of a Local Activity Center land use 
category within the Broward County Land Use Plan. 

POLICY 10.03.01 A municipality may propose a specific land area for 
designation as a Local Activity Center within the Broward County Land Use Plan, 
consistent with the criteria contained within the Local Activity Center Permitted Uses 
subsection of eh Plan Implementation Requirements section of the Broward County 
Land Use Plan. 



City of Hallandale Beach and Broward County Diplomat    
Land Use Plan Amendment Local Activity Center 

Application 45 
September 2009 
FTL 107,442,474v2  023404.014900 

POLICY 10.03.02 The municipality shall include within their land use element 
policies that ensure the proposed Local Activity Center will support the location of 
uses in a manner oriented around the five-minute (i.e. quarter-mile) walk. Multiple 
nodes of activity oriented around the five-minute (i.e. quarter-mile) walk may be 
included within one Local Activity Center. The municipality shall include within their 
land use element policies that ensure that the proposed Local Activity Center will 
support the location of uses and internal circulation such that pedestrian mobility is a 
priority.  All land uses in a Local Activity Center shall be directly accessed via 
pedestrian ways, and accessible to existing or future alternate public transportation 
modes, including bicycle and transit. 

POLICY 10.03.03 Park land and/or open space that is accessible to the public 
must include as a functional component within a proposed Local Activity Center. 

POLICY 10.03.04 Housing opportunities must be included as a functional 
component within a proposed Local Activity Center. 

IV. PLAN IMPLEMENTATION REQUIREMENTS 
B.1. PERMITTED USES IN FUTURE LAND USE CATEGORIES 

LOCAL ACTIVITY CENTER

Consistent with Objective 10.03.00, the intent of the Local Activity Center land use 
designation is to support a balanced mix of land uses characterized by compactness, 
pedestrian friendly design, neighborhood-scale and framed by architecture and 
landscape design appropriate to local history and ecology. Development patterns 
within Local Activity Centers shall generally reflect planning and design principles 
such as walkable neighborhoods oriented around the five-minute walk, primary 
orientation toward public transit systems, a centrally located community-serving land 
use or land uses and greater integration of housing, employment, shopping and 
recreation at the neighborhood level. For an area to qualify as a Local Activity 
Center, the following criteria must be met:  

1. A Local Activity Center shall be a specific geographic area not exceeding 160 
gross contiguous acres, unless located within an approved Chapter 163, 
Florida Statutes, Redevelopment Area. At such time as 75% of the originally 
designated Local Activity Center is developed/redeveloped, consistent with 
Objective 10.03.00, an expansion to a subject Local Activity Center up to 
100% may be proposed. 

The proposed LAC is 96.3 gross contiguous acres and is not located within an 
approved Chapter 163, Florida Statutes Redevelopment Area. 

2. The density and intensity of land uses permitted within a proposed Local 
Activity Center shall be specified for inclusion within the Plan Implementation 
Requirements section of the Broward County Land Use Plan.  
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The density and intensity of the land uses permitted within the proposed LAC will be 
specified within the Plan Implementation Requirements section of the Broward 
County Land Use Plan and are provided in Exhibit 27. 

3. Uses proposed within a Local Activity Center shall include residential uses 
and park land and/or open space. One or more other uses such as 
commercial, civic, institutional, or employment-based activity shall also be 
included within a Local Activity Center. 

The uses within the proposed LAC include residential along with commercial, resort 
hotel, and 13 holes of an 18-hole golf course with ancillary uses.  These uses will 
provide employment-based activity in addition to maintaining the open space 
provided by the existing 13 holes of an 18-hole golf course. 

4. Park land must reflect no net loss of acreage of existing and designated 
parks within the proposed Local Activity Center. Park and open space land 
may include squares, greenbelts, greenways and playgrounds; ill-defined 
residual areas such as buffers and berms, for purposes of these criteria, are 
not considered park land or open space. 

The Proposed LAC does not include any existing or designated parks. The existing 
golf course is being slightly reconfigured to accommodate a portion of the proposed 
development, but it will not lose any of its 18-holes of play. In addition, as a part of 
the LAC, a new open space area is being proposed east of Diplomat Parkway 
adjacent to the existing marina (Parcel D-2 on Exhibit 6).   

5. A proposed Local Activity Center must have a geographic configuration of 
appropriate depth and frontage to support the location of uses in a manner 
oriented around the five-minute (i.e. quarter-mile) walk. Multiple nodes of 
activity oriented around the five-minute (i.e. quarter-mile) walk may be 
included within one Local Activity Center. 

As reflected in Exhibit 28, the proposed LAC is of an appropriate depth and frontage 
along Diplomat Parkway, Atlantic Shores Boulevard and 14th Avenue to support the 
location of uses in a manner oriented around the five-minute walk.   

The “Conceptual Plan” in Exhibit 7 establishes multiple centers of activity within close 
proximity to one another as well as the surrounding community.  The main activity 
center, Parcel C, is centrally located to provide access to the other parcels within the 
amendment site within less than a five-minute walk, as well as provides convenient 
access to the resort, country club, spa, retail and public open space for neighborhood 
residents. 

6. Seventy-five percent (75%) of the land within a Local Activity Center must be 
located within a quarter-mile of mass transit or multi-modal facilities or are 
included within an adopted plan to be located within a quarter-mile of mass 
transit or multi-modal facilities upon buildout of the Local Activity Center. 

Local governments shall ensure convenient access to mass transit, 
community shuttle or multi-modal facilities where such facilities are in place or 
planned to be in place at the time the Local Activity Center is proposed. 
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Where such facilities are not in place or planned to be in place at the time of 
the proposal, the local government shall require design standards in the local 
land use element for a Local Activity Center that ensure that the primary 
priority is a safe, comfortable and attractive pedestrian environment that will 
allow for convenient interconnection to transit, will reduce the number of 
automobile trips internally and will ultimately support an integrated multi-
modal transportation system. 

As illustrated in Exhibit 29, at least 75% of the land within the proposed LAC is 
located within a quarter-mile of public transit provided by both the City of Hallandale 
Beach and Broward County. 

7. A proposed Local Activity Center shall demonstrate consistency with the 
goals, objectives and policies and other requirements of the Broward County 
Land Use Plan. 

This section of the application demonstrates the consistency with the goals, 
objectives, and policies along with other requirements of the Broward County Land 
Use Plan. 

8. An interlocal agreement between the municipality and Broward County must 
be executed no later than six months from the effective date of the adoption 
of a Local Activity Center which provides that monitoring of development 
activity and enforcement of permitted land uses densities and intensities shall 
be the responsibility of the affected municipality. 

The applicant will coordinate with the City staff to execute an interlocal agreement 
with Broward County no later than six months from the effective date of the adoption 
of the LAC to provide monitoring of development activity and enforcement of 
permitted land uses. 

Consistency with the Broward County Land Use Plan Smart Growth 
goals, objectives, and policies: 

 “SMART GROWTH” AND “GREEN/ENERGY EFFICIENT” LAND USE PATTERNS 

GOAL A.00.00 

PROMOTE AND COORDINATE A DESIRABLE AND EFFICIENT LAND USE 
PATTERN FOR THE BENEFIT AND ENJOYMENT OF ALL BROWARD COUNTY 
RESIDENTS, VISITORS AND ECONOMIC INTERESTS WHICH MAXIMIZES 
PRESERVATION AND CONSERVATION OF NATURAL RESOURCES. 

OBJECTIVE A.01.00 DESIRABLE AND EFFICIENT LAND USE – “SMART 
GROWTH” PRINCIPLES 

Adopt, implement and encourage land use provisions which promote the principles of 
the “Smart Growth” initiative seeking to maintain and create desirable and efficient 
communities for Broward County residents, visitors and economic interests including 
quality housing for all, integrated with excellent and sufficient public facilities and 
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services, recreational opportunities and open space areas, and which maximizes 
preservation and conservation of natural resources. 

As reflected in Exhibits 6, 7 and 8 , the proposed development is consistent with this 
Objective. 

POLICY A.01.01 Provide a range of housing opportunities and choices, including 
those in the “medium” to “high” densities where compatible with the physical location 
and services needs of residents in all age and income groups. 

The proposed development program consists of the following housing types: single 
family homes, townhouse units, and high rise units. The design of the residential 
component has been integrated into the existing golf course with minimal net loss in 
golf course area. The residential component combines a variety of recreational 
amenities, public open space vistas, and provides a product that will appeal to a wide 
range of residents in all age and income groups. 

POLICY A.01.03 Broward County shall promote and encourage, and shall implement 
to the maximum extent feasible where appropriate for those (re)development projects 
and lands owned by the County or within unincorporated areas, the preservation and 
creation of open space, areas of natural beauty, community gardens and similar 
uses, designed on an urban scale and suitable for an urban mixed use 
neighborhood, for perpetual public use.

As reflected on Exhibit 6, 7 and 8, the proposed development is consistent with this 
policy. 

POLICY A.01.04 Broward County shall promote and encourage, and shall implement 
to the maximum extent feasible for those (re)development projects and lands owned 
by the County or within unincorporated areas, the creation of distinctive buildings and 
neighborhoods with a strong sense of place that will give residents the satisfaction of 
living in a unique and desirable neighborhood. 

Attached hereto as Exhibit 30, are Artists Renderings of the contemplated 
development.   

POLICY A.01.05 Broward County shall promote and encourage, and shall implement 
to the maximum extent feasible for those (re)development projects and lands owned 
by the County or within unincorporated areas, mixed land uses serviced by a variety 
of transportation modes within an integrated transportation network, and link 
intensive development to existing or planned public transportation nodes or corridors. 

The location of the amendment site provides residents and guests several transit 
options. These transit options include Broward County transit bus service, City of 
Hallandale Beach community bus service and future planned transit services in 
several corridors near the amendment site, as well as the shuttle service presently 
provided by the resort. 
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POLICY A.01.06 Broward County shall promote and encourage, and shall implement 
to the maximum extent feasible for those (re)development projects and lands owned 
by the County or within unincorporated areas, the creation of walkable sites, 
neighborhoods and community designs that produce healthy lifestyles using public 
venues.

The proposed development incorporates elements that promote pedestrian use and 
create a walkable site. These elements include a public courtyard, open space vistas 
along the intracoastal, streetscape improvements, and ground level uses.  The 
residential golf community provides residents (both within the LAC and the 
surrounding neighborhood) and guests continued access to various recreational 
amenities such as the 18-hole golf course, spa, fitness and resort facilities, as well as 
a marina.  

POLICY A.01.07 Broward County shall promote, encourage, and endeavor to make 
development decisions more predictable, timely and cost effective via county and in 
support of applicable local government plans and regulations consistent with a “smart 
growth” vision and to attract high quality development. 

See analysis of the proposed development in terms of recently adopted Smart 
Growth policies below.   

POLICY A.01.10 Broward County shall promote and encourage, and shall implement 
to the maximum extent feasible for those (re)development projects and lands owned 
by the County or within unincorporated areas, the direction of (re)development 
towards existing communities to capitalize on the availability and economies of 
existing infrastructure, the need for select neighborhood and commercial 
revitalization and the public need to maximize its tax base of property. 

As noted in this application Public Facilities Analysis, existing infrastructure and 
planned improvements are available to serve the LAC development program.   

POLICY A.01.11 Broward County shall promote and encourage, and shall implement 
to the maximum extent feasible for those (re)development projects and lands owned 
by the County or within unincorporated areas, to take advantage of compact building 
design to preserve more open space, support wider transportation choices, make 
public transportation viable, reduce public infrastructure cost and improve the health 
condition of residents and the wider community. 

See Exhibit 9 hereto, an analysis of how the proposed development conforms 
to the City Master Plan and this Policy. 

Consistency with Broward County “Draft” Model Smart Growth Land 
Use Plan Amendment Evaluation, dated July 2009.   

A. Characteristics of Land Use Plan Map/Text Amendment 
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1. Does the Amendment propose a mixed use Broward County Land Use Plan 
designation? 

The proposed land use plan amendment will change the land use from Low-
Residential (7) to “Local Activity Center” (“LAC”) and incorporates a mix of uses 
including: residential, commercial, resort hotel, golf course and recreation, and 
marina.

2. Does the Amendment designation incorporate the preservation and/or creation of 
sufficient local level publicly accessible open space areas designed to 
functionally serve the amendment area? 

The site design and placement of the new uses ensures that the existing 13 holes of 
an 18-hole golf course are preserved.  The proposed development includes a public 
courtyard, open space vistas along the Desoto Waterway, as well as easily 
accessible uses, including: commercial, spa, fitness and resort facilities. 

3. Will at least 75% of the amendment area be serviced by existing and/or creation 
of sufficient local level publicly accessible open space areas designed to 
functionally serve the amendment area?   

The existing 18-hole golf course is, and will continue to be, open to the public.  The 
new open space area in Development Parcel D-2 will be public. 

4. Is the amendment integrated with existing or planned bikeways and pedestrian 
systems? 

The proposed uses are designed to integrate with and enhance the existing 
pedestrian systems located along Diplomat Parkway, 14th Avenue and Atlantic 
Shores Blvd. 

5. Does the amendment propose one or more of the following: 
a. Development of a community facility such as a school, health facility of 

cultural center. 
b. Increase to tax base that would have reasonable been created under the 

existing land use plan designation 
c. Increase in jobs that would have reasonably been created under the existing 

land use plan designation 

The proposed amendment will both increase the tax base significantly for this site 
and also increase job creation, thus significantly increase the City and County tax 
base.
As reflected on Exhibit 31, the proposed LAC, is anticipated to create 455 new 
permanent jobs. 

B. Characteristics of Adopted Municipal Code 
1. Will the subject parcel be required to be connected and/or be integrated within an 

existing or planning mixed use center or area? 
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See Exhibit 9 for a discussion of how the proposed LAC is consistent with and will be 
integrated into the City’s 2009 Master Plan. 

2. Will the project be required to be designed consistent with inclusive, safe, human 
scale streetscapes (e.g. sidewalks, street trees, street frontage, pedestrian 
friendly parking designs, traffic calming features)?  

Yes, as reflected on Exhibits 7, 8 and 9. 

3. Will the project be required to incorporate usable public open space and public 
civic spaces?  

The proposed development preserves the existing 13 holes of an 18-hole golf course 
(which is public) and will include features such as a new public courtyard, public 
open space along the waterfront, pedestrian friendly uses, streetscape elements and 
street lighting.  

4. Will the project be required to promote vertical integration of land uses (e.g. 
housing above commercial) or be required to include 3 or more uses, one of 
which must be residential? 

The amendment site will be developed as a mixed-use project including residential, 
commercial, resort hotel, golf course and recreational, and marina. As reflected in 
Exhibits 7 and 8, select buildings include vertical integration of residential and 
commercial uses.   

5. Will the project be required to be designed and constructed with convenient and 
attractive access to pedestrian, bicycle and transit facilities through well marked 
cross walks on site and links to external areas? 

As reflected on Exhibits 7,  8 , 9 and 29 the site is designed to facilitate user access 
from the surrounding public streets to various transit options. 

6. Will the project be required to fully connect with the road system of the 
surrounding area? 

The amendment site is located along Diplomat Parkway, Atlantic Shores Boulevard 
and 14th Avenue  and is designed to fully connect with these roadways.   

14. POPULATION PROJECTIONS 

A) POPULATION PROJECTIONS FOR THE 20-YEAR PLANNING HORIZON

The following table identifies the 2008 population and projections for 2015 
and 2030. 
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Table 14-1 
Short and Long Term Population Projections

City of Hallandale Beach 
Year 2008 2015 2030

Population 33,504 37,030 49,460 
Source: Broward County Environmental Protection and Growth Management Department, July 2009. 

It is interesting to note, that the County’s “Revised Population Forecasts dated July 
2009, concludes that, notwithstanding the current economic “slump” (which has 
curtailed current population growth), population growth “regains momentum during 
the 2010 - 2020 decade”;  See “Broward by the Numbers, Planning and 
Redevelopment Division”, report Number 57, July 2009, attached hereto as Exhibit 
32.

B) POPULATION PROJECTIONS RESULTING FROM PROPOSED LAND 
USE (IF APPLICABLE) 

The person per household (PPH) rate in the City of Hallandale Beach is 1.98.  
The PPH rate was calculated by dividing the 2008 population of 33,504 by the 
number of occupied households (16,913). The amendment proposes 1,078 
dwelling units (a net increase of 1,068 from the existing land use) which will 
accommodate 2,134 future residents of the City of Hallandale Beach, based 
upon the PPH rate.

The following table identifies the projected rate of growth for Hallandale 
Beach. 

Table 14-2 
Projected Rate of Population Growth 

2008-2015 2015-2030 Total (2008-2030) 

9% 34% 48% 
Source: Broward County Environmental Protection and Growth Management Department, 2009. 

Based on the existing land use, 10 residential units would be permissible 
compared to 1,078 with the proposed amendment. The following table 
provides information regarding the projected population of the site based on 
the current and proposed land uses.  
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Table 14-3 
Projected Population 

Current and Proposed Land Uses 
Current Land Use Proposed Land Use Population

ChangeUnits Population Units Population

10 20 1,078 2,134 2,114 
Source: Broward County Environmental Protection and Growth Management Department, 2009. 

C) USING POPULATION PROJECTIONS FOR THE 20-YEAR PLANNING 
HORIZON, DEMONSTRATE THE EFFECT OF THE PROPOSED 
AMENDMENT ON THE LAND NEEDED TO ACCOMMODATE THE 
PROJECTED POPULATION 

The City’s population is projected to increase by 15,956 persons by 2030.  As 
of 2008, the City had 16,913 households. Based on the household projections 
provided by the Growth Management Department, there will be 22,238 
households in the City, representing an increase of 5,325. Therefore, the 
additional 1,068 dwelling units are needed to accommodate the City’s 2030 
projected population. 

The City of Hallandale is approaching buildout, with only 116 acres (4.1 
percent) of vacant land remaining. As of the 2006 Evaluation and Appraisal 
Report, only 36 acres of this vacant land was designated residential. Of the 
vacant residential land, only two vacant parcels are larger than 5 acres. The 
remainder consists mainly of undeveloped lots suitable for small infill 
development.

New development to accommodate the expected population increases will 
need to be met through redevelopment or land use amendments to 
accommodate future growth. The following table identifies the projected 
housing need. 
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Table 14-4 
Projected Housing Need 

Year Existing
Households1

Projected
Households Surplus/(Deficit) Acreage

Needed2

2010 17,759 16,933 826 -- 

2015 17,759 17,866 (107) 5.9 

2020 17,759 19,286 (1,527) 84.8 

2025 17,759 20,737 (2,978) 165.4 

2030 17,759 22,238 (4,479) 248.8 
Source: Source: Broward County Environmental Protection and Growth Management Department, 2009; 2008 EAR-
Based Amendments analysis section. 
1 Existing households was calculated using the number of households in 2008 (16,913) and applying a five 

percent vacancy rate.  The number of dwelling units (27,294) was not used due to the seasonal nature of many 
homes that are not available to accommodate population growth. 

2 Acreage needed was calculated by applying the Medium Density Residential future land use (18 DU/AC) to the 
deficit of households. 

The proposed land use amendment, consisting of 93.5 net acres, will aid in 
supplying the land to accommodate the identified need provided in the table 
above.  Based on a projected deficit of 4,479 dwelling units, there is an 
identified need for additional housing, as well as additional land area to 
support new development due to the City being nearly built out. 

2. ADDITIONAL SUPPORT DOCUMENTS 
None at this time. 

3. COMPREHENSIVE PLAN TEXT AMENDMENTS 

PROPOSED CHANGES: 

The City of Hallandale Beach Future Land Use Element is to be amended to 
designate a Local Activity Center (LAC). The proposed LAC, its permitted 
uses including densities and intensities are presented in Exhibit 27, consistent 
with the information below. 
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Diplomat
Local Activity Center  

Development Program 

Development Program Use:             Intensity:

Residential 1,078 Dwelling Units 1

Commercial 2 3,000 Square Feet 

Golf Course 13 of 18-Hole4 Golf Course and Country Club 
(existing) on 78.6 acres 

Resort Hotel 3 500 Rooms (60 existing) 

Marina 48 Slips (existing) 

Open Space 0.83 acres 
1 Consists of 1,055 High-rise units, 20 townhouse units, and 3 single-family homes. 
2 Commercial may include office, retail or similar non-residential use, not accessory to the resort hotel. 
3 Includes, but is not limited to, accessory uses such as:  meeting and banquet space, spa and fitness center, restaurants and 

sundry/resort retail. 
4 Holes 1 - 3 and 9 - 18 are located within the LAC.

[This space intentionally left blank.]
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15. PUBLIC EDUCATION ANALYSIS  

A) IDENTIFY THE EXISTING PUBLIC ELEMENTARY AND SECONDARY 
EDUCATION FACILITIES SERVICING THE AREA IN WHICH THE 
AMENDMENT IS LOCATED 

Public Schools serving the amendment site either through existing attendance 
boundaries or reasonable distance include: 

 Hallandale Elementary School 
900 SW 8th Street, Hallandale, FL 33009 

 Gulfstream Middle School                  
120 SW 4th Avenue, Hallandale FL 33009 

 Hallandale High School                
720 NW 9th Avenue, Hallandale FL 33009 

B) IDENTIFY THE EXISTING SCHOOL ENROLLMENT AND PERMANENT 
DESIGN CAPACITY OF THE PUBLIC ELEMENTARY AND SECONDARY 
EDUCATION FACILITIES SERVING THE AREA 

The School Board of Broward County has reviewed the proposed land use plan 
amendment and prepared a School Consistency Review Report (the “School 
Report”) dated February 3, 2009, and attached hereto as Exhibit 33. The 
enrollment and permanent design capacities for the public schools which would 
serve the amendment site are summarized in Table 17-1 below and are 
consistent with the School Report. As the School District releases new 
enrollment and capacity information for the 2009/10 school year, an update to the 
Public Education Analysis will be provided.

Table 17-1 
Existing School Enrollment and Capacities 

School 08/09
Enrollment

08/09
Capacity 

LOS
Standard Current LOS

Hallandale Elementary  1,178 974 110% 122.0% 

Gulfstream Middle  392 634 110% 62.5% 

Hallandale High 1,443 1,637 110% 88.3% 
   Source: The School Board of Broward County, Florida – Public School Concurrency Planning Document, December 2008. It is   
   anticipated that the Growth Management Department will publish an updated Planning Document in late September, 2009, 
   after  the twentieth day enrollment counts are published.  
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C) IDENTIFY THE ADDITIONAL STUDENT DEMAND RESULTING FROM THIS 
AMENDMENT - CALCULATIONS SHOULD BE BASED ON GENERATION 
RATES SPECIFIED IN THE BROWARD COUNTY LAND DEVELOPMENT 
CODE 

Pursuant to Article IX, Section 5-182(m)(6), of the Broward County Land 
Development Code, the County has published student generation rates which 
are to be used to calculate the number of students that are generated by new 
residential developments. The proposed development will consist of 3 single-
family homes, 20 townhouse units, and 1,055 high-rise units. The Student 
Generation Rates for the proposed unit types are provided in Table 17-2 below: 

Table 17-2 
Student Generation Rates 

Dwelling Type Bedrooms Elementary Middle High

Single Family 

2 or less 0.000 0.000 0.000 

3 0.175 0.077 0.096 

4 or more 0.240 0.124 0.140 

Average 0.225 0.113 0.129 

Townhouse / 
Duplex / Villa 

1 or less 0.028 0.000 0.000 

2 0.058 0.026 0.034 

3 or more 0.126 0.061 0.084 

Average 0.106 0.051 0.070 

High Rise 
Apartment

Studio 0.002 0.001 0.001 

1 0.002 0.001 0.001 

2 or more 0.002 0.001 0.001 

Average 0.002 0.001 0.001 
                           Source: Article IX, Section 5-182(m)(6), Broward County Land Development Code.   

The amendment site is currently designated “Low (7) Residential” on the Broward 
County Land Use Map, which would permit up to 10-single family dwelling units.  
The Applicant is seeking to change the land use designation to “Local Activity 
Center” in order to permit the construction of 3-single family homes, 20-
townhouse units, and 1,055-high rise units.

Table 17-3a calculates the number of students generated under the current land 
use designation. 
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Table 17-3a 
 Current Future Land Use – Student Generation 

Dwelling 
Type 

Number
of Units Grade Level Generation

Rate*
New 

Students

Single
Family 10

Elementary 0.240 2 

Middle 0.124 1 

High 0.140 1 

Total 4
*Because the bedroom count is unknown, new students were calculated using the greatest number of bedrooms.  

Table 17-3b calculates the number of students generated under the proposed 
land use designation. 

Table 17-3b 
Proposed Future Land Use – Student Generation 

Dwelling Type Number
of Units Grade Level Generation Rate* New 

Students

Single Family 3

Elementary 0.240 1 

Middle 0.124 0 

High 0.140 0 

Townhouse / 
Duplex / Villa 20

Elementary 0.126 3 

Middle 0.061 1 

High 0.084 2 

High Rise 
Apartment 1,055

Elementary 0.002 2 

Middle 0.001 1 

High 0.001 1 

Total 11
*Because the bedroom count for the proposed development is unknown at this time, new students were calculated 
using the greatest number of bedrooms.  
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Table 17-3c identifies the additional student demand created by the proposed 
development and land use change.

Table 17-3c 
Additional Student Demand 

Grade Level 
Current

Land Use 
Proposed
Land Use 

Additional
Student
Demand Students Generated 

Elementary 2 6 4

Middle 1 2 1

High 1 3 2

Total 3 11 7

Table 17-4 identifies the impact the additional student demand will have on the 
adopted LOS (110% of permanent capacity) at the schools serving the 
amendment area. Permanent capacity includes the existing and proposed 
capacity identified within the first three years of the School District’s Five-Year 
Capital Plan. 

Table 17-4 
Proposed School Enrollment and Capacities 

School 

School Year 10/11 

Projected
Student

Enrollment
Additional
Students

Total
Enrollment

Permanent
Capacity 

Projected
LOS

Hallandale Elementary  1,132 4 1,136 974 116.6% 

Gulfstream Middle 388 1 389 634 61.4% 

Hallandale High 1,403 2 1,405 1,637 85.8% 
Source: The School Board of Broward County, Florida – Public School Concurrency Planning Document, 
December 2008.  It is anticipated that the Growth Management Department will publish an updated Planning 
Document in late September, 2009 after the twentieth day enrollment counts are published.  

Based on the figures provided in Table 17-4, Hallandale Elementary will continue 
to exceed the approved LOS standard. However, pursuant to School Board 
Policy 1161 and the Amended Interlocal Agreement for Public School Facility 
Planning, school concurrency review will include an analysis of the available 
capacity of other schools adjacent to Hallandale Elementary and located within 
the same planning area. Please note that further discussion on available capacity 
at adjacent schools is located in Section 1(E) below.
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D) IDENTIFY THE PLANNED AND/OR FUNDED IMPROVEMENTS TO SERVE 
THE AREA IN WHICH THE AMENDMENT IS LOCATED AS INCLUDED 
WITHIN THE SCHOOL BOARD'S FIVE-YEAR CAPITAL PLAN - PROVIDE 
STUDENT DEMAND PROJECTIONS AND INFORMATION REGARDING 
PLANNED PERMANENT DESIGN CAPACITIES AND OTHER RELEVANT 
INFORMATION

The amendment site is located within School District Planning Area G. The 
Broward County Public Schools “District Educational Facilities Plan, Fiscal Years 
2008-09 to 2012-13”, as adopted on August 6, 2008, was reviewed for planned 
and/or funded capital improvements within vicinity of the amendment site.  
According to the plan, new Elementary School “C” has been budgeted to provide 
enrollment relief for surrounding elementary schools.  The School District has not 
yet determined the location of Elementary School “C.”  However, the School 
District has allocated additional capacity for 250 students in the “Draft District 
Educational Facilities Plan, Fiscal Years 2009-2010 to 2013-2014,” dated August 
25, 2009 and awaiting final adoption. There are no other planned and/or funded 
capacity improvements in the area in which the amendment is located.

E) IDENTIFY OTHER PUBLIC ELEMENTARY AND SECONDARY SCHOOL 
SITES OR ALTERNATIVES (SUCH AS SITE IMPROVEMENTS, NOMINAL 
FEE LEASE OPTIONS, SHARED USE OF PUBLIC SPACE FOR SCHOOL 
PURPOSES, ETC.), NOT IDENTIFIED IN ITEM #4 ABOVE, TO SERVE THE 
AREA IN WHICH THE AMENDMENT IS LOCATED 

In accordance with Section 163.3180(13)(c)3, Florida Statutes, Broward County 
has incorporated the adopted school concurrency legislation into School Board 
Policy 1161 and amended its Interlocal Agreement for Public School Facility 
Planning.  Section 8.13(f)3 of the Amended Interlocal Agreement and Section 
C.2.e.(7) of Policy 1161 provides that if it is determined that the projected growth 
from the residential development causes the adopted LOS to be exceeded and 
capacity is not available, schools immediately adjacent to the primary impacted 
school and located within the same planning area may be examined for available 
capacity.  If capacity is available, the development will undergo additional review 
to determine if the excess capacity can be assigned to the development.  

Table 17-5 below identifies the Concurrency Service Areas (“CSA’s) immediately 
adjacent to the primarily impacted schools. 
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Table 17-5 
CSA’s- School Enrollment and Capacities 

School 
10/11

Projected
Enrollment

10/11
Projected
Capacity 

LOS
Standard

10/11
Projected

LOS
Hollywood Central Elementary 635 687 110% 92.4% 

Colbert Elementary  482 826 110% 58.4% 

Lake Forest Elementary  915 894 110% 102.3% 

Olsen Middle 1,265 1,696 110% 74.6% 

McNicol Middle 702 1,314 110% 53.4% 

South Broward High  2,084 2,288 110% 91.1% 

McArthur High 2,065 2,216 110% 93.2% 

Miramar High  2,757 2,556 110% 107.9% 
Source: The School Board of Broward County, Florida – Public School Concurrency Planning Document, 
December 2008.  It is anticipated that the Growth Management Department will publish an updated Planning 
Document in late September, 2009 after the twentieth day enrollment counts are published.  

Based on the figures provided in Table 17-5, sufficient capacity is available within 
adjacent CSA’s at all three school levels. The projected student impact from the 
proposed amendment can therefore be accommodated in the adjacent CSA’s, if 
deemed necessary.

F) CORRESPONDENCE FROM SCHOOL DISTRICT VERIFYING THE 
INFORMATION SUBMITTED AS PART OF THE APPLICATION. 
CORRESPONDENCE MUST CONTAIN NAME, POSITION AND CONTACT 
INFORMATION OF PARTY PROVIDING VERIFICATION 

The School Report issued by the Broward County School District is provided as 
Exhibit 33. The School Report indicates that the amendment site is located in 
Planning Area G and that it is anticipated that sufficient excess capacity to 
support the students generated by the amendment site. 



Exhibits



DIPLOMAT LOCAL ACTIVITY CENTER 
LIST OF EXHIBITS 

Exhibit Description 
1. Ordinance Approving Land Use Change (First Reading) [to be provided] 
2. Local Government Meeting Minutes [to be provided] 
3. Local Staff Report [to be provided] 
4. Copy of Public Hearing Notice [to be provided] 
5.1 and 5.2 Site Location Map and Aerial Photograph 
6. “Parcel Plan”  
7. “Conceptual Plan” 
8. “Preliminary Design Guidelines”  
9. “Analysis of Conformance With City Master Plan” 
10. “Voluntary Declaration of Restrictions” [to be provided] 
11. Legal Description of Amendment Area 
12. 1”=300’ Scale Map  
13.1 and 13.2 Current and Proposed City of Hallandale Beach Future Land Use Map 
14.1 and 14.2 Current and Proposed Broward County Future Land Use Map 
15.1 and 15.2 Adjacent City and County Land Uses 
16.1 and 16.2 Sanitary Sewer and Potable Water Request and Verification [upon 

receipt] letters 
17. Drainage Request and Verification [upon receipt] letter 
18. Solid Waste Request and Verification [upon receipt] letter 
19. Traffic Analysis 
20. Public Transit Request and Verification [upon receipt] Letters 
21. Florida Master File Letter 
22. Broward County Wetlands Map 
23. Broward County Local Areas of Particular Concern Map 
24. Broward County Wellfield Protection Zones Map 
25. Broward County Soil Map 
26. Broward County Hurricane Evacuation Map and Correspondence [upon 

receipt]
27. Proposed Text Amendment 
28. 5-Minute Walk (¼-mile) for Activity Nodes Map 
29. Transit Map - ¼ - Mile Availability Around Amendment Site 
30. Artist Renderings 
31. Diplomat Employment Projections 
32. “Broward By the Numbers” report Number 57 
33. Broward County Public School SCAD Letter 



Exhibit 1 

[To Be Provided] 



Exhibit 2 
[To Be Provided] 



Exhibit 3 
[To Be Provided] 



Exhibit 4 

[To Be Provided] 



Exhibit 5.1 and 5.2 
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September 17, 2009 

Mr. Ron Bolton 
Water/Wastewater Coordinator 
City of Hollywood 
2600 Hollywood Boulevard 
P.O. Box 229045 
Hollywood, FL 33022-9045 

Re: Diplomat Country Club and Spa  
Land Use Plan Amendment 
Wastewater Utility Availability Request 

Dear Mr. Bolton: 

On behalf of Diplomat Properties Limited Partnership, Kimley-Horn and 
Associates, Inc. is submitting an application for a land use plan amendment for 
the Diplomat Country Club and Spa site in the City of Hallandale Beach. The 
proposed amendment site consists of approximately 96.3 gross acres and 93.5 net 
acres of land. A City of Hallandale Beach land use plan amendment application 
has been submitted for consideration. Based upon the current land use 
designation the effect of the proposed amendment to the City land use plan is a 
net increase of 1,068 residential units and 440 hotel rooms, with a reduction from 
52,400 to 3,000 square feet of commercial.  

The proposed amendment site is bound on the north by Atlantic Shores 
Boulevard, on the east by Diplomat Parkway; and is generally located east of NE 
14th Avenue and north of Hallandale Beach Boulevard. A general location map 
has been attached for reference.

In order for us to fulfill the City of Hallandale and Broward County Planning 
Council’s land use plan amendment application requirements, we respectfully 
request a letter of utility service availability and adequacy of facilities to serve 
the amendment site. We would also like to request current and committed plant 
capacity as well as current and committed demand on these existing facilities for 
wastewater/sanitary sewer. The following provides our analysis for wastewater 
from the land use amendment application:

Identify the sanitary sewer facilities serving the amendment site 
including the current plant capacity, current plus committed demand on 
plant capacity, and planned plant capacity. 

The site will be served by the City of Hollywood Regional Sewage 
Treatment Facility located at 1621 North 14th Avenue. The wastewater 

4431 Embarcadero Drive 
West Palm Beach, Florida 
33407

TEL   561  845  0853 
FAX   561  863  8175



 Mr. Bolton, September 17, 2009, Page 2 of 3  

treatment plan has a projected build-out capacity of 60 MGD for 2025. 

Permitted Capacity Average Daily Flow  48.75 MGD 
Committed Demand  43.54 MGD 
Net Available Plant Capacity  5.21 MGD    

Please note further, the design capacity of the Hollywood Regional Sewage 
Treatment Facility has a possible re-rate capacity to 50 MGD. 

The City of Hallandale Beach is part of a large user agreement with the City 
of Hollywood whereby each participating municipality is allocated a specific 
amount of wastewater that is treated at the facility.  The City of Hallandale 
Beach’s current allocation is 7.85 MGD; the City utility staff have advised us 
that as of September 2009, current demand is 6.9 MGD. The current demand 
includes the existing sanitary sewer flow and the committed sewerage 
demand; therefore, the available allocation for the City of Hallandale Beach 
is approximately 0.95 MGD. 

Identify the net impact on sanitary sewer demand resulting from the 
proposed amendment. Provide calculations, including anticipated 
demand per square foot or dwelling unit. 

Sanitary Sewer Demand – Current Land Use 
Land Use Generation Rate Land Use Impact Total Demand

Commercial 4 0.135 gpd/sq.ft. of GFA* 1 52,400 SF 7,074 gpd

Resort Hotel 214 Gallons\Room\Year** 2 60 rooms 12,840 gpd

Residential 190 GPCD*** 3 10 units 3,762 gpd

Total 23,676 gpd 
(0.02 MGD) 

1*Based on Section 32-883 of the City's Land Development Code. 
2**Based on Broward County Comprehensive Plan Sanitary Sewer Element 
3***GPCD = Gallons Per Capita Per Day.   Capita is based on 1.98 persons per dwelling unit estimate, 
as reported by Broward County Environmental Protection and Growth Management Department, 2009.  
GFA = Gross Floor Area 
4Commercial use may include office, retail, or similar non-residential uses.  Please note that the highest 
impact use was utilized for the public facility impact analysis. 
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Sanitary Sewer Demand – Proposed Land Use 
Land Use Generation Rate Land Use Impact Total Demand

Commercial 4 0.135 gpd/sq.ft. of GFA* 1 3,000 SF 405 gpd

Resort Hotel 214 Gallons\Room\Year** 2 500 rooms 107,000 gpd

Residential 190 GPCD*** 3 1,078 units 405,544 gpd

Total 512,949 gpd 
(0.51 MGD)

Net Change +0.49 MGD 
1*Based on Section 32-883 of the City's Land Development Code. 
2**Based on Broward County Comprehensive Plan Sanitary Sewer Element 
3***GPCD = Gallons Per Capita per Day. Capita is based on 1.98 persons per dwelling unit estimate, 
as reported by Broward County Environmental Protection and Growth Management Department, 2009.  
GFA = Gross Floor Area 
4Commercial use may include office, retail, or similar non-residential uses.  Please note that the highest 
impact use was utilized for the public facility impact analysis. 

Based upon the foregoing, the City of Hallandale Beach has sufficient 
sanitary sewer plant capacity to serve the LAC net impact:   

 Available Allocation from Hollywood 0.95 MGD 

 Existing/Current Sewer Demand 0.02 MGD 

 Net Change in Sewer Demand w/LAC 0.49 MGD 

 City's Excess Available Allocation w/LAC 0.46 MGD 

Your timely response would be greatly appreciated as we plan to submit our 
application on September 21, 2009. A faxed letter will be sufficient because of 
the quick turnaround time for the amendment application. 

I appreciate your review of this important project. If you have any questions, 
comments or require additional information, please feel free to contact me at 
561-840-0853.  

Very truly yours, 
KIMLEY-HORN AND ASSOCIATES, INC. 

Tim Stillings, AICP, PTP, LEED AP 

Attachment 
Site Location Map
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September 17, 2009 

Mr. Gordon Dobbins 
Assistant Director of Utilities and Sanitation 
City of Hallandale Beach 
630 NW 2nd Street 
Hallandale Beach, FL 33009 

Re: Diplomat Country Club  
Land Use Plan Amendment 
Potable Water Utility Availability Request 

Dear Mr. Dobbins: 

On behalf of Diplomat Properties Limited Partnership, Kimley-Horn and 
Associates, Inc. is submitting an application for a land use plan amendment for 
the Diplomat Country Club site in the City of Hallandale Beach. The proposed 
amendment site consists of approximately 96.3 gross acres and 93.5 net acres of 
land. A City of Hallandale Beach land use plan amendment application has been 
submitted for consideration. Based upon the current land use designation the 
effect of the proposed amendment to the City land use plan is a net increase of 
1,068 residential units and 440 hotel rooms, with a reduction from 52,400 to 
3,000 square feet of commercial.  

The proposed amendment site is bound on the north by Atlantic Shores 
Boulevard, on the east by Diplomat Parkway; and is generally located east of NE 
14th Avenue and north of Hallandale Beach Boulevard. A general location map 
has been attached for reference.

In order for us to fulfill the City of Hallandale and Broward County Planning 
Council’s land use plan amendment application requirements, we respectfully 
request a letter of utility service availability and adequacy of facilities to serve 
the proposed project. We would also like to request current and committed plant 
capacity as well as current and committed demand on these existing facilities for 
potable water. The following provides our analysis for potable water from the 
land use amendment application:

Identify the net impact on potable water demand, based on adopted level 
of service resulting from the proposed amendment. Provide calculations, 
including anticipated demand per square foot or dwelling unit. 

The Utilities Division of Hallandale beach coordinates water plant activities 
for the production, treatment, and distribution of potable water. The tables 

4431 Embarcadero Drive 
West Palm Beach, Florida 
33407

TEL   561  845  0853 
FAX   561  863  8175
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below identify the current and proposed impact on potable water demand 
resulting from the proposed amendment.  

Potable Water Demand – Current Land Use 

Land Use Generation
Rate

Land Use 
Impact

Total 
Demand

Commercial 1 0.15 gpd/SF 52,400 SF 2 7,860 gpd

Resort Hotel 243 gpd/room 60 rooms 14,580 gpd

Residential 175 gpcd 10 units 3,465 gpd

Total 24,190 gpd 
 (0.02 MGD) 

Source:  Hallandale Beach Comprehensive Plan, Utilities Element; Section 32-882  
Hallandale Beach Land Development Code; Broward County Comprehensive Plan, 
Potable Water Element. 
1 Commercial use may include office, retail or similar non-residential uses.  Please 

note that the highest impact use was utilized for the public impact analysis. 
2 Gross Floor Area 

Potable Water Demand – Proposed Land Use 

Land Use Generation
Rate

Land Use 
Impact

Total 
Demand

Commercial 1 0.15 gpd/SF 3,000 SF2  450 gpd

Resort Hotel 243 gpd/room 500 rooms 121,500 gpd

Residential 175 gpcd 1,078 units 373,527 gpd

Total 495,477 gpd  
 (0.49 MGD)

Net Change 0.47 MGD 
Source:  Hallandale Beach Comprehensive Plan, Utilities Element; Section 32-882  

Hallandale Beach Land Development Code; Broward County Comprehensive Plan,  
Potable Water Element. 
1 Commercial use may include office, retail or similar non-residential uses.  Please 

note that the highest impact use was utilized for the public impact analysis. 
2 Gross Floor Area 

Based upon the foregoing, the 0.47 MGD net increase in potable water 
demand created by the LAC can be met by the available capacity at the 
City’s Water Treatment Plants. 

Please note that the Diplomat Resort and Country Club has historically 
engaged in a wide range of water conservation measures, including the reuse 
of water (from 225,000 up to 446,000 gallons per day) from the City of 
Hollywood Public Utilities for irrigation of the golf course.  The utilization 
of reuse water will continue with development of the LAC program.   
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Your timely response would be greatly appreciated as we plan to submit our 
application on September 21, 2009. A faxed letter will be sufficient because of 
the quick turnaround time for the amendment application. I appreciate your 
review of this important project. If you have any questions, comments or require 
additional information, please feel free to contact me at 561-840-0853.

Very truly yours, 
KIMLEY-HORN AND ASSOCIATES, INC. 

Tim Stillings, AICP, PTP, LEED AP 

Attachment 
Site Location Map 
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Exhibit 17 

[Upon Receipt]



September 17, 2009 

Mr. Gordon Dobbins 
Assistant Director of Utilities and Sanitation 
City of Hallandale Beach 
630 NW 2nd Street 
Hallandale Beach, FL 33009 

Re: Diplomat Country Club  
Land Use Plan Amendment 
Drainage Analysis Verification Letter Request 

Dear Mr. Dobbins: 

On behalf of Diplomat Properties Limited Partnership, Kimley-Horn and 
Associates, Inc. is submitting an application for a land use plan amendment for 
the Diplomat Country Club site in the City of Hallandale Beach. The proposed 
amendment site consists of approximately 96.3 gross acres and 93.5 net acres of 
land. A City of Hallandale Beach land use plan amendment application has been 
submitted for consideration. Based upon the current land use designation the 
effect of the proposed amendment to the City land use plan is a net increase of 
1,078 residential units and 440 hotel rooms, with a reduction from 52,400 to 
3,000 square feet of commercial.  

The proposed amendment site is bound on the north by Atlantic Shores 
Boulevard, on the east by Diplomat Parkway; and is generally located east of NE 
14th Avenue and north of Hallandale Beach Boulevard. A general location map 
has been attached for reference.

In order for us to fulfill the City of Hallandale and Broward County Planning 
Council’s land use plan amendment application requirements, we respectfully 
request a letter of verification of our drainage analysis. The following sections 
provide our drainage analysis of the land use amendment application.  

Provide the adopted level of service standard for the service area 
in which the amendment is located and the current level of service.

Design Storm: 5-year frequency – 1 hour duration; 3.3 total inches. 

4431 Embarcadero Drive 
West Palm Beach, Florida 
33407

TEL   561  845  0853 
FAX   561  863  8175
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Identify the drainage district and drainage systems serving the 
amendment area.

There are no distinguishable drainage basins or independent drainage 
districts within the City of Hallandale. 

The amendment site is located in the eastern portion of the City and 
discharges into the DeSoto Waterway.   

Identify any planned drainage improvements, including year, 
funding sources and other relevant information.

There are no planned drainage improvements directly related to the 
amendment application. 

Indicate if a Surface Water Management Plan has been approved 
by, or an application submitted to, the South Florida Water 
Management District and/or any independent drainage district, 
for the amendment site. Identify the permit number(s), or 
application number(s) if the project is pending, for the amendment 
site. If an amendment site is not required to obtain a SFWMD 
permit, provide documentation of same.

The amendment site includes a South Water Management District 
permitted (SFWMD Permit # 06-1857-S) surface water management 
system which includes an interconnected lakes system with retention 
prior to discharging through control structures into the Desoto 
Waterway.

Any stormwater management improvements will be provided by the 
property owner as approved by the City, and SFWMD as part of a 
SFWMD permit modification. 

If the area in which the amendment is located does not meet the 
adopted level of service and there are no improvements planned 
(by the unit of local government or drainage authority) to address 
the deficiencies, provide an engineering analysis which 
demonstrated how the site will be drained and the impact on the 
surrounding properties.

The City adopted level of service for Stormwater Management – New 
Development is to provide onsite retention of the 5-year frequency, 1-
hour design storm event or 3.3 total inches of rainfall.
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The water quality retention volume treatment provided by the existing 
permitted stormwater management system exceeds the requirements of 
the SFWMD and the City.   

Any additional development of the site which would be included in a 
future SFWMD permit modification application will include 
provisions to retain drainage on site in accordance with permitting 
agencies requirements and the adopted City of Hallandale Beach LOS 
standards. 

Your timely response would be greatly appreciated as we plan to submit our 
application on September 21, 2009. A faxed letter will be sufficient because of 
the quick turnaround time for the amendment application. 

I appreciate your review of this important project. If you have any questions, 
comments or require additional information, please feel free to contact me at 
561-840-0853.  

Very truly yours, 
KIMLEY-HORN AND ASSOCIATES, INC. 

Tim Stillings, AICP, PTP, LEED AP 

Attachment 
Site Location Map 
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[Upon Receipt]



September 17, 2009 

Mr. Gordon Dobbins 
Assistant Director of Utilities and Sanitation 
City of Hallandale Beach 
630 NW 2nd Street 
Hallandale Beach, FL 33009 

Re: Diplomat Country Club  
Land Use Plan Amendment for a Local Activity Center 
Solid Waste Analysis Verification Letter Request 

Dear Mr. Dobbins: 

On behalf of Diplomat Properties Limited Partnership, Kimley-Horn and 
Associates, Inc. is submitting an application for a land use plan amendment for 
the Diplomat Country Club site in the City of Hallandale Beach. The proposed 
amendment site consists of approximately 96.3 gross acres and 93.5 net acres of 
land. A City of Hallandale Beach land use plan amendment application has been 
submitted for consideration. Based upon the current land use designation the 
effect of the proposed amendment to the City land use plan is a net increase of 
1,068 residential units and 440 hotel rooms, with a reduction from 52,400 to 
3,000 square feet of commercial.  

The proposed amendment site is bound on the north by Atlantic Shores 
Boulevard, on the east by Diplomat Parkway; and is generally located east of NE 
14th Avenue and north of Hallandale Beach Boulevard. A general location map 
has been attached for reference.

In order for us to fulfill the City of Hallandale and Broward County Planning 
Council’s land use plan amendment application requirements, we respectfully 
request a confirmation letter of solid waste utility service availability and 
adequacy of the facilities to serve the proposed project. We would also like to 
request current facility’s capacity as well as current demand on the existing 
facility for solid waste disposal.  The following provides our analysis for solid 
waste from the land use amendment application: 

Identify the net impact on solid waste demand resulting from the 
proposed amendment. Provide calculations including assumed demand 
per square foot or dwelling unit.  

This City and the County have same generation rates for residential uses. The 
generation rates for commercial are slightly different; however, the average 

4431 Embarcadero Drive 
West Palm Beach, Florida 
33407

TEL   561  845  0853 
FAX   561  863  8175
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generation rate for the County’s commercial land uses is approximately 4 lbs. 
per 100 sq. feet per day.  For this analysis, the City’s generation rate of 5 lbs. 
per 100 sq. ft. per day is used for commercial calculations. Since neither the 
City nor the County has a generation rate for resort hotel, the City’s 
generation rate for residential of 8.9 lbs. per unit per day was utilized in this 
analysis for each hotel room. 

                    Solid Waste Demand – Current Land Uses 

Use Generation Rate Land Use Impact Demand  
(lbs. per day)

Commercial 5.0 Lbs. per 100 SF per Day 52,400 SF 2,620

Resort Hotel 8.0 Lbs. per 100 SF per Day 60 rooms @ 400 sq. 
ft. each 534

Residential 8.9 lbs. per Unit per Day 10 units 89

Total 3,243 
Source:  City of Hallandale Comprehensive Plan and Land Development Regulations, September 2009 

Broward County Land Use Plan, September 2009 

Solid Waste Demand – Proposed Land Uses 

Land Use Generation Rate Land Use Impact Demand  
(lbs. per day)

Commercial 5.0 Lbs. per 100 SF per Day 3,000 SF 150 

Resort Hotel 8.0 Lbs. per 100 SF per Day 500 rooms @ 400 sq. 
ft. each 4,450 

Residential 8.9 Lbs. per Unit per Day 1,078 units 9,594.2 

Total 14,194.2 
Source:  City of Hallandale Comprehensive Plan and Land Development Regulations, September 2009 
 Broward County Land Use Plan, September 2009 

Solid Waste Demand – Net Impact 
Existing Use 
Generation

(lbs. per day) 

Proposed Use 
Generation

(lbs. per day) 

Net 
Increase/Decrease 

(lbs. per day) 

Net 
Increase/Decrease 

(tons/year) 

3,243 14,194.2 +10,951.2 +1,988.5 
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Your timely response would be greatly appreciated as we plan to submit our 
application on September 21, 2009. A faxed letter will be sufficient because of 
the quick turnaround time for the amendment application. 

I appreciate your review of this important project. If you have any questions, 
comments or require additional information, please feel free to contact me at 
561-840-0853.  

Very truly yours, 
KIMLEY-HORN AND ASSOCIATES, INC. 

Tim Stillings, AICP, PTP, LEED AP 

Attachment 
Site Location Map 
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Exhibit 19 



EXHIBIT 19-A
DIPLOMAT COUNTRY CLUB L.U.P.A.

TRIP GENERATION

Land Use Intensity PM Peak Hour
Total In Out

Current Site Designation - Parcels C & D
Resort Hotel 60 room 25 11 14

Current Site Designation - Parcel A
Retail 52,393 s.f. 413 198 215
Single-Family Residential 10 d.u. 13 8 5

 Pass-by Capture
Retail 52,393 s.f. 25% (103) (50) (53)

Net External Trips 348 167 181

Proposed Site Designation - Total Site
High-Rise Condominium 1,055 d.u. 374 232 142
Resort Hotel 500 room 210 90 120
Townhouse 20 d.u. 16 11 5
Single-Family Residential 3 d.u. 4 3 1
Retail 3,000 s.f. 61 29 32

 Pass-by Capture
Retail 3,000 s.f. 25% (15) (7) (8)

Net External Trips 650 358 292

Current Site Designation Credit (348) (167) (181)

Net New External Trips - Total Site 302 191 111

Note:  Trip generation was calculated using the following data.

PM Peak Hour Traffic
Retail [ITE 820] = Ln(T) = 0.67*Ln(X)+3.37
Single Family Residential [ITE 210] = Ln(T) = 0.90*Ln(X)+0.51
High-Rise Condominium [ITE 232] = T=0.34(X)+15.47
Resort Hotel [ITE 330] = T=0.42(X)
Townhouse [ITE 230] = Ln(T) = 0.82*Ln(X)+0.32

Note:  Pass-by capture rate consistent with Broward County Planning Council Methodology.

k:\ftl_tpto\043124002-diplomat local activity center\calcs\[rh city lupa.xls]exhibit a Copyright © 2008, Kimley-Horn and Associates, Inc.



Proportion of External Trips Attributable to HR Condominium

650 100.00%
374 57.54%
210 32.31%

16 2.46%
4 0.62%

46 7.08%

Application of HR Condominium to External Trip Ratio to Net New External Trips

Net New External Trips 302
HR Proportion of Total Trips 57.54%
HR Net New Trips 174

Proportion of HR Condominium at Each Site and Application of Proportion to HR Net New External T

# of Units
Per Site Percentage Trips

1055 100% 174
Parcel B 261 25% 44
Parcel E 228 22% 38
Parcels C & D 154 14% 24
Parcel A 412 39% 68

Net New External Trips by Sub Parcel

HR Trips Hotel Trips Townhouse
Trips SF Trips Retail Total Trips

174 98 7 2 21 302
Parcel B 44 44
Parcel E 38 38

Sub Parcels

EXHIBIT 19-B

Retail

Trips Percentage

High-Rise Condominiums

Proposed Site Designation - Total Site

High-Rise Condominium
Resort Hotel
Townhouse

Single-Family Residential

Parcel E 38 38
Parcels C & D 24 98 7 2 131
Parcel A 68 21 89
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[Upon Receipt]



September 17, 2009 

Mr. David Daniels 
Broward County Mass Transit Division 
3201 West Copans Road 
Pompano Beach, FL 33069 

Re: Diplomat Country Club  
Land Use Plan Amendment for a Local Activity Center 
Transit Analysis Verification Letter Request 

Dear Mr. Daniels: 

On behalf of Diplomat Properties Limited Partnership, Kimley-Horn and 
Associates, Inc. is submitting an application for a land use plan amendment for 
the Diplomat Country Club site in the City of Hallandale Beach. The proposed 
amendment site consists of approximately 96.3 gross acres and 93.5 net acres of 
land. A City of Hallandale Beach land use plan amendment application is being 
submitted for consideration. Based upon the current land use designation the 
effect of the proposed amendment to the City land use plan is a net increase of 
1,068 residential units and 440 hotel rooms, with a reduction from 52,400 to 
3,000 square feet of commercial.  

The proposed amendment site is bound on the north by Atlantic Shores 
Boulevard, on the east by Diplomat Parkway; and is generally located east of NE 
14th Avenue and north of Hallandale Beach Boulevard. A general location map 
has been attached for reference.

In order for us to fulfill the requirements of the land use plan amendment 
application, we respectfully request a letter of verification of our public transit 
analysis. Our analysis of the proposed amendment’s impact on public transit is as 
follows:

Identify the mass transit modes, existing and planned mass transit routes 
and scheduled service (headway) serving the amendment area within 
one-quarter of a mile. 

Transit service to the amendment site is provided via Route 28, Route 5 and 
Route 4. Route 28 operates on Hallandale Beach Boulevard with 30-minute 
headways. Route 5 operates on Atlantic Shores Boulevard and NE 14th 
Avenue with 30-minute headways. Route 4 operates on Hallandale Beach 
Boulevard with 30-minute headways.  

Additionally, the City of Hallandale Beach operates two community bus 

4431 Embarcadero Drive 
West Palm Beach, Florida 
33407

TEL   561  845  0853 
FAX   561  863  8175
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routes (Route 1 and Route 2) on Hallandale Beach Boulevard, Atlantic 
Shores Boulevard, and NE 14th Avenue. Route 1 operates on 40-minute 
headways while Route 2 operates on 60-minute headways.  

In addition to the local shuttle and regional transit services, the Diplomat 
provides a shuttle service to the Westin Diplomat and the beach for its 
guests.  The shuttle service operates on 30-minute headways. 

Quantify the change in demand resulting from this amendment. 

The trip generation potential for the land use amendment was calculated 
using rates and equations contained in the Institute of Transportation 
Engineers' Trip Generation, 7th Edition. The proposed land use plan 
amendment and the respective development program are projected to 
generate 377 net new external p.m. peak hour trips. 

The demand for public transit service to accommodate a portion of the net 
new trips generated by the proposed land use plan amendment was quantified 
based on information obtained from the Florida Standard Urban 
Transportation Model Structure (FSUTMS) - Broward County Cost Feasible 
Plan - Year 2030 obtained from the Broward County Metropolitan Planning 
Organization (MPO). Based upon the FSUTMS model, the appropriate 
County-wide transit modal split is approximately two to three percent. Using 
the transit modal split of three percent, an additional 11 p.m. peak hour trips 
are projected to be the change in demand for public transit generated by the 
proposed land use plan amendment. 

Your timely response would be greatly appreciated as we plan to submit our 
application on September 21, 2009. A faxed letter will be sufficient because of 
the quick turnaround time for the amendment application.  I appreciate your 
review of this important project. If you have any questions, comments or require 
additional information, please feel free to contact me at 561-845-0853.  

Very truly yours, 

KIMLEY-HORN AND ASSOCIATES, INC. 

Tim Stillings, AICP, PTP, LEED AP  

Attachments 
1. Site Location Map 
2. Trip Generation Calculations 
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500 South Bronough Street  •  Tallahassee, FL 32399-0250  •  www.flheritage.com/preservation/sitefile 
850-245-6440 ph    |    850-245-6439 fax    |    SiteFile@dos.state.fl.us 

This record search is for informational purposes only and does NOT constitute a 
project review. This search only identifies resources recorded at the Florida Master 
Site File and does NOT provide project approval from the Division of Historical 

Resources. Contact the Compliance and Review Section of the Division of Historical 
Resources at 850-245-6333 for project review information. 

August 31, 2009 

Peter Hofheinz 
Kimley-Horn and Associates 
4431 Embarcadero Drive 
West Palm Beach, FL 33407 
Email: Pete.Hofheinz@kimley-horn.com

In response to your inquiry of December 16, 2008, the Florida Master Site File lists no previously 
recorded archaeological sites, and one standing structure in the following parcels of Broward County: 

T51S, R42E, Sections 23 & 26 

When interpreting the results of our search, please consider the following information: 

This search area may contain unrecorded archaeological sites, historical structures 
or other resources even if previously surveyed for cultural resources. 

Because vandalism and looting are common at Florida sites, we ask that you limit 
the distribution of location information on archaeological sites. 

While many of our records document historically significant resources, the 
documentation of a resource at the Florida Master Site File does not necessarily 
mean the resource is historically significant. 

Federal, state and local laws require formal environmental review for most 
projects.  This search DOES NOT constitute such a review. If your project falls 
under these laws, you should contact the Compliance and Review Section of the 
Division of Historical Resources at 850-245-6333.

Please do not hesitate to contact us if you have any questions regarding the results of this search. 

Sincerely,

Celeste Ivory 
Assistant Supervisor 
Florida Master Site File 
mcivory@dos.state.fl.us
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5 04 3 2 1
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BROWARD COUNTY WETLANDS

ENVIRONMENTAL PROTECTION DEPARTMENT
GEOGRAPHIC INFORMATION SYSTEMS

UPDATED DECEMBER 31, 2004

NOTES

1. Areas shown are all areas greater than 0.5 acres in contiguous surface area and
demonstrated wetland conditions during the analysis. Included areas are all non-
licensed (EPD) areas, designated ESL, NRA/LAPC, County Parks, EPD wetland
mitigation sites and conservation/preservation areas east of the Water Conservation
Areas.

2. All determinations were made using the Florida Land Use, Cover and Forms
Classification System (FLUCCS) and each listed category is a combination of similar
type classifications.

3. Site analysis consisted of review of high altitude and SPOT color infrared aerial
photography, vertical black and white photography, aerial reconnaissance and field
evaluations of sites representative of Classifications and Forms.

4. This is not to be construed as a wetland jurisdictional map; additional site specific
field evaluations must be conducted to determine site consistency with jurisdictional
criteria.

5. This map does not conform to National Map Accuracy Standards.

THIS MAP IS FOR INFORMATIONAL PURPOSES ONLY
FOR FURTHER INFORMATION CONTACT
EPD BIOLOGICAL RESOURCES DIVISION

(954)519-1230

Cypress Dominated Freshwater Swamp
Dominant canopy of Pond or Bald Cypress with
a mixture of Fig, Maple, Cabbage Palm and Pine.

Freshwater Swamp/Entrained Surface Water
Associated with surface water overflow and contains entrained
Wetlands with Maple, Bays, Willow and sparse Cypress.

Mixed Hardwoods
A large diversity of hardwood species tolerant of
hydric soil conditions.

Saltwater Swamp
A mixture of red, white and black mangrove.

Freshwater Marsh/Wet Prairie
Dominant species of Sawgrass, Arrowhead, Cattail
and a variety of herbaceous vegetation in saturated soils

Saltwater Marsh
Dominant species of Cordgrass, Saltwort, Glasswort
And various herbaceous salt tolerant plants.

Wetland Improved Pasture
Disturbed and/or reseeded and regularly
maintained, contains entrained wetlands

Wetland Unimproved Pasture
Disturbed and irregularly maintained with stands
of trees and shrubs, contains entrained wetlands

Wetland Exotic Brazilian Pepper
Predominant canopy species of Brazilian Pepper

Wetland Exotic Melaleuca
Predominant canopy species of Melaleuca

Wetland Shrub & Brushland
Typical dominant species such as Wax Myrtle and
Willow, contains entrained wetlands

Pine with Entrained Wetlands
Dominant canopy of Slash Pine and Oak
with entrained wetlands

Wetland Cabbage Palm
Dominant canopy of Cabbage Palm
with entrained wetlands

Wetland/Non-Wetland Mixed Community

Wetlands Under Development/Mitigation

Mitigation Completed/Monitoring/Maintenance

Lakes, Canals & Major Waterbodies

Amendment Area
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Broward County Department of
Planning & Environmental Protection

Geographic Information Systems

N

EW

S

rsoodeen: rsoodeenPC/1009.apr
March 2000

NOTES

1. Local Areas of Particular Concern (LAPC's) are subject to the requirements of Section
5-182(j) and Section 5-198(i) of the Broward County Land Development Code.

2. Environmentally Sensitive Lands (ESL's) are shown as established pursuant to the
the Environmentally Sensitive Lands Bond Issue of 1989. Areas depicted include
Purchase Sites and Alternate Proposed Purchase Sites.

3. Natural Resource Areas (NRA's) are subject to the requirements of Section 5-192(a)
of the Broward County Land Development Code.

4. Tree Resources are areas of significant native tree canopy in areas where the Broward County
Tree Preservation Ordinance (Section 27-340 Natural Resource Protection Code) is enforced.
This includes the municipalities of Tamarac, North Lauderdale, Lazy Lake, Wilton Manors,
Hillsboro Beach, Lighthouse Point and Lauderdale-by-the-Sea, as well as unincorporated
Broward County. Areas which fall under wetlands regulations are not included.

5. This map does not conform to National Map Accuracy Standards.

Local Area of Particular Concern

Environmentally Sensitive Land/
Local Area of Particular Concern

Environmentally Sensitive Land
Natural Resource Area
Upland Tree Resources

Broward County LAPC’s, ESL’s, NRA’s and Tree Resources

Amendment Site
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Amendment Site
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[Upon Receipt]



September 17, 2009 

Mr. Bill Johnson 
Assistant Director 
Broward County Emergency Management 
201 NW 84th Avenue 
Plantation, Florida 33324 

Re: Diplomat Country Club  
Land Use Plan Amendment for a Local Activity Center 
Hurricane Evacuation Information Request 

Dear Mr. Johnson: 

On behalf of Diplomat Properties Limited Partnership, Kimley-Horn and Associates, Inc. 
is submitting an application for a land use plan amendment for the Diplomat Country 
Club site in the City of Hallandale Beach. The proposed amendment site consists of 
approximately 96.3 gross acres and 93.5 net acres of land. A City of Hallandale Beach 
land use plan amendment application has been submitted for consideration. Based upon 
the current land use designation the effect of the proposed amendment to the City land 
use plan is a net increase of 1,068 residential units and 440 hotel rooms, with a reduction 
from 52,400 to 3,000 square feet of commercial.  

In order to fulfill the requirements of the land use plan amendment application, we 
respectfully request a letter identifying the impacts of the proposed development on 
hurricane evacuation routes and clearance times, and the availability of hurricane shelters 
within the project area. As a reference, I have enclosed the site location map for the 
amendment site.
                
Your timely response would be greatly appreciated as we plan to submit our application 
on September 21, 2009. A faxed response will be sufficient. I appreciate your review of 
this important project. If you have any questions, comments or require additional 
information, please feel free to contact me at 561-845-0853.  

Very truly yours, 
KIMLEY-HORN AND ASSOCIATES, INC. 

Tim Stillings, AICP, PTP, LEED AP 

Attachment 
Site Location Map 

4431 Embarcadero Drive 
West Palm Beach, Florida 
33407

TEL   561  845  0853 
FAX   561  863  8175
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EXHIBIT 27 

Diplomat
Local Activity Center  

Development Program 

Use: Intensity:

Residential  1,078 Dwelling Units 1

Commercial 2 3,000 Square Feet 

Golf Course 13 of 18-Hole4 Golf Course and Country Club 
(existing) on 74.2 acres 

Resort Hotel 3 500 Rooms (60 existing) 

Marina  48 Slips (existing) 

Open Space 0.83 acres 
1 Consists of 1,055 High-rise units, 20 townhouse units, and 3 single-family homes. 
2 Commercial may include office, retail or similar non-residential use, not accessory to the resort hotel. 
3 Includes, but is not limited to, accessory uses such as:  meeting and banquet space, spa and fitness 

center, restaurants and sundry/resort retail. 
4  Holes 1 - 3 and 9 - 18 are located within the LAC. 
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Hallandale Beach Blvd.

Atlantic Shores Blvd.
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Diplom
at Pkwy.

1/4 
Mile

1/4 
Mile

1/4 
Mile

1/4 
Mile

Approximately 
1,000 feet

Approximately 
1,290 feet

City of Hollywood

Desoto W
aterway

D i p l o m a t  L o c a l  A c t i v i t y  C e n t e rD i p l o m a t  L o c a l  A c t i v i t y  C e n t e r

Source: Broward County GIS 2008
             City of Hallandale

0 350 700
Feet

August 2009

5 - Minute Walk Radius

043124002

Legend
Amendment Site

Activity Center (Development Parcels)

1/4 - Mile Buffer

Walking Distance in Feet
1,000 feet

1,290 feet

(1/4 - mile or 1,320 feet)
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EXHIBIT 31 

Diplomat Local Activity Center 
Employment Projections 

The Diplomat Local Activity Center land use plan amendment includes a hotel, retail commercial 
and a spa.   The estimated employment for the Diplomat Local Activity Center is presented below.  
The estimates provide construction and post-construction employment estimates.  Employment for 
the golf course and related facilities will likely remain the same. 

Construction

Building/Parcel Use SF
Mean 

Employment 
Calculation

Estimated 
Workforce / 

Parcel or 
Building*

Building A Residential Tower/Liner 538,550 

259 SF / Employee 

2,079 

Building B Residential Tower/Liner 352,350 1,360 

Buildings C-1, C-3, 
C-4 

Hotel and Accessory Uses, 
Townhomes 130,000 502 

Building C-2 Residential Tower/Liner 216,000 834 

Parcel C-5 Single Family 9,600 37 

Building D Townhouses 24,000 93 

Building E Residential Tower/Liner 262,440 1,013 
Source:  Table 4-7 (General Retail Trade), Planner’s Estimating Guide, Projecting Land-Use and Facility Needs, 2004 

*Estimates were rounded to the nearest whole number and do not represent a cumulative total due to potential 
 duplication of tasks for each building/parcel 

Post Construction

Facility Units/SF Mean 
Employment Calculation 

Estimated 
Workforce4

Resort Hotel1 500 Rooms 0.74 Employees / Room 370 

 General Retail2 3,000 SF 509 SF / Employee 6 

Country Club and 
Hospitality
Services3

Spa – 12,000 SF 

744 SF / Employee 79 Restaurant/Retail – 12,000 SF 

Banquet/Meeting – 35,000 SF 

Total 455 
Source: 1. Table 4-11 (Hotel/Motel), Planner’s Estimating Guide, Projecting Land-Use and Facility Needs, 2004 

2. Table 4-7 (General Retail Trade), Planner’s Estimating Guide, Projecting Land-Use and Facility Needs, 2004  
3. Table 4-10 (Service), Planner’s Estimating Guide, Projecting Land-Use and Facility Needs, 2004 
4. Estimates rounded to the nearest whole number
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 Planning and Redevelopment Division               July, 2009                                                           Number 57  
 

Broward’s Population through the Year 2035  
 

Revised Population Forecasts from the Planning and Redevelopment Division show little change now; 
but, Population Growth regains momentum during the 2010-20 decade. 

 
The Forecast Methodology.     
The Broward County Population Forecast Model has been 
updated and extended to the year 2035.  Since these forecasts 
are the basis for long-range public infrastructure projects (with 
investments totaling into the billions of dollars), revisiting the 
forecasts is important for appropriate priority-setting and 
sizing of the projects.  This task assumes increased importance 
during periods of unusual growth (high or low) by shifting the 
community’s focus from the unlikely or unsustainable short-
term trend to a more reasonable long-term scenario. 
 
The Model is a version of the Cohort-Survival Method.  This 
Method ages the population each year and produces forecasts 
of births, deaths, in-migration, and out-migration primarily on 
the basis of the County’s demographic characteristics.  
 
The Impact of the Current Economic Slump. 
Though the current economic slump curtailed population 
growth, the actual slowdown began earlier in the decade as 
housing costs sky-rocketed.  Larger numbers of in-migrants 
always fuel Broward County’s rapid population growth. 
Excessively high housing costs earlier, now followed by 
diminishing job opportunities, reduced in-migration and 
population growth to its smallest level in sixty years. 
 
This affects the long-term forecast in two ways.  First, the 
short-term forecasts display lesser populations than they 
would without the economic downturn.  Since each forecast 
year’s population is based on the previous year’s population, a 
current lesser population tends to lessen the long-term 
population.  Over the course of 25 to 30 years this impact 
tends to erode.  Past recessions did not have a long-term 
impact on in-migration and there is no indication that this 
recession is any different.  The second impact occurs with the 
modeling of the in- and out-migration.  The additional years of 
data (with reduced in-migration and elevated out-migration) 
have the effect of closing the gap between in- and out-
migration, reducing the County’s primary source of population 
growth through 2035.  
 
The Forecast. 
Table 1 displays the Broward County population for years 
1970 through 2035 and compares the forecast growth rates to 
historical rates.  Though the forecasts anticipate continued 
population growth; it is modest in comparison to the 
population growth of the 1970’s and 1990’s.   For the 35-year 
period from 1970 to 2005, Broward’s population expanded by 

1,120,000 people.  For the 35-year period from 2000 to 2035, 
Broward County should expect a 675,000-person increase.   
As important as total population is, Broward County’s future 
will be determined as much by its changing demographics as it 
is by a simple changing of the population total. 
 

5-Year Ann. Avg. Ave. Ann.
Year Population Growth Growth % Growth
1970 620,100 -- -- --
1975 876,690 256,590 51,318 8.28%
1980 1,018,257 141,567 28,313 3.23%
1985 1,124,791 106,534 21,307 2.09%
1990 1,255,531 130,740 26,148 2.32%
1995 1,428,708 173,177 34,635 2.76%
2000 1,623,018 194,310 38,862 2.72%
2005 1,739,487 116,469 23,294 1.44%

Ave. -- 159,912 31,982 3.26%

2010 1,772,060 32,573 6,515 0.37%
2015 1,876,261 104,201 20,840 1.18%
2020 2,000,888 124,627 24,925 1.33%
2025 2,114,586 113,698 22,740 1.14%
2030 2,214,420 99,834 19,967 0.94%
2035 2,298,006 83,586 16,717 0.75%
Avg. -- 93,087 18,617 0.95%

Source: 1970, 1980, 1990, and 2000  -- U.S. Bureau of the Census                                
1975, 1985, and 1995 -- University of Florida (BEBR)                                                        
2005 through 2035 -- Broward Co. Planning & Redevelopment Div.

Fo
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st

Table 1

Broward County, FL   Population 

1970 through 2035
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 Each age-cohort has a different perspective and represents a 
different requirement or contribution to the local economy.  
Broward County’s expected age distributions are displayed in 
Table 2 and in Chart 1 (More detail is found in Appendix 1.) 
 

Year/Age 0 - 5 6 - 18 19 - 44 45 - 64 65+ Total
2000 124,394 276,890 608,437 352,188 261,109 1,623,018
2005 142,009 289,765 630,830 421,742 255,141 1,739,487
2010 144,714 274,883 600,681 491,183 260,599 1,772,060
2015 156,637 298,142 619,372 519,226 282,884 1,876,261
2020 166,757 336,861 652,427 522,592 322,251 2,000,888
2025 174,261 365,580 699,917 495,621 379,207 2,114,586
2030 181,038 379,983 740,189 466,877 446,333 2,214,420
2035 188,586 390,619 751,050 477,172 490,579 2,298,006

Source:  Broward County Population Forecast Model, 2009

               Broward County Planning and Redevelopment Division

Table 2

Broward County, FL Population by Age

2000 through 2035

 



 

 

Ages 0 – 5.  The change in this age group reflects births, 
which generally change with the size of the 18 - 34 years olds.  
The importance of this group’s size is not lost on school 
administrators, as changes in the 0 – 5 group ripple through 
the school system within a few years.   Though this group 
increases through 2035, its rise is very gradual, growing most 
during 2011 through 2020 and slowing during the later years.  
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Chart 1

Broward County Population by Age
2000 through 2035
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Ages 6 – 18.  This is the “school-age” population; which alone 
identifies the importance of this cohort.  Challenges and 
burdens abound whenever school enrollments change.  Both 
declines and increases cause a shuffling of resources to meet 
educational demands.  Beyond education, the ability for parks 
and recreation programs to accommodate the needs of this 
group also may stress the availability of public revenues.  This 
age group is in a current period of slight decline.  By 2015, 
their numbers will enter a period of more rapid growth which 
plateaus at the year 2030. 
 
Ages 19 – 44.  This is most mobile (and consequently with the 
most volatile growth rates) and the most likely to form new 
households of any of the age groups.  During the early part of 
the decade, this group displayed the most rapid rate of growth.  
Currently their numbers are declining more rapidly because 
more are moving out than moving in and the numbers of 
“Baby-Boomers” exiting this age group are larger than the 
“post-Boomer” population entering the cohort.  Between 2010 
and 2015, the combination of housing costs declines and a 
rebounding job market will renew the migration to Broward in 
numbers greater than those moving out.  
 

Ages 45 – 64.   The “Baby-Boom Generation” increases this 
age group through 2020.   Born between 1946 and 1964, the 
last of this generation enters this age group by 2009.  Growth 
slows thereafter to the point where numbers begin to decline 
after 2020.  Peak earnings occur during this age span, which 
should keep the local economy churning through 2020.  After 
2020, the labor force may be challenged to the meet the 
demand for management-level personnel as this group’s size 
decreases. 
 
Ages 65+. During the early part of the forecast period, this 
group declines slightly.  By 2011, the “Baby-Boom 
Generation” enters into this group.  Retirement-aged 
population numbers will grow, not as a result of Broward 
County becoming a “retirement haven” again; but rather as a 
result of the size of this age group nation-wide.  “Aging in 
place” and the magnitude of this national phenomenon will 
cause the group to balloon through a combination of “locals” 

aging into the category and larger numbers of retirement-aged 
in-migrants, even though the migration rates may remain 
stable. 
 

Demographic Explanation of Broward’s Growth. 
The four basic forces that cause population change are in- and 
out-migration, births, and deaths.  Chart 2 and Table 3 present 
two views of these forces in Broward County.  A quick glance 
at Chart 2 reveals the magnitude of migration’s impact on 
Broward County.  Its numbers dwarf the number of births and 
deaths.  One consequence of these large in- and out-migration 
numbers; their “closeness” means that a small change in either 
can have a dramatic impact on population change.   This is 
evident from reviewing the data in Table 3. 
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Migration. The current economic environment produced an 
8% in-migration decline and an 8% out-migration increase 
during 2005 to 2010 compared to 2000 to 2005.    This 
changes Broward’s net migration from positive to negative for 
the first time in the post-WW II era.   After 2010, in-migration 
returns to its 2000 to 2005 level and begins a gradual increase 
that plateaus at 591,000 persons (about 118,000 annually).  
Out-migration dips slightly from 2010 to 2015; but is greater 
than the 2000 to 2005 level.  It continues to increase, growing 
to an annual average of 111,000 during 2030 to 2035.  
 

Population Births - Deaths = In - Out = Net
 2000:  1,623,018

+ net  change: 116,467 112,460 80,430 32,031 561,052 476,615 84,437

2005:  1,739,487
+ net  change: 32,572 115,345 82,306 33,039 515,289 515,756 -467

 2010:  1,772,060
+ net  change: 104,200 119,270 81,933 37,338 561,141 494,278 66,863

2015:  1,876,261
+ net  change: 124,627 128,554 82,613 45,942 581,962 503,276 78,686

2020:  2,000,888
+ net  change: 113,699 135,303 85,471 49,833 588,611 524,744 63,867

2025:  2,114,586
+ net  change: 99,838 141,531 90,907 50,624 591,683 542,469 49,214

2030:  2,214,424
+ net  change: 83,584 148,463 100,369 48,093 591,977 556,487 35,490

2035:  2,298,003

Source: Broward County Planning and Redevelopment Division, 2009

5 - Year
Net 

Natural 
Growth

Migration

Table 3                                                                       

Components of Growth,  Broward County FL                  
2000 through 2035

 
As the number of out-migrants grew faster than the in-migrant 
counterparts; net migration during the last five forecast years 
shrank to only 42% of the size of the net migration during the 



 

 

first five years.  By the end of the forecast period, when the 
annual average net migration has fallen to 7000 from its initial 
average of 17000, population growth becomes less a function 
of net migration and more of net natural growth. 
 
While the number of migrants is driven by the local, national, 
and international economies, the number of births and deaths 
are a function of the size of the county’s age cohorts.  Because 
in-migration replaces 30% of the population during the 
average 5-year period; there is potential for significant change 
in the County’s age characteristics.   That change is unlikely 
since the age distribution of the in-migrants is relatively stable 
throughout the forecast period.  Unless a larger percentage of 
the retiring “Baby-Boomers” decides to relocate Broward 
County, the 19 to 44 year olds will continue to account for 
more than 50% of in-migrants through 2035.   
 
Births and Deaths. The numbers of births grow at a slightly 
slower pace than the population simply because the 19 to 44 
year olds do not grow as rapidly as the 45 and older groups.   
Average births rise by nearly a third, from 22,000 in year 2000 
to 29,000 per year by 2035.  Deaths increase as the “Baby-
Boom” generation ages.    Though the current period sees a 
slight pause because of the declining numbers of the 80+ 
population, the annual average number of deaths rises by 25% 
from 16,000 to 20,000.    These combined changes cause the 
net natural increase to grow from an initial annual average of 
6,000 to an average of 9,000. 
 
The 35-year net natural increase total of 296,000 could not 
occur without migration.  If out-migration and in-migration 
were equal (age characteristics remaining unchanged), the 35-
year net natural increase would be reduced to 195,000.  With 
no in- or out-migration, the increase would drop to 112,000.  
In both instances, the net natural increase represents the total 
population growth; highlighting the importance of migration 
to the 690,000 population increase from 2000 to 2035. 
 

Comparison Forecasts. 
There are two forecasts that warrant comparison to this 
forecast: the previous (2005) Broward County Population 
Forecast and the recent release of the Bureau of Economic and 
Business Research (BEBR) projections.   Comparing and 
explaining the difference between the two forecast versions 
produced by the Planning and Redevelopment Division staff is 
appropriate since the new version represents something more 
than a simple update. A comparison to the BEBR forecast is 
appropriate since it is the default forecast for counties not 
producing their own.  Table 4 compares the three forecasts.    
 
Broward County 2005 Version.  Broward County’s 2005 
edition of population forecasts displayed more early-year 
population growth. Houses were being built and jobs were 
being created at a pace that seemed to support the earlier 
forecast.   Comparative analysis of the 2005 model’s births 
and school-age population to current data, however, could not 
support the earlier forecasts.    As previously mentioned, the 
downward impact of additional data on migration decreased 
the net-migration forecast beginning in 2001.  Since that alone 
could not bring into accord the forecasts of births and school-
age population with recorded birth and public school 
enrollment; migration rates were calibrated to bring those 
benchmarks into agreement.  Adjustments began in forecast 

year 2005; they peaked in 2008; and by 2014 migration 
numbers returned to a more routine level. 
 

from 2005 from 2009
YYear/Age Total Total Difference

2000 1,623,018 1,623,018 0 1,623,018 0

2005 1,765,855 1,739,487 -26,368 ** **

2010 1,905,271 1,772,060 -133,211 1,745,600 -26,460

2015 2,038,381 1,876,261 -162,120 1,787,200 -89,061

2020 2,159,926 2,000,888 -159,038 1,835,000 -165,888

2025 2,264,855 2,114,586 -150,269 1,880,000 -234,586

2030 2,348,552 2,214,420 -134,132 1,921,200 -293,220

2035 N/A 2,298,006 ** 1,958,900 -339,106
Source:  Broward Co. Population Forecast Model 2005 and 2009, 
                      Broward County Planning and Redevelopment Division
                BEBR,  Bureau of Economic and Business Research, University of Florida
                      Projections of Florida Population by County, 2008-2035

BBroward County Population Forecasts

Broward Co. Population Forecast Model
BEBR      

Forecast
BEBR - 2009 

Model

Table 4

 
       
BEBR Broward County Projections.  Until this year, the 
BEBR-generated population projections for Broward County 
were similar to the Broward County-generated forecasts.  This 
past “similarity” was both surprising and comforting because, 
rather than using a cohort-survival method; BEBR employs a 
technique that combines different growth equations with 5-, 
10-, and 15-year growth rates to arrive at an average of 
selected equations. The individual county projections are then 
adjusted to assure that the sum of the 67 county projections 
equals the State population forecast.  
 
The departure (BEBR reduced Broward’s projection for 2035 
by 325,000 persons) arose from two changes to the BEBR 
Model.  First, the population for the State is forecast to be 1.5 
million persons less for 2035 than last year’s forecast.  Since 
Broward County is home to 10% of Florida’s population, this 
accounts for 150,000 of the reduction in BEBR’s 2035 
Broward projection.  The other change affects the growth rates 
used to generate their projections. Until this year, BEBR’s 5-, 
10-, and 15-year growth rates were based on the most recent 
population estimate; e.g., last year’s 5-year growth rate was 
calculated using the difference between 2002 and 2007.   For 
the recent forecasts, the base year was changed to a 2010 
projection. That projection for Broward County is less than its 
own 2006 population estimate for Broward, causing a 
suppression of the County’s growth rates.  For example, this 
reduced Broward’s 5-year growth from 60,000 (already the 
smallest growth recorded since 1950) to 4,600.  Since this 
modification to the base year affected each equation in its 
model, BEBR’s 2035 projection for Broward County used 
growth rates substantially smaller than any growth rates seen 
in Broward County since 1950.  
 
The Bottom Line. 
The state of the economy, with its disruption of short-term 
migration trends, should initiate forecast revisions.    
Previously accepted models should be modified to reflect the 
short-term nature of the current, unusual period…unless there 
is evidence that supports a real, long-term change in the forces 
of population growth.  Absent that evidence, this version of 
the Broward County Population Forecast Model presents a 
reasonable expectation for Broward County’s future. 



 

 

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

Population by Age
Broward County, FL
2000 through 2035

Appendix 1.
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