
Equal Opportunity Employer 

DEVELOPMENT SERVICES DEPARTMENT 
700 NW 19 AVENUE, FORT LAUDERDALE 33311 

TELEPHONE (954) 828-6520 
WWW.FORTLAUDERDALE.GOV Printed On Recycled Paper. 

July 15, 2024 

Ms. Barbara Blake Boy 
Executive Director 
Broward County Planning Council 
115 S. Andrews Avenue, Rm. 307 
Ft. Lauderdale, FL  33301 

Re: Land Use Plan Amendment PC 24-6 
City of Fort Lauderdale - Uptown Urban Village Land Use Plan Amendment (LUPA) 
City Responses to County Review  

Dear Ms. Boy: 

This letter contains responses to your letter dated May 29, 2024, containing review comments from 
the Broward County departments regarding the above referenced land use amendment. This 
letter contains responses organized by each respective department, including Broward County 
Planning Council staff.  

In addition, the City’s draft responses to the Florida Department of Transportation (FDOT) review 
comments are being provided for reference and as a courtesy. Please be advised that the City’s 
responses to FDOT are subject to change once finalized. The draft letter to FDOT is provided as 
Attachment A. 

Broward County Housing Finance Division 
The City recognizes that Transit Oriented Development land use designation (Activity Center 
designation for County Plan) must contain mix of uses with a variety of housing options, including 
affordable units, that are supported by multimodal transportation options to be consistent City 
Comprehensive Plan and Broward County Land Use Plan (BCLUP) policies. The City has a variety 
of implementation strategies for affordable housing throughout the City, which has been 
summarized below.  

In addition, as part of the Uptown LUPA application there will be a 15% set aside, 635 of the 4,239 
residential units, as affordable units. More detailed information about the implementation of the 
set aside can be found below. 

Citywide Affordable Housing Policy 
The City adopted a citywide affordable housing policy that contains a variety of implementation 
strategies based on incentives to encourage the construction of affordable housing units. The 
policy reflects the BCLUP policy 2.16.4 including the ratio formula and the option for payment in-
lieu, which is split between the County and the City. In addition, the City’s Housing and Community 
Development Division continues to implement Federal and State programs for affordable units 
and oversee the City’s Affordable Housing Trust Fund.  

Uptown Density Incentive 
The City adopted the Uptown Master Plan and the Uptown Urban Village zoning districts in 2019. 
As part of the zoning regulations, an affordable housing density incentive was adopted to 
encourage the inclusion of affordable housing units in development projects. The incentive is 
based on a formula tied to affordable income categories which reflected the ratio formula from 
Broward County Land Use Plan, Policy 2.16.3, prior to recent amendments to the policy. The ratio 
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formula is provided below and it should be noted that a maximum overall density cannot exceed 
100 units per acre. 
 
- One (1) affordable housing unit restricted to rental or sale to a person or household with an 

annual gross income less than or equal to eighty (80) percent of the MFI, may be allocated 
for every four (4) market rate units. 

- One (1) affordable housing unit restricted to rent or sale to a person or household with an 
annual gross income less than or equal to one hundred (100) percent of the MFI, may be 
allocated for every two (2) market rate units. 
 

To date, two development projects have utilized this incentive in their project approval which 
totals 32 affordable units of 807 units approved. Eight of the 32 have been built. This incentive will 
remain in place and there is an option to make a payment in-lieu for the affordable units in the 
amount of $10,000 per unit for the total number of units in the project.   
 
Uptown LUPA 
As previously stated, Uptown LUPA will contain a 15% set aside of the residential units as affordable, 
635 of the 4,239 units. The 15% set aside will be required for each development project that 
contains residential units. Each development project will need to provide affordable units that 
contain an affordable household income mix of up to 120% of the MFI. The affordable housing set 
aside for each development can be satisfied with a payment in-lieu for the affordable units in the 
amount of $10,000 per unit for the total number of units in the project.  
 
Other City regulations such as parking reduction for affordable units, density bonus incentive, and 
expedited review process are all available to property owners. The City believes that the proposed 
set aside for Uptown shall meet and satisfy the requirements for affordable housing as defined in 
the Administrative Rules Document: BrowardNext. 
 
Affordable Housing Requirement  
- Fifteen (15) percent restricted to rental or sale to a person or household with an annual gross 

income less than or equal to one hundred twenty (120) percent of the MFI. 
 
Enforcement: 
1. Affordable units must be constructed and receive certificates of occupancy based on any of 

the following scenarios: (a) In conjunction with market rate units if development is within single 
building, (b) In conjunction with the first residential phase of a multiple-phased development, 
or (c) One hundred (100) percent of the affordable units when development reaches fifty (50) 
percent of residential units constructed.    

2. The affordability of the units shall be maintained for a period of 30 years. 
3. No development within Uptown project area shall be approved unless a declaration of 

restrictive covenants is recorded and copy of such recordation is provided at time of building 
permit submission for the development if affordable housing units are constructed or payment 
in-lieu has been made. 

 
Broward County Resilient Environment Department  
Responses are organized by division comments. 
 
Environmental Permitting Division 
Contaminated Sites – City acknowledges compliance with Section 27-353, Broward County 
Codes, regarding dewatering within a quarter mile of contaminated sites. 
 
Solid Waste – Acknowledged.  
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Wetlands – City acknowledges that there is a pending request by a property owner to remove 
Site #66 from the ESL map. The site is subject of an application for an Environmental Resource 
License, that was filed on April 5, 2023, which addresses the wetland characteristics of the site. In 
addition, the property owner has filed an amendment to the Land Use Plan Map Series to remove 
the LAPC designation. Any development of the site will be consistent with outcome of those 
processes and regulations.  
 
Surface Water Management – City acknowledges that surface water licenses will be needed and 
that compliance with criteria and FEMA maps will be required.  
 
Upland Resources – City acknowledges that upland resources with significant tree canopy will be 
addressed in accordance with the City’s tree preservation ordinance, Section 47-21.15 of City’s 
Unified Land Development Code. 
 
Hazardous Material Facilities – Acknowledged.  
 
Wellfield Protection – Acknowledged.  
 
SARA Title III – Acknowledged.  
 
Natural Resources Division 
Air Quality – Acknowledged. 
 
Specially Designated Areas – City acknowledges that there is a pending request by a property 
owner to remove Site #66 from the ESL map. The site is subject of an application for an 
Environmental Resource License, that was filed on October 20, 2023, which addresses the wetland 
characteristics of the site. In addition, the property owner has filed an amendment to the Land 
Use Plan Map Series to remove the LAPC designation. Any development of the site will be 
consistent with outcome of those processes and regulations.  
 
Marine and Riverine Resources - Acknowledged. 
 
Climate Resiliency, Adaptation Action Areas, and Priority Planning Areas  - Acknowledged. 
 
NatureScape Program - Acknowledged. 
 
Water Recharge - Acknowledged. 
 
Broward County Parks and Recreation Division 
The City acknowledges that there is a pending request by a property owner to remove Site #66 
from the ESL map. The site is subject of an application for an Environmental Resource License, that 
was filed on October 20, 2023, which addresses the wetland characteristics of the site. In addition, 
the property owner has filed an amendment to the Land Use Plan Map Series to remove the LAPC 
designation. Any development of the site will be consistent with outcome of those processes and 
regulations.  
 
Broward County Transit Division 
City acknowledges and concurs with the transit analysis completed by Broward County. In 
addition, the City’s draft responses to Florida Department of Transportation (FDOT) review 
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comments are being provided for reference and as a courtesy. Please be advised that the City’s 
responses to FDOT are subject to change once finalized. See Attachment A. 
 
Broward County Urban Planning Division  
Analysis of Natural and Historic Resources  

A.   Acknowledge. 
B.1.  Acknowledge. 
B.2   Acknowledge.  
B.3   Acknowledge. 
 

Affordable Housing 
See response provided under the Broward County Housing Finance Division. 

 
Complete Streets 
City acknowledges the policies for Complete Streets as outlined in review comments. See City’s 
responses to FDOT review for more information. Attachment A. 
 
Water Management Division / Public Works 
Acknowledge. 
 
School Board of Broward County 
Acknowledge. 
 
City of Pompano Beach 
The City evaluated using Policy 2.16.4 for residential use; however, there would be properties that 
would not meet the requirements of the policy based on the location of the property not fronting 
major arterial roadways as well as some other design requirements. The vision for the Uptown 
Project Area is to allow redevelopment and new development with residential as part of mixed-
use development supported with multimodal transportation options. 
 
Thank you for taking the time to consider these responses and cooperation during the review 
process. If there are any questions about these responses, please do not hesitate to contact me.  
 
Yours truly,  

 
Jim Hetzel, AICP, Principal Urban Planner 
Development Services Department  
 
cc:   Susan Grant, Acting City Manager 
 Anthony Fajardo, Assistant City Manager 
 Chris Cooper, Director, Development Services 
 Al Battle, Deputy Director, Development Services  
 Ella Parker, Urban Design and Planning Manager 
 Barbara Hall, Greenberg Traurig  
 Nectaria Chakas, Lochrie and Chakas, P.A. 
 Stephanie Toothaker, Esq.  
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Equal Opportunity Employer 

DEVELOPMENT SERVICES DEPARTMENT 
700 NW 19 AVENUE, FORT LAUDERDALE 33311 

TELEPHONE (954) 828-6520 
WWW.FORTLAUDERDALE.GOV Printed On Recycled Paper. 

May 17, 2024 
 
Kent Walia, AICP, CFM 
Planning Supervisor 
Planning and Environmental Management (PLEMO) – Policy and Mobility Planning 
Florida Department of Transportation - District 4 
3400 West Commercial Boulevard 
Fort Lauderdale, FL  33309-3421 
 
Re:  City of Fort Lauderdale Proposed Uptown Land Use Plan Amendment and Map  

FDOT Review Responses (24-01ESR, 24-02ESR, and 24-03 ESR) 
 
Dear Mr. Walia: 
 
The City is providing the following responses to comments received from FDOT regarding 
the review of land use amendments 24-01ESR, 24-02ESR, and 24-03 ESR. This responses are 
being sent in advance as requested in preparation for meeting. 
 
Technical Assistance Comment #1: The amendments do not address the projected 
transportation system levels of service and system needs based upon the future land use 
map and the projected integrated transportation system pursuant to 163.3177 (6)(b)1(d), 
F.S. 
 

Table 3 from the amendment identifies additional land use density and intensity 
maximum limits within the proposed Uptown TOD. However, Table 21 of the amendment 
shows a 0% increase of segment volumes on all roadway links compared to roadway link 
volumes without the Uptown TOD trips. This represents an underestimation of future 
transportation facility impacts resulting in adverse impacts to important state resources 
and facilities. 
 
Technical Assistance Comment Response 1: The City completed an analysis on the 
maximum future development potential permitted by the City’s Future Land Use Map for 
each existing land use designation in the project area. This analysis was based on the 
following: 

1) Existing land area in each of the current land use designations, 
2) Intensity standard of FAR of 2.5 as outlined in the City’s Comprehensive Plan 

for TOD land use designation, 
3) Existing development square footage, 
4) Buildable reduction factor of 50% based upon City’s Unified Land Development 

Code (ULDR) requirements, and 
5) Proposed new LUPA uses. 

 
Assumptions were made for residential and hotel square footage and a buildable 
reduction factor was applied for setbacks, building heights, etc., and resulting in 
approximately 50% buildable area. Pages 5 and 6 of the LUPA submittal has Table 3 which 
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contains the total LUPA program, including existing development and proposed future 
development. When compared to Table 5, which analyzed the maximum development 
based on floor area ratio (FAR) intensity standard of 2.5 from the City’s Comprehensive 
Plan, the results are extremely less development could potentially be built under the 
Comprehensive Plan if a FAR of 2.5 was used and concludes that the proposed LUPA is 
less intense than permitted by the City’s Comprehensive Plan. 
 
The uses being proposed for the land use change represent a decrease in trips in 
comparison to what could currently be developed within the Uptown TOD and do not 
represent an increase in density or intensity limits. Therefore, there is no increase in the 
long range segment volumes projected in 2045. The Southeast Regional Planning Model 
(SERPM) already considers the impacts of the maximum allowable development intensity 
in the 2045 volume projections. Therefore, no further analysis or traffic mitigation is 
appropriate at this point. As projects apply for site plan approval with the City, these 
projects will be required to submit site-specific traffic studies to consider traffic impacts 
and propose traffic mitigation at that time. 
 
Technical Assistance Comment #2: The amendments do not identify how the local 
government will correct existing facility deficiencies, meet the identified needs of the 
projected transportation system, and advance the purpose of this paragraph and the 
other elements of the comprehensive plan pursuant to 163.3177(6)(b)1€, F.S. 
 

A transit-oriented district relies on a well-connected network of low traffic stress 
multimodal facilities to maximize convenient access to and utilization of transit facilities 
and services. There was limited information provided in the amendment to demonstrate 
at what level these transit oriented development characteristics exist in the proposed 
Uptown TOD to help offset adverse impacts identified by the City and FDOT data and 
analyses. 
 
Technical Assistance Comment Response 2: In 2019 the City of Fort Lauderdale adopted 
the Uptown Urban Village Master plan, this master plan establishes a shared community 
vision for the uptown urban village to create a thriving, transit-supportive, mixed-use 
district by identifying overall themes and planning principles; and developing a 
conceptual master plan and specific form-based design elements. Below is a link to the 
masterplan for reference: 
https://www.fortlauderdale.gov/home/showpublisheddocument/42021/6371105485538
70000  
 
Map 4.7 of the Uptown Urban Village Masterplan identifies a future roadway network for 
the Uptown Urban Village that contains a mix of existing and proposed streets to improve 
connectivity and create new blocks for development. These street improvements will be 
implemented over time as new development occurs and will require individual property 
owners to dedicate land and construct improvements where required. The street 
hierarchy is divided into Primary, Secondary, and Tertiary streets. 
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Section 4.6 of the Uptown Urban Village Masterplan identifies Traffic calming 
improvements on N Andrews Avenue in the form of roundabouts, bike lanes, midblock 
crossings at NE 1st Avenue and NW 66th Street, landscaping, and textured and color 
pavement at intersection/pedestrian crossings. 
 
The proposed bicycle/pedestrian network consists of a greenway system, bike lanes, 
sidewalks, and crosswalks to unify the Uptown Urban Village as a destination and 
encourage more walking and biking throughout the area. These bicycle pedestrian 
improvements will be implemented over time as new development occurs and will 
require individual property owners to dedicate land and construct improvements where 
required. Landscape buffers will separate pedestrians from moving vehicles and provide 
shade. 
 
A Bicycle/pedestrian greenway is proposed to be located along the C-14 Canal, railroad 
right-of-way, abandoned rights-of-way, and connecting to corporate centers, pocket 
parks, and the Cypress Creek Tri-Rail station. The proposed greenway segment along the 
C-14 will connect to the Phase One Broward County Greenway System and will include 
a multi-use trail that is at least 10 feet in width, shaded rest areas, exercise equipment, 
site furnishings, bicycle racks, and drinking fountains. 
 
New development shall be required to upgrade the existing transit stop to include 
amenities that include bus shelters, bicycle parking and trash receptacles. 
 
Technical Assistance Comment #3: The City did not consult with the FDOT for these 
particular plan amendments that affect the Strategic Intermodal System (SIS) consistent 
with Section 163.3180(5)(h)1.a, F.S. 
 

Any such consultation would have informed the City that the Department has identified 
important state resources and facilities that will be adversely impacted in the future if the 
amendments are adopted. 
 
This consultation should normally include the applicant and their traffic consultant and 
involve a discussion of the traffic methodology to be used for plan amendment traffic 
analyses. FDOT does not concur with the conclusions of the traffic study provided by the 
City. 
 
Technical Assistance Comment Response 3: The uses being proposed for the land use 
change represent a decrease in trips in comparison to what could currently be 
developed within the Uptown TOD. Therefore, there is no increase in segment volumes. 
The Southeast Regional Planning Model (SERPM) already considers the impacts of the 
maximum allowable development intensity in future volume projections. Therefore, no 
further analysis or traffic mitigation is appropriate at this point. As projects apply for site 
plan approval with the City, these projects will be required to submit site-specific traffic 
studies to consider traffic impacts and any impacts to the Strategic Intermodal System. 
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Technical Assistance Comment #4: Traffic analyses submitted for the land use changes 
proposed in Tables 17 through 22, project that the land use changes forecast to add 
135,218 net new external daily trips (Table 22, 24-01ESR). Further, the City states that given 
that the existing land use designations allow  for 177,152 net new external daily trips  with 
existing future land use entitlements, the LUPA trips differential would result in a reduction 
of 41,934 net new external daily trips. The resulting City conclusion is the land use 
amendments are not projected to adversely affect the transportation system. This 
assumption appears to be an impossibility based on the FDOT Technical Assistance 
Comment #1.  
 

The submitted traffic analysis uses a concurrency-based traffic methodology that is 
typically used to address impact fees, traffic improvements, and other obligations that 
are the responsibility of private applicants. This approach over time can cause 
piecemeal assessments of transportation impacts for concurrency and impact fee 
purposes and may not address the statutorily required analysis necessary to capture the 
larger scale and longer-term transportation facility needs associated with amendments 
to the Future Land Use Map and the Comprehensive Plan. 
 

Technical Assistance Comment Response 4: Consistent with Land Use Plan Amendment 
Methodology used in Broward County, the maximum plan of development under the 
proposed Future Land Use was compared with the maximum allowable development 
under the existing land use designations. The uses being proposed for the land use 
change represent a decrease in trips in comparison to what could currently be 
developed within the Uptown TOD. Therefore, there is no increase in segment volumes. 
The Southeast Regional Planning Model (SERPM) already considers the impacts of the 
maximum allowable development intensity in the 2045 future volume projections. 
Therefore, no further analysis or traffic mitigation is appropriate at this point. As projects 
apply for site plan approval with the City, these projects will be required to submit site-
specific traffic studies to consider traffic impacts and propose traffic mitigation at that 
time. 
 
Look forward to meeting and discussing the comments. The City appreciates FDOT staff 
in taking the time to meet.  
 
Yours truly,  

 
Jim Hetzel, AICP, Principal Urban Planner 
Development Services Department  
 
cc:  Benhamin Restrepo 
 Barbara Hall 
 Nectaria Chakas 
 Stephanie Guerra 
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DEVELOPMENT SERVICES DEPARTMENT 
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December 20, 2024 
 
Larry Hymowitz  
Planning Specialist 
Planning and Environmental Management (PLEMO) – Policy and Mobility Planning 
Florida Department of Transportation - District 4 
3400 West Commercial Boulevard 
Fort Lauderdale, FL  33309-3421 
 
Re:  City of Fort Lauderdale Proposed Uptown Land Use Plan Amendment and Map  

FDOT 2nd Review Responses (24-01ESR, 24-02ESR, and 24-03 ESR) 
 
Dear Mr. Hymowitz: 
 
This letter provides responses to FDOT’s second review provided via email on November 4, 2024, 
on the land use amendment application referenced above. Attached is the revise traffic analysis 
that corresponds to the responses herein.  
 
1. Trip Generation, Table 1 (PDF pages 8 and 85): 

• Please include Land Use Codes (LUCs) for all existing land uses. 
• For consistency, please calculate the internal capture reduction for the existing land uses. 
• Please correct the Office land use input for the PM Peak Hour on the internal capture 

sheet. 
 

Response: The Land Use Codes and internal capture for the existing land uses have been 
added to the revised table. Additionally, the Office Land Use input for the PM peak hour 
internal capture has been corrected. 
 
 

2. Trip Assignment, Figure 2 (PDF page 10): 
• Trip distribution percentages based solely on AADT percentages are not acceptable, 

especially given the proximity and direct access to I-95. 
• Consistent with the recommended methodology, initial distributions should be based on 

the adopted travel demand model, incorporating updated zonal data. Please revise. 
• Please show the Radius of Development Influence (RDI) on the map, to ensure all the 

impacted roadway segments are evaluated. 
 

Response: Per email correspondence with FDOT on December 10th and December 12th, the 
trip distributions have been revised to be consistent with land uses in the area and reflect a 
greater assignment on I-95. The revised report now contains Figure 2, which illustrates the 
project’s analysis radius and Figure 3, which illustrates the new distribution utilized in the 
analysis. 

 
3. Long-Range (Year 2045) (PDF page 12): Consistent with the recommended methodology (in 

the July 17th email), the Future No-Build 2045 volumes should be based on the comparison of 
the Broward MPO's Roadway Capacity and Level of Service (LOS) Analysis and the 0.5% 
annual growth for reasonableness. Please refer to the Level of Service Spreadsheet – 2020.  

 

Response: The new Table 2 has been added to show the comparison of the Broward County 
MPO’s 2045 Model Volumes and the calculated No Build 2045 volumes utilizing the 0.5% annual 
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growth rate. As shown in this table, the 2045 model volumes account for substantially more 
growth and development than is currently calculated based on the growth rate and 
committed developments. Our understanding is that the Broward MPO’s long range model 
considers the potential development allowed within certain Traffic Analysis Zones (TAZ’s) 
based on the future land use and zoning designations within those TAZ’s. These model volumes 
include the maximum development potential allowed under the Uptown LUPA’s existing 
Future Land Use designations, which have the potential to generate more trips than the 
proposed Future Land Use designations. 

 
4. Analysis (Tables 2 to 7) PDF pages 15 to 18): 

• Please confirm if auxiliary lanes are included in the mainline analysis. If not, please revise 
accordingly. 

• The peak hour volumes for I-95 should be 8% (not 9%) of the daily volumes unless otherwise 
justified. Please revise. 

• Please analyze all state roadway segments within the RDI. Examples include SR-9/I-95 On-
Ramp from Cypress Creek Road, from Andrews Avenue to SB SR-9/I-95, and segments of 
Atlantic Boulevard. 

• Please correct the lane configuration for the SR-9/I-95 northbound Off-Ramp to EB Cypress 
Creek Road to one lane, as the left lane of the ramp leads to the Park-n-Ride parking lot. 

• Please confirm the source for the daily LOS D thresholds for the ramps, as assuming peak 
hour volumes for a full 24-hour period is unreasonable. 

• Consider removing Table 3, as it presents an unrealistic scenario for Year 2023 with the 
Uptown Urban Village buildout. 

• Please correct the title of Table 7. 
• Please update all analyses based on the revised project traffic distributions. 

 

Response: The analysis tables have been revised to reflect the following: 
• The mainline analysis has been revised to include the additional capacity added by 

auxiliary lanes.  
• Peak hour volumes for I-95 have been revised to be 8% of the daily volumes. T 
• he additional roadway segments have been added to the analysis to reflect the project 

radius.  
• The lane configuration for the SR-9/I-95 off ramp to EB Cypress Creek Road has been 

corrected. 
• The daily LOS D thresholds for the ramps have been revised to reflect 10 times the peak 

hour capacities. 
• Table 3 showing the Existing Build scenario has been removed. 
• The Title of Table 7 has been corrected. 
• All subsequent analyses have been revised to reflect the updated trip generation table 

and the revised project traffic distribution. 
 

5. State and County Improvement Projects (PDF page 22): Please update the funding allocation 
for the Mobility Hub at Cypress Creek based on the latest Broward MPO’s TIP for FY 2024-2028. 
 

Response: Once the LUPA has been adopted, the City will coordinate with FDOT to discuss 
funding allocations and initiatives based on the LUPA. 

 
6. Conclusion (PDF page 26): Please update once the revised analysis is completed. 
 

Response: The conclusion has been updated to reflect the revised analysis. 
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The City recognizes that Transit Oriented Development land use designation (Activity Center 
designation for County Plan) must contain multimodal transportation options to support a mix of 
uses with an emphasis on pedestrian connectivity, mass transit, and a reduction in auto-
dependent uses and travel. Upon adoption by the City Commission, staff will introduce the 
concept of an Uptown Community Investment Plan (CIP) to fund multimodal improvements in the 
area and indicated that such CIP item will be presented to the City Commission at a future date. 
Furthermore, the City will  partner with FDOT on projects and potential funding opportunities to 
implement the Uptown Mobility Concept plan.  
 
The City appreciates the time and attention regarding the Uptown LUPA application.   
 
Yours truly,  
 

 
 
Jim Hetzel, AICP, Acting Urban Design and Planning Manager 
Development Services Department  
 
 
 
cc:   Susan Grant, Acting City Manager 
 Chris Cooper, AICP, Acting Assistant City Manager 
 Al Battle, Acting Director, Development Services 
 Ella Parker, AICP, Acting Deputy Director, Development Services 

Benjamin Restrepo, P.E., City Engineer 
Barbara Blake Boy, Executive Director, Broward County Planning Council    

 Stephanie Guerra, Kimley-Horn and Associates  
 Barbara Hall, Greenberg Traurig  
 Nectaria Chakas, Lochrie and Chakas, P.A. 
 Stephanie Toothaker, Esq.  
  
 
Attachment: Updated Traffic Study  
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