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A. INTRODUCTION 

1. Property Description 

Pembroke 2 Owner, LLC and Pembroke 145 Office LLC (collectively “Applicant”) 
own approximately 25 acres comprised of the south approximately 6 +/-acres of the 
Duke Pembroke A Plat and all of the land in the Duke Pembroke B (the “Property”).  
See EXHIBIT A.  The Property is located north of Pembroke Road on the west 
side of SW 145 Avenue in the City of Pembroke Pines (the “City”).  The Property 
was formerly part of the Pembroke Pointe PCD which was approved for a suburban 
style office campus development.  One (1) office building is developed on the 
Property. 

2. Purpose and Intent 

The intent of these MXD Design Guidelines (“Design Guidelines”) is to establish 
the permitted uses and define the development standards and community 
appearance guidelines that will be implemented throughout the mixed use 
development.  The Design Guidelines will identify those design elements that will 
be incorporated in the Edison Pembroke to maximize the connectivity to the 
adjacent developments north and south of the Property and those along the SW 145 
Avenue mixed use corridor.  One of the primary goals of these Design Guidelines 
is to create a pedestrian-friendly environment that encourages walking between 
uses on the Property and to those uses along the mixed use corridor.   

The Applicant is requesting a rezoning to MXD in order to facilitate an office, hotel 
and residential mixed use development.  The development is designed with strong 
pedestrian connectivity to the uses within the MXD and also those along the 145th 
Avenue mixed use corridor.  The design will create a pedestrian-friendly 
development in a live-work-play-learn environment.  The residential component 
will help to improve occupancies and provide additional patrons for the surrounding 
commercial and office park uses.  Edison Pembroke will provide an excellent 
location for residents who prefer to live in close proximity to jobs, shopping, 
education, recreation, transit and the regional roadway network to reduce 
automobile trips and reduce greenhouse gas emissions.   

The Applicant intends to create a mixed use development that will support the 
City’s Green Plan by incorporating a variety of Green building elements that will 
increase the sustainability of the development and improve the quality of life for 
City residents.  The strong pedestrian connections to complementary land uses will 
greatly reduce transportation costs for residents, students and employees because 
they will be less dependent on motorized vehicles to access goods, services, 
education and jobs. Another sustainable element of Edison Pembroke is a smaller 
building footprint resulting in less land consumed than would be needed for a 
typical suburban-style development.  Edison Pembroke will also provide the 
infrastructure and hardware for electric vehicles and areas for parking bicycles.  A 
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bus stop is currently located adjacent to the Property on SW 145 Avenue.  The 
Applicant is supportive of the City’s transit shuttle route being expanded south 
along the 145 Avenue corridor and will cooperate with the City to and identify a 
convenient location for a shuttle stop on the Property.  Other green building 
elements will be incorporated into the building design as described in this 
application. 

3. Development Plan 

One office building is constructed on the Property and a second office building was 
granted site plan approval.  As the City nears buildout but continues to face the 
pressures of continued population growth, it must find ways to accommodate 
residential development at higher densities in a responsible manner.  The existing 
development pattern along the SW 145 Avenue corridor includes a commercial 
lifestyle center, apartments, a Class A office complex, the FBI headquarters and a 
concentration of higher education facilities.  The SW 145 Avenue mixed use 
corridor is an ideal location to add residential and hotel uses to reinforce the mixed 
use character of the corridor.  Exhibit B reflects the location of these uses in the 
SW 145 Avenue corridor.   

The Edison Pembroke development plan will be implemented in two (2) phases.   
Exhibit C depicts the Conceptual Master Plan and Phasing Plan for the 
development.  Phase 1 includes the existing Edison office building, a second office 
building immediately south of that office building, two smaller buildings between 
the primary office buildings for office and ancillary amenity space, ancillary 
parking structure, and 350 dwelling units.  The existing parking field located north 
of the existing Edison office building will remain in its current configuration until 
Phase 2 is constructed.  Phase 2 includes 125 hotel rooms, a bank, additional office 
use and ancillary parking structure.  No development parcels in the MXD are 
considered to be outparcels.  These phases are summarized below. 

PHASING PLAN 

Phase 1 330,000 sq. ft. office 
12,000 sq. ft. office/ancillary amenity 
space 
350 dwelling units 

Phase 2 125 hotel rooms 
30,000 sq. ft. office 
5,000 sq. ft. bank, with drive through 

 

All residential uses will be designed in conformance with the Residential Multi-
Family (R-MF) zoning district regulations and nonresidential uses will be designed 
in conformance with the B-3 zoning unless otherwise noted in these Design 
Guidelines.   
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B. OVERALL DEVELOPMENT DESIGN GUIDELINES 

The MXD Design Guidelines for the Edison Pembroke development will provide 
for an attractive mixed-use development that supports the goals of the MXD zoning 
district and the City’s Green Plan.  The conceptual master plan is provided as 
EXHIBIT C that depicts the overall Edison development.  The actual configuration 
of structures, landscaping and amenities will be determined at the time of site plan 
approval consistent with these Design Guidelines.   

(1) Pedestrian Movement and Safety 

One of the underlying design elements of Edison Pembroke development is 
a safe and pleasant pedestrian environment on the Property with 
connections to the adjacent developments to encourage walking and 
discourage the use of automobiles.  A conceptual pedestrian mobility plan 
is provided as EXHIBIT D.  A combination of textured pavers, oversized 
sidewalks and landscaping will be provided throughout the Property to 
create a safe and friendly pedestrian environment.  Walkways will connect 
all use areas on the Property and will also connect to adjacent uses in the 
Pembroke Pointe development.  Pedestrian connections will be provided to 
the existing public sidewalk along SW 145th Avenue for connectivity to 
other uses in the area such as The Shops at Pembroke Gardens, hotels and 
office buildings.  A walking trail will be provided along the south and west 
sides of the Property that will connect to the existing path on the Pembroke 
Pointe development.  Exercise stations will be provided along the walking 
trail.  

(2) Architectural Style. 

Buildings in this development are designed to be compatible with the scale 
and architectural themes of the adjacent uses and also to provide an iconic 
elegant style of architecture which is born from the site and transforms on 
its own through the façade. The modern style and updated features bring 
this structure to life and create a timeless and iconic building for the city of 
Pembroke Pines. The building provides an approachable ground level 
design with patios and activated features that conform to today’s lifestyle. 
The final elevations will be determined at the time of site plan approval. 

(3) Height  

The maximum building height shall be 80 feet.  This height is less than the 
prior PCD zoning height limitation and is compatible with other 
nonresidential buildings along the 145th corridor that are adjacent to I-75. 
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(4) Colors  

A neutral color scheme is proposed for the principal structures.  The final 
colors will be determined at the time of site plan approval and will be 
consistent with those used on the existing Edison office building.   

(5) Maximum Residential Density 

The maximum allowable residential density shall be in conformance with 
the density allowed by the City of Pembroke Pines Future Land Use Plan 
Map. 

(6) Maximum Floor Area Ration for Nonresidential Uses 

The maximum floor area ratio for nonresidential uses constructed on the 
area designated Office Park on the City of Pembroke Pines Future Land Use 
Plan Map shall be 1.0. 

(7) Parking/Loading 

The parking spaces on the Property including surface parking and structured 
parking.  A parking structure will be constructed in each phase of 
development.  The Phase 1 parking garage will be constructed as an integral 
part of the residential component of the development.  The exact number of 
spaces provided in the parking structure and in the surface parking areas 
will be determined at the time of site plan approval based on the parking 
ratios provided below.  Spaces in the Phase 1 garage will not be reserved 
but will be available for the residential and adjacent office building.  The 
second parking garage will be constructed as part of Phase 2 of the 
development. Up to 5% of new parking areas may be compact spaces.  
Wayfinding signs will be provided to guide visitors to parking areas that 
may not be located at the very front of the buildings.   

Electric vehicle charging hardware for twelve (12) vehicles will be provided 
in the MXD.   Conduit for additional stations will be provided with 
development so that vehicle charging hardware may be added easily as 
demand increases.  A secured bicycle parking area will be provided in the 
residential building at the ground floor.  Surface bicycle parking racks will 
also be provided throughout the development.   

A minimum of two (2) loading areas for the residential building will be 
provided that are 10’ wide by 25’ deep and 14’ clear vertical clearance.  One 
(1) loading space 16’ wide and 50’ deep located behind the office buildings 
will be shared by the two office buildings.  In addition, deliveries can occur 
in the drop-off areas in front of the office buildings.  None of the loading 
spaces will interfere with the safety of pedestrians. 
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(8) Internal Building Setbacks 

In order to create a unified mixed-use development that meets the purpose 
of these Design Guidelines, all setbacks are measured from the perimeter of 
the MXD Property.  
 

(9) Landscape Concepts 

The landscape plan creates a cohesive design for the Edison development.  
The landscape design combines the use of native and sustainable plant 
material to create a very livable residential environment. The combination 
of drought tolerant subtropical species will be grouped throughout the site 
to provide an environment that is very livable, aesthetically pleasing and 
water conserving. 

The landscape design meets the certification requirements of the University 
of Florida Florida-Friendly Landscaping Program. 

(10) Open Space 

A variety of open space areas are provided within the development for the 
functional use and enjoyment of the residents and employees.  A pedestrian 
circulation system provides good connectivity throughout the site.  A 
walking trail along the west and south sides of Property connects to a similar 
walking trail on the Pembroke Pointe development.  Exercise stations will 
be provided along the walking trail.  This complete pedestrian circulation 
system provides walking and exercise opportunities for the residents and 
employees.   

For the residential component, two (2) amenity courtyards provide a 
swimming pool, sun lounging areas, gaming areas, grilling area and dining 
areas and areas for group activities. A covered pavilion and overhead 
structures are provided for shade.  Balconies and terraces are included in the 
building design to provide additional outdoor living space.  Lush 
landscaping is provided throughout the Property to create enjoyable open 
spaces for residents and visitors.   The open space areas for Edison 
Pembroke are depicted on EXHIBIT E. 

Section 155.653 (B) requires 10% open space in MXD or in this case a total 
of approximately two and one half (2.5) acres of open space areas 
throughout the development.  The open space program depicted in 
EXHIBIT E reflects approximately 7+/- acres of the MXD.   

(11) Signage  

The Applicant will submit a master sign plan for the development prior to 
constructing any new signs in the development.  Signage shall not conflict 
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with any traffic control signs or be misleading, confusing or hazardous.  
Similar colors and fonts will be utilized on all signage to complement the 
building design.   

(12) Bufferyards 

No internal landscape buffers are required between buildings or adjacent to 
interior parcel lines.  A 10’ landscaped bufferyard is required along the 
external perimeter of the property lines of the MXD except in the location 
of drive aisles and pedestrian ways.     

(13) Complementary Uses 

The MXD includes two (2) uses that are complementary: office and 
residential.   No big box retail uses are permitted. 

C. RESIDENTIAL DESIGN STANDARDS 

The Residential Multi-Family (R-MF) zoning district is the conventional zoning district 
that is most closely aligned with the proposed apartment use.  The residential design 
standards that are applicable to a residential apartment development in the R-MF district 
are found in Section 155.426 of the City Land Development Code.  The residential 
component of Edison Pembroke shall comply with those standards in Section 155.426 
unless a site specific design standard is provided below. 

(1) Community Amenities 

In order to create a Class A rental apartment in South Florida the 
development must include high quality programs and design.  Examples of 
amenities that may be included in the Edison Pembroke development are 
provided below.   

 Grand lobby entry 
 Clubhouse/multi-purpose area 
 Co-work lounge/business center 
 Mail and package room 
 State of the art fitness center 
 Group fitness room, stretching area, virtual/on demand fitness area 
 Gaming areas/rooms 
 Resort style pool 
 Pool cabanas and lounge chair seating 
 Passive garden areas 
 Outdoor pavilion 
 Grilling area 
 Dog park/run 
 Community walking/jogging/exercise path 
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 Electric vehicle charging stations 
 

The location of the Property also provides a number of benefits for the 
residents including the following: 

 Proximity to City shuttle and County Express buses.  See Exhibit F 
 Bus stop on SW 145 Avenue adjacent to the MXD 
 Proximity to I-75 and regional roadway network 
 Proximity to employment opportunities such as adjacent Class A 

Pembroke Pointe office complex and FBI headquarters 
 Proximity to higher educational opportunities along the 145th 

corridor. 
 Proximity to The Shops at Pembroke Gardens 
 Proximity to regional recreation facilities at CB Smith Park and 

Miramar Regional Park. 
 

(2) Building Design Features 

Edison Pembroke will include a number of building features that will create 
a Class A apartment development including the following:  

 Balconies for each unit above the ground floor 
 Onsite leasing and management office 
 Secured entrances to buildings 
 Access to garbage chutes on each floor 
 Direct access to parking garage at each floor 
 Air conditioned corridors with elevator access to each residential floor 
 Ground floor units will have direct access from porches/stoops to 

exterior sidewalks 
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 Table 1 – Residential Site Specific Design Standards  

Minimum Unit Size  750 square feet under air 

Minimum Lot Size 7  gross acres 

Maximum Density 46.1 dwelling unit  per gross acre of land 
designated for residential use on the City land 
use plan 

Maximum Building Coverage 36% of residential parcel 

Signage According to Master Sign Plan 

Loading 2 spaces – 10’ x 25’ 

Minimum Open Space1 35% 

1See Open Space Section of these Design Guidelines for areas included in this 
calculation.  

D. NON RESIDENTIAL DESIGN STANDARDS 

Table 2 – Nonresidential Site Specific Design Standards 

Minimum Floor Area for Hotel Room   150 square feet  

Minimum Lot Size  15,000 square feet 

Minimum Lot Width or Frontage 150 feet 

Minimum Lot Depth 100 feet 

Maximum Height 7 stories/80 feet 

Minimum Open Space 1 10% 

Floor Area Ratio (nonresidential uses only) 1.0 based on buildings constructed on that part 
of the MXD designated Office Park on the City 
Land Use Plan 

Loading Phase 1: 1 space 16’ x 50’  

Phase 2: To be determined at the time of site 
plan approval.   

1See Open Space Section of these Design Guidelines for areas included in this 
calculation.  
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E. OVERALL DESIGN STANDARDS 

Table 3 –Overall Site Specific Design Standards 

General Office, Medical Office and 
Professional Services Parking 

3.0 spaces per 1,000 square feet 

Bank Parking 3.5 spaces per 1,000 square feet 

Hotel Limited Service Parking 1 space per room 

Hotel Full Service Parking 1.25 spaces per room 

Residential Parking 2.0 spaces per dwelling unit, including guest 
spaces 
 

Maximum Height 7 stories/80 feet 

Minimum Setback Between buildings and 
from interior lot lines 

0 feet or as required by Florida Building Code 

Standard Parking Space Dimensions 9’x19’ including a wheel stop 3 feet from curb 
or edge of pavement. 

9’x16’ with additional 3 foot overhang using a 
“D” curb and no wheel stops.  

Compact Parking Space Dimensions 8’x19’ including a wheel stop 3 feet from curb 
or edge of pavement. 

8’x16’ with additional 3 foot overhang using a 
“D” curb and no wheel stops.  

Bicycle Parking Bicycle racks to accommodate no fewer than 
20 bicycles 

EV Charging Outlets  Hardware provided for twelve (12) or more 
vehicles.  Conduit provided for twelve (12) 
future EV chargers.    

Maximum Building Coverage 35%  

Recreational Vehicle Storage Not permitted  

Signage According to Master Sign Plan as may be 
revised by the Planning and Zoning Board.   

Lighting All new lighting shall be 4k LED lighting with 
allowance for matching existing lighting where 
appropriate.   

Bufferyards  10’ landscaped bufferyard around 
the perimeter of the Property 
except in locations where 
driveways or pedestrian ways are 
provided  

Setback1 North 30’ 
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 East 65’ 
 South 30’ 
 West 30’ 
   
Minimum Sidewalk Width 4’  

Minimum Open Space2 31%  

Impervious Area including vehicular use 
areas, sidewalks, hardscape 

45%  

1All setbacks are measured from the exterior perimeter for the MXD.  No internal setbacks 
are required.  All setback requirements are defined by the cardinal directions, not by the definitions 
in the Land Development Code.   

2See Open Space Section of these Design Guidelines for areas included in this calculation.  

F. SUSTAINABLE DEVELOPMENT PRACTICES 

The City, like most others in South Florida, is faced with the challenge of accommodating 
further population growth in a way that protects natural resources to the greatest extent 
possible for future generations.  The Applicant will support the City’s Green Plan by 
constructing a sustainable development that will enhance the quality of life for its current 
and future residents.  The Applicant will retain the necessary consultants to ensure that 
green building elements are included in the development.  The exact green building 
elements that will support the City’s Green Plan will be determined at the site of site plan 
approval through a Sustainability Statement.  Some of these that will be included are 
described below.  

Currently the Property is cleared and void of any natural resources.  The Pembroke Pointe 
PCD master plan identified the Property as a parking field. The proposed landscape plan 
will provide a dramatic improvement for the natural environment as well as the surrounding 
built environment.  The landscape plan for the development exceeds the City Code 
requirements for native plant material that will provide food sources needed to attract 
wildlife such as bees, birds and butterflies.  In addition, these native plants and the highly 
drought tolerant plant materials will conserve water and protect water quality.  A 
walking/exercise trail will be provided along the south and west sides of the property and 
will connect to the walking trail that is built in the Pembroke Pointe development.  

A number of features of the development will help to reduce carbon dioxide levels and 
improve air quality.  Edison Pembroke will create a pedestrian and bike friendly 
environment to help reduce the number of automobile trips made by residents.  The 
compact foot-print of the building puts all the residents in close walking distance to the 
adjacent complementary uses.  Bicycle parking will be provided to encourage the use of 
bicycles for recreation and also as an alternative to automobiles for short trips.  Residents 
and employees of Edison Pembroke will have easy access to the City transit shuttle that 
serves The Shops at Pembroke Gardens and other areas of the City.  See Exhibit F.  Finally, 
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electric vehicle charging stations will be provided on the Property. All of these elements 
will help to reduce carbon dioxide levels and improve air quality in the City.   

A number of features will be included inside and outside the buildings to promote water 
conservation.  In addition to native and draught tolerant landscape materials which require 
less irrigation, the irrigation system will include high efficiency spray heads.  Low-flow 
plumbing fixtures will be installed in the units to reduce water usage.  The exact list of 
green building features will be included in a Sustainability Statement for each site plan 
approval.   

G. OPERATIONS 

1. MAINTENANCE PLAN 

In order to maintain the value of the investment in the Property and ensure that the proposed 
development is an asset to the City, the Applicant shall provide for ongoing maintenance 
of the structures, amenities and all common areas in the development including but not 
limited to, parking, sidewalks, public plazas, landscaping, amenitites, walking trail, 
exercise stations, and building facades.  The Applicant shall employ a fulltime on-site 
maintenance staff to provide for daily routine maintenance including removal of garbage 
and or debris not placed in appropriate receptacles.  In addition the Applicant shall contract 
with a landscape maintenance company to provide for routine maintenance and 
replacement of any landscape materials shown in the approved landscape plan.  Finally, 
the Applicant shall maintain and inspect the building façades, amenities and all structures 
in accordance with industry standards.  Any successors in interest to the Applicant shall 
continue this maintenance plan.  Prior to obtaining a building permit for the Property, the 
Applicant shall enter into a unity control document or other document acceptable to the 
City that requires the Applicant, its successors and assigns, to maintain all common 
elements of Edison Pembroke site plan and the Applicant’s adjacent property, including 
but not limited to joint access, shared parking, sidewalks, walking trail, exercise stations 
and landscaped areas.  The landscape maintenance plan is further described in Exhibit G. 

2. TENANT EVALUATION 

All residential applicants will be required to complete a tenant residency application.  The 
on-site management will screen each applicant including a background check, financial 
credit history, registered sex offender search, landlord background check, and other 
applicable review prior to accepting a lease agreement.  All leases will be for a minimum 
term of 6 (six) months. 
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EXHIBIT A 
 

SURVEY 
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EXHIBIT B 
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EXHIBIT C 

 
Conceptual Master Plan and Phasing Plan  
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EXHIBIT D 

 
Conceptual Pedestrian Mobility Plan 
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EXHIBIT E 

 
Conceptual Open Space Plan  
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EXHIBIT F 
 

MASS TRANSIT SERVICES 
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EXHIBIT G 

 
Landscape Maintenance Plan 

 
I. General Maintenance Requirements and Recommendations: 
The purpose of a plan for the landscape improvements maintenance practices is to allow the plant 
material on your project to thrive in a safe and vigorous manner while fulfilling their intended 
purpose and conserving our natural resources. Plantings and all other landscape improvements 
shall be maintained to avoid potential roadway hazards and to provide required clear visibility, 
accessibility, clearance, and setbacks as required by Broward County Highway Construction & 
Engineering Division. The initial portion of the Maintenance Plan describes general maintenance 
requirements and recommendations. The concluding section provides recommendations prepared 
by the Registered Landscape Architect of Record specific to the approved plans.   
  
Watering Requirements: 
Watering is a critical concern for not only the maintenance of healthy plant material but also for 
observing water conservation practices. The amount of water to apply at any one time varies with 
the weather, drainage conditions and water holding capacity of the soil. For plant materials that 
have been established, it is imperative that any mandated water restrictions be fully conformed to 
on county roadways. 
  
Proper watering techniques should provide even and thorough water dispersal to wet the entire 
root zone, but not saturate the soil or over-spray onto travel lanes.  
 
Irrigation System: 
The system shall provide 100% head to head coverage. The maintaining agency shall ensure there 
are no roadway overspray or irrigation activities during daytime hours (most notably “rush hour” 
traffic periods). It is imperative the irrigation controller is properly set to run early enough that the 
watering process will be entirely completed before high traffic periods, while adhering to 
mandated water restrictions. To ensure water conservation, the Agency shall monitor the system 
for water leaks and the rain sensors to ensure they are functioning properly so that the system shuts 
down when there is sufficient rainfall. Any major leaks or broken heads shall be repaired or 
replaced immediately after discovery, and all repairs to pipes and valves shall comply with the 
same material and workmanship requirements in the approved irrigation plans.   
 
Integrated Plant Management: 
An assessment of each planting area’s soil is recommended to periodically determine the nutrient 
levels needed to sustain healthy, vigorous plant growth. 
 
Palms, shrubs, trees and turf areas shall be fertilized in such a manner and frequency to ensure that 
the plant material remains healthy and vigorously growing. An all-purpose “Slow Release” 
fertilizer is highly recommended with the nutrient ratio of “8 – 2 – 12 + 4Mg with micronutrients”, 
and is to be applied to lawn areas, shrubs, trees, and palms. 
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The application of fertilizer shall be evenly applied in the spring and fall of each year, at the rate 
of 1.5 lbs. per 100 square feet of landscape area. 
 
Mulching: 
Mulch planting beds in such a manner as to prevent weed growth, retain moisture to the plants, 
protect against soil erosion and nutrient loss, maintain a more uniform soil temperature, and 
improve the appearance of the planting beds. Avoid mulch mounded up on the trunks of trees, 
palms, and the base of shrubs to encourage air movement in this area which aids in lowering 
disease susceptibility. Mulch shall be non-native, grade B or better and maintained at 3 inch 
thickness, 18 inches in width between the shrubs and turf, and 3 feet in width between the trunk 
of trees and palms and turf.  
 
Pruning: 
All pruning, and the associated safety criteria, shall be performed according to American National 
Standard Institute (ANSI) A300 standards and shall be supervised by an International Society of 
Arboriculture (ISA) Certified Arborist. Pruning shall be carried out with the health and natural 
growth of plant materials in mind,  to specific pruning heights maintaining clear visibility for 
motorists, and provide vertical clearance for pedestrian, bicyclist, and truck traffic where 
applicable. Visibility windows must be maintained free of view obstructions, and all trees and 
palms must be maintained to prevent potential roadway and pedestrian hazards, all palms are to be 
kept fruit free. The specific pruning heights are determined by understanding the designer’s intent 
when selecting and placing the plants.  The intended mature maintained height and spread of plants 
are noted on the plans. The understory plant materials selected for use within the restricted planting 
areas (Limits of Clear Sight) are to be maintained at a height in compliance with FDOT Design 
Standards Index 546; Page 6 of 6, Window Detail.  
   
Staking and Guying: 
All staking materials, except for replacements, are to be removed by the completion of warranty 
period or at one year (whichever comes first). The maintaining Agency shall closely monitor 
staking and guying attachment materials so that they are securely fastened to avoid potential 
roadway hazards.    
 
Turf Mowing: 
All grassed areas are to be mowed and trimmed with sufficient frequency to maintain a deep, 
healthy root system while providing a neat and clean appearance to the urban landscape. All turf 
efforts, mowing, curb/sidewalk edging and turf condition, must at a minimum, meet Broward 
County Construction & Engineering Division standards. 
 
Litter Control: 
The project site shall remain as litter free as practicable. It is recommended to recycle this litter to 
avoid unnecessary waste by its reuse. Litter removal efforts must meet Broward County 
Construction & Engineering Division Maintenance standards. 
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Weeding/Herbicide: 
All planting areas shall be maintained as weed free as practicable by enlisting integrated pest 
management practices in areas specified on the plans and maintaining proper mulch levels. 
Extreme care is recommended if using a chemical herbicide to avoid overspray onto plant 
materials. It is the applicator’s responsibility to restore any damage, resulting from overspray to 
the plantings, per the approved plans. 
 
Plant Replacement: 
Plant replacement shall be the same species and specification as the approved plan. Move and 
replace all plant materials that may conflict with utility relocations and service. Only plants graded 
Florida #1 or better, per the Florida Department of Agriculture and Consumer Services, Grades 
and Standards for Nursery Plants are permitted.  
 
Hardscape (Specialty Surfacing): 
All tree grates and specialty surfacing (if applicable) shall be maintained in such a manner as to 
prevent any potential tripping hazards and protect damage to the pavers and tree grates. Final 
surface tolerance from grade elevations shall, at a minimum, meet the most current Interlocking 
Concrete Pavement Institute (ICPI), Guide Specifications for Pavers on an Aggregate Base, 
Section 23 14 13 Interlocking Concrete Pavers, Part 3.05. If the specialty surfacing or tree grates 
become damaged, they shall be replaced with the same type and specification as the approved plan.  
 
II. Specific Project Site Maintenance Requirements and Recommendations: 
Planting beds were designed for ease of maintenance. Most planting beds have masses of only one 
or two species so that the entire bed requires the same watering, pruning, fertilizing and other 
maintenance requirements. Groundcover plantings should be pruned to maintain a clean, yet 
natural effect, with Green Island Ficus and Dwarf Ixora groundcovers maintained at 24”. 
Groundcovers require minimal maintenance in regards to pruning and should be allowed to reach 
its full potential through its natural growth habit. Bromeliads should be thinned periodically, so 
that the plants are maintained in their designated planting areas. Trees should be pruned from the 
base of the trunk upward to maintain a clear trunk of 8.5’ minimum and provide a separation 
between canopy and under plantings. Remove palm fronds periodically which appear to be in 
decline so that the plants can designate energy to the promotion of new growth.  If maintained 
properly the plantings will flourish and provide a clean and lush effect which will be of great 
benefit to the area both aesthetically and environmentally. 
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EXHIBIT H 
DEVELOPMENT TEAM 

 
 
Applicant/Developer: 

Evan Shaw 
Pembroke 2 Owner, LLC 
1776 Peachtree Street NW, Suite 100 
Atlanta, GA 30309 

 
Attorney: 

Dennis D. Mele, Esq. 
Greenspoon Marder, P.A. 
200 East Broward Boulevard, Suite 1800 
Fort Lauderdale, FL 33301 

 
 
Architect: 

Beatriz Hernandez, RA - LEED AP 
MSA Architects Inc. 
7695 SW 104 St, Suite 100 
Miami, FL 33156 

 
 
Civil Engineer: 

Stephen F. Botek, P.E. 
Botek Thurlow Engineering, Inc 
3409 N.W. 9th Avenue, Suite 1102 
Fort Lauderdale, FL 33309 

 
 
Landscape Architect: 

Brian Euell, RLA 
Architectural Alliance Landscape 
612 S.W. 4th Avenue 
Ft. Lauderdale, FL 33315 
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Planner: 
Cynthia A. Pasch, AICP 
Greenspoon Marder, P.A. 
200 East Broward Boulevard, Suite 1800 
Fort Lauderdale, FL 33301 

 
 
Traffic Engineer: 

Joaquin E. Vargas, P.E. 
TrafTech Engineering Inc. 
8400 North University Drive 
Suite 307 
Tamarac, FL 33321 

  
 
 



Rezoning Application Mixed Use Design Guidelines December 2021 

City of Pembroke Pines 

Exhibit A 

45549.0001 
GM:47680603:5

EXHIBIT A 

SURVEY 
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EXHIBIT B 
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EXHIBIT C 

Conceptual Master Plan and Phasing Plan  
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EXHIBIT D 

Conceptual Pedestrian Mobility Plan 
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EXHIBIT E 

Conceptual Open Space Plan  
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EXHIBIT F 

MASS TRANSIT SERVICES 



Existing Bus Stop Mass Transit Route Service
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Pembroke Pines 
Gold West 

Community 
Shuttle -
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EXHIBIT G 

Landscape Maintenance Plan 

I. General Maintenance Requirements and Recommendations: 
The purpose of a plan for the landscape improvements maintenance practices is to allow the plant 
material on your project to thrive in a safe and vigorous manner while fulfilling their intended 
purpose and conserving our natural resources. Plantings and all other landscape improvements 
shall be maintained to avoid potential roadway hazards and to provide required clear visibility, 
accessibility, clearance, and setbacks as required by Broward County Highway Construction & 
Engineering Division. The initial portion of the Maintenance Plan describes general maintenance 
requirements and recommendations. The concluding section provides recommendations prepared 
by the Registered Landscape Architect of Record specific to the approved plans.   

Watering Requirements: 
Watering is a critical concern for not only the maintenance of healthy plant material but also for 
observing water conservation practices. The amount of water to apply at any one time varies with 
the weather, drainage conditions and water holding capacity of the soil. For plant materials that 
have been established, it is imperative that any mandated water restrictions be fully conformed to 
on county roadways. 

Proper watering techniques should provide even and thorough water dispersal to wet the entire 
root zone, but not saturate the soil or over-spray onto travel lanes.  

Irrigation System: 
The system shall provide 100% head to head coverage. The maintaining agency shall ensure there 
are no roadway overspray or irrigation activities during daytime hours (most notably “rush hour” 
traffic periods). It is imperative the irrigation controller is properly set to run early enough that the 
watering process will be entirely completed before high traffic periods, while adhering to 
mandated water restrictions. To ensure water conservation, the Agency shall monitor the system 
for water leaks and the rain sensors to ensure they are functioning properly so that the system shuts 
down when there is sufficient rainfall. Any major leaks or broken heads shall be repaired or 
replaced immediately after discovery, and all repairs to pipes and valves shall comply with the 
same material and workmanship requirements in the approved irrigation plans.   

Integrated Plant Management: 
An assessment of each planting area’s soil is recommended to periodically determine the nutrient 
levels needed to sustain healthy, vigorous plant growth. 

Palms, shrubs, trees and turf areas shall be fertilized in such a manner and frequency to ensure 
that the plant material remains healthy and vigorously growing. An all-purpose “Slow Release” 
fertilizer is highly recommended with the nutrient ratio of “8 – 2 – 12 + 4Mg with 
micronutrients”, and is to be applied to lawn areas, shrubs, trees, and palms. 
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The application of fertilizer shall be evenly applied in the spring and fall of each year, at the rate 
of 1.5 lbs. per 100 square feet of landscape area. 

Mulching: 
Mulch planting beds in such a manner as to prevent weed growth, retain moisture to the plants, 
protect against soil erosion and nutrient loss, maintain a more uniform soil temperature, and 
improve the appearance of the planting beds. Avoid mulch mounded up on the trunks of trees, 
palms, and the base of shrubs to encourage air movement in this area which aids in lowering 
disease susceptibility. Mulch shall be non-native, grade B or better and maintained at 3 inch 
thickness, 18 inches in width between the shrubs and turf, and 3 feet in width between the trunk 
of trees and palms and turf.  

Pruning: 
All pruning, and the associated safety criteria, shall be performed according to American National 
Standard Institute (ANSI) A300 standards and shall be supervised by an International Society of 
Arboriculture (ISA) Certified Arborist. Pruning shall be carried out with the health and natural 
growth of plant materials in mind,  to specific pruning heights maintaining clear visibility for 
motorists, and provide vertical clearance for pedestrian, bicyclist, and truck traffic where 
applicable. Visibility windows must be maintained free of view obstructions, and all trees and 
palms must be maintained to prevent potential roadway and pedestrian hazards, all palms are to be 
kept fruit free. The specific pruning heights are determined by understanding the designer’s intent 
when selecting and placing the plants.  The intended mature maintained height and spread of plants 
are noted on the plans. The understory plant materials selected for use within the restricted planting 
areas (Limits of Clear Sight) are to be maintained at a height in compliance with FDOT Design 
Standards Index 546; Page 6 of 6, Window Detail.  

Staking and Guying: 
All staking materials, except for replacements, are to be removed by the completion of warranty 
period or at one year (whichever comes first). The maintaining Agency shall closely monitor 
staking and guying attachment materials so that they are securely fastened to avoid potential 
roadway hazards.    

Turf Mowing: 
All grassed areas are to be mowed and trimmed with sufficient frequency to maintain a deep, 
healthy root system while providing a neat and clean appearance to the urban landscape. All turf 
efforts, mowing, curb/sidewalk edging and turf condition, must at a minimum, meet Broward 
County Construction & Engineering Division standards.

Litter Control: 
The project site shall remain as litter free as practicable. It is recommended to recycle this litter to 
avoid unnecessary waste by its reuse. Litter removal efforts must meet Broward County 
Construction & Engineering Division Maintenance standards. 

Weeding/Herbicide: 
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All planting areas shall be maintained as weed free as practicable by enlisting integrated pest 
management practices in areas specified on the plans and maintaining proper mulch levels. 
Extreme care is recommended if using a chemical herbicide to avoid overspray onto plant 
materials. It is the applicator’s responsibility to restore any damage, resulting from overspray to 
the plantings, per the approved plans. 

Plant Replacement: 
Plant replacement shall be the same species and specification as the approved plan. Move and 
replace all plant materials that may conflict with utility relocations and service. Only plants graded 
Florida #1 or better, per the Florida Department of Agriculture and Consumer Services, Grades 
and Standards for Nursery Plants are permitted.  

Hardscape (Specialty Surfacing): 
All tree grates and specialty surfacing (if applicable) shall be maintained in such a manner as to 
prevent any potential tripping hazards and protect damage to the pavers and tree grates. Final 
surface tolerance from grade elevations shall, at a minimum, meet the most current Interlocking 
Concrete Pavement Institute (ICPI), Guide Specifications for Pavers on an Aggregate Base, 
Section 23 14 13 Interlocking Concrete Pavers, Part 3.05. If the specialty surfacing or tree grates 
become damaged, they shall be replaced with the same type and specification as the approved plan. 

II. Specific Project Site Maintenance Requirements and Recommendations: 
Planting beds were designed for ease of maintenance. Most planting beds have masses of only one 
or two species so that the entire bed requires the same watering, pruning, fertilizing and other 
maintenance requirements. Groundcover plantings should be pruned to maintain a clean, yet 
natural effect, with Green Island Ficus and Dwarf Ixora groundcovers maintained at 24”. 
Groundcovers require minimal maintenance in regards to pruning and should be allowed to reach 
its full potential through its natural growth habit. Bromeliads should be thinned periodically, so 
that the plants are maintained in their designated planting areas. Trees should be pruned from the 
base of the trunk upward to maintain a clear trunk of 8.5’ minimum and provide a separation 
between canopy and under plantings. Remove palm fronds periodically which appear to be in 
decline so that the plants can designate energy to the promotion of new growth.  If maintained 
properly the plantings will flourish and provide a clean and lush effect which will be of great 
benefit to the area both aesthetically and environmentally. 
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EXHIBIT H 
DEVELOPMENT TEAM 

Applicant/Developer: 
Evan Shaw 
Pembroke 2 Owner, LLC 
1776 Peachtree Street NW, Suite 100 
Atlanta, GA 30309 

Attorney: 
Dennis D. Mele, Esq. 
Greenspoon Marder, P.A. 
200 East Broward Boulevard, Suite 1800 
Fort Lauderdale, FL 33301 

Architect: 
Beatriz Hernandez, RA - LEED AP
MSA Architects Inc. 
7695 SW 104 St, Suite 100 
Miami, FL 33156 

Civil Engineer: 
Stephen F. Botek, P.E. 
Botek Thurlow Engineering, Inc 
3409 N.W. 9th Avenue, Suite 1102 
Fort Lauderdale, FL 33309 

Landscape Architect: 
Brian Euell, RLA 
Architectural Alliance Landscape 
612 S.W. 4th Avenue 
Ft. Lauderdale, FL 33315 
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Planner: 
Cynthia A. Pasch, AICP 
Greenspoon Marder, P.A. 
200 East Broward Boulevard, Suite 1800 
Fort Lauderdale, FL 33301 

Traffic Engineer: 
Joaquin E. Vargas, P.E. 
TrafTech Engineering Inc. 
8400 North University Drive 
Suite 307 
Tamarac, FL 33321 
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