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PRESENTATION OVERVIEW 

CITY OF FORT LAUDERDALE

SECTION 47-24
DEVELOPMENT PERMITS 

AND PROCEDURES 

SECTION 47-18.21
MIXED-USE DEVELOPMENT 

REGULATIONS 
-Amendments to the development 
review process to align with State 
Statute 166.033(1) review deadlines

-Revise City Commission Request for 
Review period 

-Amendments to the mixed-use 
development code

-Results from initial public outreach 

-Prior to completion of overall project
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SECTION 47-24
DEVELOPMENT PERMITS 

AND PROCEDURES 
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SECTION 47-24

CITY OF FORT LAUDERDALE

AMENDED CODE LANGUAGE   

DEVELOPMENT REVIEW FLOWCHART

CHANGES TO INTERNAL PROCEDURES 

QUESTIONS AND COMMENTS 

BACKGROUND » » 
» 
» 
» 
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FLORIDA STATE § 166.033:
BACKGROUND 

• DICTATES REVIEW PROCEDURES AND TIMELINES
• UPON APPLICATION SUBMITTAL CITY HAS 30 DAYS TO DEEM 

DEFICIENT OR COMPLETE 
• DEFICIENT APPLICATIONS HAVE 30 DAYS TO ADDRESS
• MUST BE PROCESSED AND BE APPROVED, APPROVED 

WITH CONDITIONS, OR DENIED

(NON-QUASI-JUDICIAL)  

(QUASI-JUDICIAL) 
• MUTUALLY AGREED UPON EXTENSIONS MAY BE GRANTED

COMMISSION REQUEST FOR REVIEW 
• STATE TIMELINES IMPACTED REQUEST TIME
• INSUFFICIENT PREPARING TIME FOR STAFF AND 

COMMISSION TO REVIEW 
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AMENDED CODE LANGUAGE

• PRELIMINARY MEETINGS - now required

• APPLICATION SUBMITTAL REQUIREMENTS - expanding in detail

• REVIEW PROCESS - revised timeline to align with state timeline
 

• EXTENSIONS - not beyond the timeline expiration dates

• WAIVERS - to continue in process

• DENIAL OF APPLICATIONS - PZB and Commission agendas

• DESIGN REVIEW TEAM - established for deviations to master plans

• PUBLIC PARTICIPATION TABLE - for public notices

• CITY COMMISSION REQUEST FOR REVIEW - 7 business days from 30 days
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*Applicant sends public notice 
to civic associations regarding 
meeting date.  
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PUBLIC NOTICE TABLE 
DEVELOPMENT PERMIT APPLICATION TYPE NOTICE

Administrative Review Meeting 
Notice to Civic Association(s) 21 

days before meeting

Development Review Committee 
Notice to Civic Association(s) 21 

days before meeting
Amendments to Site Plan Level III or
IV  (height, floor area, reduced yard/setback) Y N
Amendments to Site Plan Level III or
IV requiring PZB or City Commission Approval Y N
Site Plan Level II, City-wide N Y
Site Plan Level II in Regional Activity
Center Zoning District or Land Use N Y
Site Plan Level III N Y
Conditional Use N Y
Parking Reduction Request N Y
Flex Allocation N Y
Cluster Development N Y
Modification of Yards N Y
Waterway Use N Y
Rezoning Requests N Y
Right-of-way vacation requests N Y
Public Purpose Use N Y
Land Use Amendments N Y
Any Developments in the Regional Activity
Center that require PZB or City Commission Approval N Y
Plat and Easements Vacation N N



CITY OF FORT LAUDERDALECITY OF FORT LAUDERDALE

PROCEDURAL CHANGES
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PROCEDURAL CHANGES

WAIVER NOTICE
 

COMPLETENESS NOTICE
 

INCOMPLETE NOTICE 
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AMENDMENT TIMELINE

DIRECTIVE
Staff received directive from 
Commission to proceed with 
amendments 

PLANNING AND 
ZONING BOARD
Present amendments to the PZB for their recommendation 
to City Commission

CITY COMMISSION              
First reading

PREPARE AMENDMENTS
Staff prepare amendments and internal review

OUTREACH
Stakeholders and CFLCA 
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SECTION 47-18.21
MIXED-USE DEVELOPMENT 

REGULATIONS 
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UPTOWN

CENTRAL CITY

NORTHWEST
DOWNTOWN

SOUTH 
ANDREWS

CENTRAL 
BEACH 

STUDY AREA

• Commercial corridors

• Transportation multimodal 

• Excludes the RACs and Uptown

CITY OF FORT LAUDERDALE
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BACKGROUND

CITY OF FORT LAUDERDALE

INITIAL OUTREACH
• Total of eight meetings introduce the 

project 
- One meeting per City Commission district
- Stakeholder meeting
- Open house
- Council of Fort Lauderdale Civic Associations

         (March 11, 2025)

ONLINE OUTREACH

INITIAL FEEDBACK
• Development concerns
       - Development impacts, large building forms, 
         lack of open space, affordability concerns

• Traffic and Infrastructure
       - Impacts on roadways, water and sewer capacity

• Live Local Act
       -Impacts on neighborhood transition, infrastructure,
        administrative approval process

CITY COMMISSION PRESENTATION
• Staff provided a project update 

• Results from the initial feedback

• Proposed amendments to address feedback 
prior to completion of project

• Commission directed staff to proceed 
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PROPOSED AMENDMENTS 

Building / Streetscape Length

Building Podium Stepbacks

Floorplate Size

Residential Transition Criteria

Remove Single Use Residential Reference in 
Mixed-Use Section 

Apply Mixed-Use Regulations to Live Local 
Projects 

CITY OF FORT LAUDERDALE

MIXED-USE PROJECT 
SCOPE OF WORK ELEMENTS
• Density
• Floor Area Ratio
• Building Mass and Scale
• Building and Tower Separation
• Building Placement
• Building / Streetscape Length
• Building Height & Garage Podium Height 
• Building Podium Stepbacks
• Floorplate Size
• Multi-modal Design, Amenities
• Vehicular and Pedestrian Access
• Residential Transition Criteria
• High-quality Building Materials
• Parking Garage Screening
• Building Corner Treatment
• Enhanced Design for Major Nodes
• Fenestration 
• Articulation
• Entry Placement
• Open Space & Landscaping
• Sense of Place & Placemaking
• Streetscape Design & Public Realm

FORM BASED DESIGN ELEMENTS: 

PROVIDE CLARIFICATIONS: 

CITY OF FORT LAUDERDALE
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STREETWALL LENGTH

• Control massing of structures
• Decrease building shadow
• Allow light and air to flow around buildings 
• Breaks up monolithic structures 

DESIGN INTENT: 

A

B

C

D

A
B
C

300 FEET 
MAXIMUM LENGTH ALONG STREET FRONTAGE

BUILDING CORNER
RECESSED OR PROJECTING BUILDING CORNER

ARTICULATION 
RECESS BUILDING AT 100, 75, 50 FEET 

ARCHITECTURAL TREATMENTS 

DIMENSIONAL STANDARD

ARTICULATION ELEMENTS

D

CITY OF FORT LAUDERDALE
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STEPBACK, FLOORPLATE, SHOULDER HEIGHT 

• Control overall building mass 
• Reduces impact to the public realm 
• Allows more natural light to ground
• Decrease building shadow
• Allow light and air to flow around buildings 
• Breaks up monolithic structures 

DESIGN INTENT: 

C
A

B
• Slender towers cast smaller shadows
• Create more attractive corridors.  

B

C

DIMENSIONAL 
STANDARDS

A 20 FEET
MINIMUM STEPBACK

32,000 SQ FT 
MAXIMUM FLOORPLATE 

4 STORIES (48 FEET)
MINIMUM SHOULDER HEIGHT 

CITY OF FORT LAUDERDALE
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RESIDENTIAL TRANSITION REQUIREMENTS  

   Yellow = Residential 
   Red = Commercial 
   Blue = Transition Area

DESIGN INTENT: 
• Control massing of structures

• Transition of building from 
neighborhoods 

• Proper rear setbacks

• Enhanced landscape buffer

• Concentrate bulk of building 
towards corridor 

• Various building typologies 

CITY OF FORT LAUDERDALE



Current Requirements 

PROPERTY LINE

Setback 
15 feet  

PROPERTY LINE

55 feet or 5 stories

Residential Zoning  

 
75 feet 
  

Street

45° Sight visibility from first 
floor in residential zoning 

EXISTING NEIGHBORHOOD COMPATIBILITY 

CITY OF FORT LAUDERDALE

Mixed-use buildings at maximum height of 150 
feet. Typical lot depth of 200 feet or more

 Setback of 15 feet per commercial zoning

 Stepback above 40 feet portion of building must 
be setback 1 foot for every 1 foot in building 
height above 40 feet equal to 1/2 the height of 
the building 

 Example: 150 feet in height 

 Stepback distance of 75 feet 

Setback 
20 feet  

Buffer Wall

Frontage 
Zone

 
150 feet max height
  

40 feet

45° Angular plane current 
code buildable area



Transition Tiers

PROPERTY LINE

Setback 
30 feet  

NTR 1A: 
None
55 feet height transition   

Frontage 
Zone

PROPERTY LINE

RMM-25 Zoning 
55 feet or 5 stories

Residential Zoning  

Street

BUILDING TYPOLOGY GROUP 1
Low midrise mixed-use buildings based on construction height limit no more than 55 feet (5 
stories max) , typical lot depths up to 250 feet

Residential zoning height of 55 feet (Example: RMM-25)                      

 Transition Setback: 30 feet  from property line       

 NTR 1A:   Building Transition: 55 feet in height                              
                        Stepback: 15 feet in distance                                            

NEIGHBORHOOD TRANSITION REQUIREMENTS 

CITY OF FORT LAUDERDALE

Setback 
25 feet  

45° Angular plane current code 
buildable area

Buffer Wall

45° Sight visibility from first floor in 
residential zoning 



Transition Tiers

PROPERTY LINE

Setback 
30 feet  

NTR 2A: 
15 feet stepback
55 feet height transition   

PROPERTY LINE

RMM-25 Zoning 
55 feet or 5 stories

NTR 2B:  
90 feet height (8 stories) 
  

Residential Zoning  

Street

BUILDING TYPOLOGY GROUP 2
Midrise mixed-use buildings construction based on Florida Building Code midrise 
construction height limit, typical construction can range from 7 to 8 stories

Residential zoning height of 55 feet (Example: RMM-25)
  
 Transition Setback: 30 feet  from property line               

 NTR 2A:   Building Transition: 55 feet in height                                 
                        Stepback: 15 feet in distance                                               

 NTR 2B:   Building Transition: 90 feet in height (8 stories max)      
                        Stepback: None 

NEIGHBORHOOD TRANSITION REQUIREMENTS 

CITY OF FORT LAUDERDALE

Setback 
20 feet  

Frontage 
Zone

45° Angular plane current code 
buildable area

Buffer Wall

45° Sight visibility from first floor 
in residential zoning 



Transition Tiers

PROPERTY LINE

Setback 
30 feet  

NTR 2A: 
15 feet stepback
35 feet height transition 

PROPERTY LINE

RS-8 Zoning 
35 feet or 3 stories

NTR 2B:  
90 feet height (8 stories) 
  

Residential Zoning  

Street

BUILDING TYPOLOGY GROUP 2
Midrise mixed-use buildings based on Florida Building Code midrise construction height limit 
range from 6 to 8 stories. Typical lot depth of 150 feet or more

Residential zoning height of 35 feet (RS-8, RD-15, RC-15)

 Transition Setback: 30 feet  from property line 

 NTR 2A:   Building Transition: 55 feet in height   
                           Stepback: 15 feet in distance 

 NTR 2B:   Building Transition: 90 feet in height (8 stories max)  
                            Stepback: None 

Setback 
15 feet  

NEIGHBORHOOD TRANSITION REQUIREMENTS 

CITY OF FORT LAUDERDALE

45° Angular plane current code 
buildable area

Buffer Wall

45° Sight visibility from first floor in 
residential zoning 

Frontage 
Zone



Transition Tiers

PROPERTY LINE

Setback 
30 feet  

NTR 3A: 
15 feet stepback
55 feet height transition   

PROPERTY LINE

NTR 3B: 
75 feet stepback 
138 feet height  transition (2.5x Adjacent Zoning Height) 
  

Residential Zoning  

 
150 feet max height
  

Street

NEIGHBORHOOD TRANSITION REQUIREMENTS 

CITY OF FORT LAUDERDALE

BUILDING TYPOLOGY 
GROUP 3
High rise mixed-use buildings to maximum height 
of 50 feet. Typical lot depth of 200 feet or more

Residential zoning height of 55 feet (RMM-25)

 Transition Setback: 30 feet  from property line 

 NTR 3A:   Building Transition: 55 feet in height   
                      Stepback: 15 feet in distance 

 NTR 3B:  Building Transition: 138 feet in height      
                    (2.5x adjacent  residential zoning     
                     maximum height)  
                     Stepback: 75 feet

Setback 
20 feet  

45° Angular plane current code 
buildable area

Buffer Wall

RMM-25 Zoning 
55 feet or 5 stories

Frontage 
Zone

45° Sight visibility from first floor in 
residential zoning 



FRONTAGE ZONE

PROPERTY LINE

DEVELOPMENT SITE 

FRONTAGE ZONE 
To provide sufficient space for placement of street canopy trees and wide sidewalks along 
development frontage and create consistent streetscape design to the public realm 
experience 

Frontage Zone Categories 
 Zone A: Street width greater than 100 feet
       Sidewalk zone = 10 feet
       Tree zone = 10 feet  (tree placed at minimum 4 feet from edge of curb) 

 Zone B: Street width less than 100 feet
       Sidewalk zone = 7 feet
       Tree zone = 8 feet  (tree placed at minimum 4 feet from edge of curb) 

                               

STREET RIGHT-OF-WAY

TREE ZONE SIDEWALK ZONE

STREET
4 FEET

CITY OF FORT LAUDERDALE

FRONTAGE ZONE 
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SINGLE-USE RESIDENTIAL  
• Section 47-18.21, states that development sites that are 

less than 10 acres can be single use residential without 
providing nonresidential uses – this is inconsistent with 
the purpose of the section

• Mixed-use, single use buildings are permitted but this is  
defined as residential and commercial uses in 
separate buildings as part of overall development 

• Remove “single use residential” as permitted use 
without providing nonresidential uses

• Section 47-18.21 – currently doesn’t clearly define applicability, only by zoning districts as conditional use
 
• Add text that indicates when mixed-use regulations are applied to development applications 

APPLY MIXED-USE TO LIVE LOCAL PROJECTS

CITY OF FORT LAUDERDALE
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PRIORITIZED AMENDMENT TIMELINE

CITY OF FORT LAUDERDALE

DIRECTIVE
Staff received directive 
from Commission to 
proceed with amendments 

PLANNING AND 
ZONING BOARD
Present amendments to the PZB for their 
recommendation to City Commission

CITY COMMISSION
First reading

PREPARE AMENDMENTS
Staff and consultant prepare amendments and text

OUTREACH
Stakeholders and CFLCA 

CITY OF FORT LAUDERDALE
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THURSDAY
AUGUST 28, 2025



QUESTIONS & 
COMMENTS

CITY OF
FORT LAUDERDALE
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