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introduction: 

downtown Coral springs is the Coral springs Community Redevelopment Area. since the City was 
established in 1963, there was a time when the intersection of University drive and sample Road was 
going to be the financial hub when the mall came in. It featured the City’s most prominent buildings 
including City Hall, the Coral springs Mall and Financial Plaza. But because these buildings were designed 
based on a suburban model, they were stand-alone buildings that could never foster cross connectivity 
and a traditional downtown walking environment. In addition, deed restrictions limited uses and 
prohibited any changes to building footprints making it impossible to create new building forms or uses 
as the original property developer, wCI, held all of the deed restrictions.  while this approach worked well 
in the 1960s and gave property owners certainty about future development, it did not account for the 
changing demographics and needs of the present day community. 

Coral springs was developed as a premiere community for families with excellent schools, parks, 
and student athletics, but it lacks the social and entertainment infrastructure that builds long-term 
attachment and loyalty. this is especially true of young professionals and recent college graduates 
who might have grown up in Coral springs, but are less inclined to move back to establish their career 
and family. It is also true for older retirees who would like to move into a smaller home in the center of 
town. this Plan identifies real opportunities to introduce more housing, retail, and entertainment into 
the downtown, and to create a connected urban center with parks and open spaces that enhance the 
community’s experience.  this amendment, when duly adopted by the City Commission, will serve as the 
Community Redevelopment Plan for the Coral springs Community Redevelopment Area.

1 .  e X e C U t I V e  s U M M A R Y

CRA boundary and site map shown with a quarter mile walking 
radius illustrates a five minute walk from the downtown Core.
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contExt: 

on March 6, 2001, the City Commission determined the existence of slum and blight in the downtown 
area and approved the findings of necessity as Resolution no. 2001-018 in order to avoid additional 
economic and physical decline.  on november 6, 2001 by ordinance no. 2001-128 the City Commission 
formally created the Community Redevelopment Agency (CRA).  By City ordinance no. 2002-22, the City 
Commission expanded the CRA boundaries. 

the Broward County Commission adopted Resolution no. 2001-538 on June 2, 2001, which delegated 
certain powers to the City of Coral springs to create a Community Redevelopment Agency (CRA) and 
to prepare a Community Redevelopment Plan.  A Plan was prepared and formally adopted  by the City 
Commission on June 4, 2002 by Resolution no. 2002-019. the current version of the CRA Plan is dated 
May 1, 2002. on september 24, 2002, the Broward County Commission adopted Resolution no. 2002-871 
approving the CRA Plan and delegating certain redevelopment powers to the City. 

the City entered into an Interlocal Agreement with Broward County on september 2, 2003 that created a 
pilot period of five years, in which the County agreed to pay the net present value of the County’s share 
of tax increment up to $8M total, for a specific phase of the redevelopment project. the first amendment 
to the Interlocal Agreement changed the effective date of the pilot period from 2003 to september 2, 
2005. A second amendment reduced the minimum project value required for County investment in 
CRA projects. After the first term of the pilot period expired, the County had the option to extend the 
pilot period for fifteen additional years with the same terms and conditions, or revert to traditional tax 
increment financing using a base year of 2011. the County chose to revert to tax increment payments by 
a letter dated september 23, 2010 (included in the Appendix). subject to certain exceptions, increment 
will be contributed by the County through 2031. the CRA will expire in 2032.

Additional funds come from tax increment payments from the City of Coral springs, north Broward Hospital 
district, and Children’s services Council. the CRA returns the payment to the Children’s services Council 
with the provision that the Council expends such funds for the benefit of children within the CRA area.

the initial Community Redevelopment Area as described in the Finding of necessity was 129 acres. the 
CRA was later expanded by an additional seven (7) acres (plus or minus) of land located south of northwest 
31st Court and adjacent to the west side of University drive, contiguous to the designated community 
redevelopment area. the overall boundaries of the Community Redevelopment Area are shown graphically 
to the left and by legal description in the Appendix. Compared to other Community Redevelopment Areas, 
the Coral springs Community Redevelopment Area is quite small and will, consequently, generate a much 
smaller tax increment for the purpose of funding redevelopment activities.

Furthermore, the 2002 CRA Plan relied on a development scheme created by the Master developer, 
Amera Urban developers.  After a competitive bidding process, the City entered into a development 
partnership with Amera Urban developers, to lead redevelopment of the downtown core, while 
supporting private development efforts in the remainder of the CRA. the southeast parcel was the only 
project that was completed before the economic downturn. In addition, in 2005 CRAs lost their power 
to use eminent domain. As a result, most of the assumptions in the 2002 CRA Plan are no longer current 
or relevant. therefore, this CRA Plan revision reflects current economic conditions and potential new 
redevelopment opportunities in light of these changes.
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thE Plan concEPt:

this plan amendment reflects substantial and targeted input from the community, the City staff, and 
elected officials which was gathered using a variety of outreach tools. the public outreach was led by the 
consultant team of Redevelopment Management Associates (RMA), who was contracted to write the CRA 
Plan Revision.  overall, RMA was able to reach over 100 individuals in this accelerated planning process.

the programs and projects in this CRA plan were conceived as an overall design concept which was 
developed in collaboration with the community, CRA Board, City Commission, property owners, 
businesses, and City staff. each comment, concern, and idea was evaluated and considered in the design 
process.

the overall plan concept suggests a more integrated street network with new streets, new pedestrian 
paths and passageways, aesthetic upgrades to drainage canals, 12.65 acres of open space and great 
plazas, a dynamic mix of uses including up to 2,100 new residential units over the long term and 215,000 
square feet of retail, 22,000 square feet of office, as well as cultural and educational opportunities. these 
elements are incorporated into distinct districts each with their own identity and character.
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illustrating sub Areas
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•	 Sub area 1: downtown core
the downtown Core is the proposed center and will have the initial redevelopment activities 
described as phase one. the strategy for this area is to capitalize on the momentum from the 
planned municipal complex with an urban block pattern and form. this includes new streets, 
multi-level residential with structured parking, designated retail oriented streets, upgrades to the 
canal, a central plaza and the Art walk extension behind the municipal complex. It also suggests 
connections south to the walk retail center. the most intense development would occur in the 
first phase with subsequent phases planned through year 2032.

•	 Sub area 2: northeast neighborhood
the strategy for the northeast neighborhood district is to create a transition between the 
residential neighborhoods to the north and the more intense development in the downtown 
Core with a potential grocery store, multi-level residential and neighborhood retail in the short 
term.

•	 Sub area 3: village Square/ city hall
the redevelopment opportunities for the Village square/ City Hall sub Area are tied to future 
development of the City Hall property which will become available for development once 
the municipal complex is completed. the strategy for this sub area is to introduce low scale 
residential townhouses oriented towards the waterway with neighborhood retail in phase 
one once the City hall site becomes available for redevelopment. Mid term development is 
envisioned for the Village square property, once the downtown has stabilized.

•	 Sub area 4: Educational core
the educational Core development is envisioned in the first phase of development and its 
primary purpose is to capitalize on the City’s brand as a center for educational excellence. the 
strategy is to expand the existing educational facilities on site and to introduce new facilities, 
including higher education, related residential both apartment and townhomes, some retail, and 
office. the design scheme includes additional uses with plazas and an extension of the Art walk. 

•	 Sub area 5: West Sample road
west sample Road’s redevelopment is also long term. the strategy is to transition the sub area 
into a more traditional retail corridor and reconfigure the right of way based on Broward County’s 
Complete streets initiative which balances the needs of all modal users-pedestrians, bicycles, 
cars and transit. In the long term, the scheme depicts the current master parking area being 
replaced with surface parking that is internal to the block and/or structured parking. Residential 
uses may be upgraded or replaced with townhomes. existing retail will be upgraded and the 
block will have more breaks to facilitate better access for pedestrians. the scheme also includes 
a neighborhood transit center which will be needed to offset traffic congestion and to create a 
truly multi-modal downtown. All development described for this sub area is long term.
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rEdEvEloPmEnt Program and ProjEctS:

the projects and programs of the Community Redevelopment Agency are designed to solve 
underlying problems which have a blighting influence on the Community Redevelopment Area, 
satisfy basic needs of the populace or take advantage of opportunities for economic, social or 
aesthetic improvements. overall redevelopment strategies of both the CRA and the City are 
embodied within these projects and programs undertaken by the CRA. 

•	 group 1: Planning, includes preparing and implementing large scale and small scale 
plans which are comprehensive and collaborative. typically, these plans take several 
months to prepare following detailed research, analysis, and community input, and must 
be approved by the CRA Board and City Commission in a public process.

•	 group 2: Redevelopment Projects, includes projects created and/or funded by the 
CRA to address specific geographic locations, for example property redevelopment and 
infrastructure improvements.

•	 group 3: Community Improvement Programs, includes ongoing grant and subsidy 
programs that promote CRA objectives, for example small business development, façade 
improvements, property upgrades, affordable housing, maintenance, special event 
programming and business recruitment. 

the immediate objective for the next five years is to focus on the downtown Core to capitalize 
on the redevelopment activities from the Municipal Complex and to build new infrastructure 
to support additional development. the key priorities include completing the Art walk, making 
improvements to nw 94th way, streetscape improvements on nw 32nd street, constructing 
the extension to nw 32nd street, planning to design and construct a new roadway along the 
north/south canal behind the new Municipal Complex to extend the Art walk and enhance 
connectivity, and extending the Art walk to the educational Core. Another key priority is 
property acquisition for the purposes of redeveloping the downtown Core and the northeast 
neighborhood. (note eminent domain powers are no longer available to the CRA and all 
property acquisitions must be conducted in partnership with the private sector.) Additional 
priorities include a planning study for west sample Road and for the educational Core to 
redevelop the educational Core in the next five years.

Funding projections for the next ten years are included in Chapter 7 of this Plan. 
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the following is a list of proposed programs and projects which are further described in Chapter 6.

6.2.1 group 1: Planning
 1.1     Areawide and sub Area Plans

6.2.2 group 2: redevelopment Projects
2.1     sub Area Capital Improvement Plans  

2.2     Mixed-Use Redevelopment

2.3     workforce Housing and Market Rate Housing  

2.4     transportation gateway Hub  

2.5     downtown Coral springs

2.6     educational Core

2.7     northwest Regional library

2.8     northeast neighborhood

2.9     City Hall Redevelopment 

2.10   Village square   

2.11  west sample Road Improvement Program

6.2.3 group 3: community improvement Programs 
3.1  Job Placement and entrepreneurship

3.2    Retail and Restaurant Business development Program

3.3    economic development Incentives for Job Creation

3.4  site and Building development Assistance Program

3.5     grant Administration Program

3.6     Incentive Programs

3.7     Community Activities sponsorship Programs

3.8     downtown Community trolley

3.9  Arts Based economic development Program

3.10  Clean and safe Program

3.11 downtown Marketing and events

3.12 Public space and Public Property Improvement Program

 

Proposed Programs and Projects
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organization:

this Plan Revision is organized into several chapters as follows:

Chapter 1 provides an overview of the key findings and recommendations for the Plan Revision.

Chapter 2 provides the background for the Community Redevelopment Agency, why and how it 
was established, its powers, funding structure and term of life. 

Chapter 3 provides an overview of the community outreach effort and describes the various 
events and interviews which led to the Plan Revision.

Chapter 4 includes an assessment of the existing conditions, regulatory framework, and 
economic climate and establishes the five sub areas.

Chapter 5 provides an analysis of needs and opportunities within each of the sub areas  and 
establishes the rationale for the redevelopment projects and programs.

Chapter 6 describes the allowable redevelopment projects and programs in the context of the 
conceptual design scheme which was developed based in coordination with the community 
outreach efforts. this section gives the agency legislative authority to carry out redevelopment 
activities.

Chapter 7 contains the financial analysis and projections.

the Appendices include all of the resolutions, ordinances, and Interlocal Agreements which 
govern the Community Redevelopment Agency. It also includes the relevant regulatory 
documents.
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2.1 introduction

Coral springs is a master planned community created in the 1960s by Coral Ridge Properties. the City was 
initially conceived by Coral Ridge Properties as developable land became scarce in the Fort lauderdale 
Area.  It was incorporated in 1963 and further developed by westinghouse electric Corporation who 
used the City to test their home products. At that time, the population was projected to be 50,000 and 
Coral springs and was branded as an ideal City with homes equipped with modern conveniences and 
appliances. In fact, westinghouse developed the electra Center (which later became the current City 
Hall) to display the company’s modern appliances and technologies. the City rapidly developed and 
population increased with new families in search of a better quality of life. 

today, the population has reached over 122,944, according to the 2013 Bureau of economic and Business 
Research (BeBR). However the City’s development patterns, which were based on an old ideal of limited 
access neighborhoods and strip commercial shopping centers on a limited roadway network, are no 
longer viable and must be adapted for the current and future downtown. the City also realized that it 
could never redevelop downtown given the deed restrictions imposed by the original developer, Florida 
national Properties, against certain property within the downtown which limited uses and prohibited any 
changes to building footprints without approval from the developer.  Although the developer’s successor, 
wCI Communities, had recorded notices of non-enforcement of declaration of Restrictions and 
Protective Covenants in 1996 relating to the affected property, it contended in 2003 that wCI maintained 
a right of enforcement of these restrictions.  such contention was made despite the issuance of Broward 
County Circuit Court orders in 1999 and 2000 the net effect of which was to vest title to the property 
in the City of Coral springs without awarding compensation to the property developer for the value of 

Before and after development in the 
1960s

2 .  B A C k g R o U n d
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the deed restrictions.  As a result of the position taken by wCI, in 2004 Amera Urban developers, as the 
selected master developer for the initial phase of development within the downtown area, filed suit 
against wCI for a declaration that the deed restrictions were of no force and effect against the property.  
Both the City and the CRA joined in the lawsuit on behalf of Amera Urban developers.  Ultimately, the 
matter was satisfactorily resolved which allowed the property to be conveyed to the master developer for 
construction of the initial phase of redevelopment of the downtown area.

In 2001, the City initiated a study to create a funding source and entity to manage downtown’s 
redevelopment. the first step in this process--the findings of necessity report--documented the need 
to focus on upgrading downtown Coral springs to avoid its decline sooner rather than later. It noted 
that the land parcelization and commercial development had become functionally obsolete as evident 
with the Coral springs Mall failure and subsequent purchase by the City. It found several factors which 
contributed to the area’s impending blight specifically: unsanitary and unsafe conditions related to 
poor infrastructure and pedestrian amenities, inadequate and outdated building density patterns of a 
suburban character, faulty lot layout and fragmented pattern of ownership and vacant or underutilized 
land, transportation facilities which are incapable of handling traffic flows, faulty and inadequate street 
layout, inadequate parking and inadequate pedestrian and bicycle facilities. therefore, in order to avoid 
additional economic and physical decline, the City approved the Findings of necessity by Resolution no. 
2001-018 and formally created a Community Redevelopment Agency (CRA) on november 6, 2001 by 
ordinance no. 2001-128. the CRA area was later expanded by ordinance no. 2002-22 on June 4, 2002.

westinghouse electra Center
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the downtown Coral springs concept was incorporated into the 2002 CRA Plan, and was implemented 
in 2005 through the City Commission’s development of Regional Impact (dRI) through ordinance 
no. 2005-105 which was done in conjunction with the City adopting a mixed-use land use category 
(local Activity Center (lAC)) to the Future land Use element of the City’s Comprehensive Plan through 
ordinance no. 2004-119. Although the zoning was not updated to reflect the lAC, the City adopted 
the Urban landscape and design guidelines for the downtown Coral springs concept in 2002, which is 
incorporated into the City’s zoning code by reference.

the 2002 CRA Plan relied on the Amera Urban developers scheme which divided the entire CRA  into 
sub areas with the southwest quadrant as the downtown core. In this scheme, the City entered into a 
development partnership with Amera Urban developers to lead redevelopment of the downtown core, 
while supporting private development efforts in the remainder of the CRA. the southeast parcel was the 
only project completed before the economic downturn in 2008. As a result, most of the assumptions in 
the 2002 CRA Plan are no longer current or relevant.

the City Commission, on June 4, 2002, by Resolution no. 2002-019, formally adopted the current version 
of the CRA Plan dated May 6, 2002. on september 24, 2002, the Broward County Commission adopted 
Resolution no. 2002-871 approving the CRA Plan and delegating certain redevelopment powers to the 
City. 

this amendment, when duly adopted by the City Commission, will serve as the Community 
Redevelopment Plan for the Coral springs Community Redevelopment Area.

Coral springs advertisement 
for new homes from the 

1960s
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2.2 authority to undErtakE community rEdEvEloPmEnt

this document has been prepared under the direction of the Coral springs Redevelopment Agency in 
accordance with the Community Redevelopment Act of 1969, F.s. 163, Part III. In recognition of the need 
to prevent and eliminate slum and blighted conditions within the community, the Act confers upon 
counties and municipalities the authority and powers to carry out “Community Redevelopment”. For the 
purposes of this Community Redevelopment Plan, the following definition, taken from the Florida state 
statutes, section 163.340, shall apply:

Community redevelopment or redevelopment means undertakings, activities, or projects of a county, 
municipality, or community redevelopment agency in a community redevelopment area for the 
elimination and prevention of the development or spread of slums and blight or for the provision of 
affordable housing, whether for rent or for sale, to residents of low or moderate income, including the 
elderly, and may include slum clearance and redevelopment in a community redevelopment are, or 
rehabilitation or conservation in a community redevelopment area, or any combination or part thereof, in 
accordance with a community redevelopment plan and may include the preparation of such a plan.

the ability of a county or municipality to utilize the authority granted under the Act is predicated upon 
the adoption of a “Finding of necessity” by the governing body. this finding must demonstrate that:

1. one or more slum or blighted areas, or one or more areas in which there is a shortage of housing 
affordable to residents of low or moderate income, including the elderly, exist in the county or 
municipality; and

2. the rehabilitation, conservation, or redevelopment, or a combination thereof, of such area or areas 
is necessary in the interest of the public health, safety, morals, or welfare of the residents of the 
county or municipality.

the City Commission of the City of Coral springs determined the existence of slum or blighted conditions 
and designated a certain area appropriate for community redevelopment by Resolution no. 2001-
018 on March 6, 2001. the Broward County  Commission adopted Resolution no. 2001-538 on June 2, 
2001, which delegated certain redevelopment powers to the City and authorized the City to prepare a 
community redevelopment plan. Further, the City Commission made an additional determination of slum 
or blighted conditions in order to expand the original redevelopment area by Resolution no. 2002-022 
to include an additional portion of University drive. the County Commission approved this expansion, 
approved the CRA Plan and delegated certain redevelopment powers to the City by Resolution no. 2002-
871 on september 24, 2002.
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2.3 crEation of thE community rEdEvEloPmEnt agEncy

Upon the adoption of a “Finding of necessity” by the governing body and upon further finding that there 
is a need for a Community Redevelopment Agency to function in the county or municipality to carry out 
community redevelopment purposes, any county or municipality may create a public body corporate 
and politic to be known as “Community Redevelopment Agency”. the Agency shall be constituted as a 
public instrumentality, and the exercise by the Agency of the powers conferred by Chapter 163, Part III, 
Florida statutes shall be deemed and held to be the performance of an essential public function. (section 
163.356(1) Florida statutes)

the City of Coral springs City Commission established the Coral springs Community Redevelopment 
Agency on november 6, 2001 by ordinance no. 2001-128.  the organizational structure of the agency 
was also established at that time to include a Board of directors and appointed a seven member board, 
with each member having a four year term. the City Commission approved the Coral springs CRA Plan by 
Resolution no. 2002-019 on June 4, 2002 as the guiding document of the redevelopment process. 

2.4 EStaBliShing thE funding SourcE and tErm

the City entered into an Interlocal Agreement with Broward County on september 2, 2003 that created 
a pilot period of five years,  in which the County agreed to pay the net present value of Broward County’s 
share of tax increment up to $8M total, for a specific phase of the redevelopment project. the Interlocal 
Agreement was approved by the City Commission by Resolution no. 2002-21. Broward County made 
a payment to the CRA of $2.2M for the net present value of the County’s share of tax increment for the 
pilot project, one Charter Place, in August, 2006. the first amendment to the Interlocal Agreement 
changed the effective date of the pilot period from september 2003 to september 2, 2005. A second 
amendment reduced the minimum project value required for County investment in CRA projects. After 
the first term of the pilot period expired, Broward County had the option to extend the pilot period 
for fifteen additional years with the same terms and conditions, or revert to traditional tax increment 
financing using a base year of 2011. Broward County chose to revert to tax increment payments by a 
letter dated september 23, 2010 (included in the Appendix). subject to certain exceptions, increment will 
be contributed by Broward County through 2031. the CRA will expire in 2032.

Additional funds come from tax increment payments from the City of Coral springs, north Broward 
Hospital district, and Children’s services Council. the CRA returns the payment to the Children’s services 
Council with the provision that the Council expends such funds for the benefit of children within the CRA 
area.

2.5 amEndmEnt to thE community rEdEvEloPmEnt Plan

this amendment to the CRA Plan is allowed in Chapter 163, Part III, Florida statutes. 
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2.6 PoWErS of thE community rEdEvEloPmEnt agEncy

As authorized by the Community Redevelopment Act, a wide variety of powers are available to the City of 
Coral springs to carry out redevelopment activities. these powers were delegated to the City by Broward 
County by Resolution no. 2002-871. 

In addition, on november 6, 2001, by Resolution no. 2001-128, the City established the Coral springs 
Community Redevelopment Agency. Powers conferred upon the CRA are set forth in the Community 
Redevelopment Act, section 163.370 Florida statutes.  

the powers of the Board are as follows:

1. to employ an executive director, technical experts and such other agents and employers.

2. to employ or retain legal counsel and staff.

3. to receive and administer funds from the City or other sources to make such expenditures as the 
Board deems necessary, for the administrative expenses and overhead of the agency.

4. to prepare and recommend the adoption of a Community Redevelopment Plan to the City 
Commission.

5. After the CRA Plan is approved by Broward County:
 a.  All powers which are capable of being exercised by community redevelopment agencies  
 as set forth in section 163.340 through 163.395, Florida statutes.

b.  to acquire by condemnation any interest in real property, including a fee simple title 
interest whenever it deems such interest necessary for, or in connection with community  
redevelopment and related activities pursuant to the provisions of section 163.375, 
Florida statutes.

on september 24, 2002, by Resolution no. 2002-871, Broward County delegated all of the powers 
designated by Chapter 163.330 of the Florida statutes to the City except the following:

1. A boundary change.

2. An extension to the term of the Plan involving the continuing contribution by the taxing 
authorities beyond the original plan adoption as may have been amended.

3. A change to the Plan of such magnitude as would require a county or municipal land use plan 
amendment.
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Chapter 163.370 Florida statutes grants the following authority to redevelopment agencies:

1. Counties and municipalities may not exercise the power of eminent domain for the purpose of 
preventing or eliminating a slum area or blighted area as defined in this part; however, counties and 
municipalities may acquire property by eminent domain within a community redevelopment area, 
subject to the limitations set forth in section 73.013 and 73.014 Florida statutes or other general law.

2. every county and municipality shall have all the powers necessary or convenient to carry out and 
effectuate the purposes and provisions of this part, including the following powers in addition to 
others herein granted:

a. to make and execute contracts and other instruments necessary or convenient to the 
exercise of its powers under this part.

b. to disseminate slum clearance and community redevelopment information.

c. to undertake and carry out community redevelopment and related activities within the 
community redevelopment area, which may include:

i. Acquisition of property within a slum area or a blighted area by purchase, lease, 
option, gift, grant, bequest, devise, or other voluntary method of acquisition.

ii. demolition and removal of buildings and improvements.
iii. Installation, construction, or reconstruction of streets, utilities, parks, playgrounds, 

public areas of major hotels that are constructed in support of convention 
centers, including meeting rooms, banquet facilities, parking garages, lobbies, 
and passageways, and other improvements necessary for carrying out in the 
community redevelopment area the community redevelopment objectives of 
this part in accordance with the community redevelopment plan.

iv. disposition of any property acquired in the community redevelopment area at its 
fair value as provided in section 163.380 Florida statutes for uses in accordance 
with the community redevelopment plan.

v. Carrying out plans for a program of voluntary or compulsory repair and 
rehabilitation of buildings or other improvements in accordance with the 
community redevelopment plan.

vi. Acquisition by purchase, lease, option, gift, grant, bequest, devise, or 
other voluntary method of acquisition of real property in the community 
redevelopment area which, under the community redevelopment plan, is 
to be repaired or rehabilitated for dwelling use or related facilities, repair or 
rehabilitation of the structures for guidance purposes, and resale of the property.
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vii. Acquisition by purchase, lease, option, gift, grant, bequest, devise, or other 
voluntary method of acquisition of any other real property in the community 
redevelopment area when necessary to eliminate unhealthful, unsanitary, or 
unsafe conditions; lessen density; eliminate obsolete or other uses detrimental 
to the public welfare; or otherwise to remove or prevent the spread of blight or 
deterioration or to provide land for needed public facilities.

viii. Acquisition, without regard to any requirement that the area be a slum or 
blighted area, of air rights in an area consisting principally of land in highways, 
railway or subway tracks, bridge or tunnel entrances, or other similar facilities 
which have a blighting influence on the surrounding area and over which air 
rights sites are to be developed for the elimination of such blighting influences 
and for the provision of housing (and related facilities and uses) designed 
specifically for, and limited to, families and individuals of low or moderate income.

ix. Acquisition by purchase, lease, option, gift, grant, bequest, devise, or other 
voluntary method of acquisition of property in unincorporated enclaves 
surrounded by the boundaries of a community redevelopment area when 
it is determined necessary by the agency to accomplish the community 
redevelopment plan.

x. Construction of foundations and platforms necessary for the provision of air 
rights sites of housing (and related facilities and uses) designed specifically for, 
and limited to, families and individuals of low or moderate income.

d. to provide, or to arrange or contract for, the furnishing or repair by any person or agency, 
public or private, of services, privileges, works, streets, roads, public utilities, or other 
facilities for or in connection with a community redevelopment; to install, construct, and 
reconstruct streets, utilities, parks, playgrounds, and other public improvements; and to 
agree to any conditions that it deems reasonable and appropriate which are attached 
to federal financial assistance and imposed pursuant to federal law relating to the 
determination of prevailing salaries or wages or compliance with labor standards, in the 
undertaking or carrying out of a community redevelopment and related activities, and to 
include in any contract let in connection with such redevelopment and related activities 
provisions to fulfill such of the conditions as it deems reasonable and appropriate.
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e. within the community redevelopment area:

i. to enter into any building or property in any community redevelopment area 
in order to make inspections, surveys, appraisals, soundings, or test borings and 
to obtain an order for this purpose from a court of competent jurisdiction in the 
event entry is denied or resisted.

ii. to acquire by purchase, lease, option, gift, grant, bequest, devise, or other 
voluntary method of acquisition any personal or real property, together with any 
improvements thereon.

iii. to hold, improve, clear, or prepare for redevelopment any such property.
iv. to mortgage, pledge, hypothecate, or otherwise encumber or dispose of any real 

property.
v. to insure or provide for the insurance of any real or personal property or 

operations of the county or municipality against any risks or hazards, including 
the power to pay premiums on any such insurance.

vi. to enter into any contracts necessary to effectuate the purposes of this part.
vii. to solicit requests for proposals for redevelopment of parcels of real property 

contemplated by a community redevelopment plan to be acquired for 
redevelopment purposes by a community redevelopment agency and, as a 
result of such requests for proposals, to advertise for the disposition of such real 
property to private persons pursuant to section 163.380 Florida statutes prior to 
acquisition of such real property by the community redevelopment agency.

f. to invest any community redevelopment funds held in reserves or sinking funds or any 
such funds not required for immediate disbursement in property or securities in which 
savings banks may legally invest funds subject to their control and to redeem such bonds 
as have been issued pursuant to section 163.385 Florida statutes at the redemption price 
established therein or to purchase such bonds at less than redemption price, all such 
bonds so redeemed or purchased to be canceled.

g. to borrow money and to apply for and accept advances, loans, grants, contributions, and 
any other form of financial assistance from the Federal government or the state, county, 
or other public body or from any sources, public or private, for the purposes of this part 
and to give such security as may be required and to enter into and carry out contracts 
or agreements in connection therewith; and to include in any contract for financial 
assistance with the Federal government for or with respect to community redevelopment 
and related activities such conditions imposed pursuant to federal laws as the county 
or municipality deems reasonable and appropriate which are not inconsistent with the 
purposes of this part.
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h. to make or have made all surveys and plans necessary to the carrying out of the purposes 
of this part; to contract with any person, public or private, in making and carrying out 
such plans; and to adopt or approve, modify, and amend such plans, which plans may 
include, but are not limited to:

i. Plans for carrying out a program of voluntary or compulsory repair and 
rehabilitation of buildings and improvements.

ii. Plans for the enforcement of state and local laws, codes, and regulations relating 
to the use of land and the use and occupancy of buildings and improvements 
and to the compulsory repair, rehabilitation, demolition, or removal of buildings 
and improvements.

iii. Appraisals, title searches, surveys, studies, and other plans and work necessary to 
prepare for the undertaking of community redevelopment and related activities.

i. to develop, test, and report methods and techniques, and carry out demonstrations and 
other activities, for the prevention and the elimination of slums and urban blight and 
developing and demonstrating new or improved means of providing housing for families 
and persons of low income.

j. to apply for, accept, and utilize grants of funds from the Federal government for such 
purposes.

k. to prepare plans for and assist in the relocation of persons (including individuals, families, 
business concerns, nonprofit organizations, and others) displaced from a community 
redevelopment area and to make relocation payments to or with respect to such persons 
for moving expenses and losses of property for which reimbursement or compensation 
is not otherwise made, including the making of such payments financed by the Federal 
government.

l. to appropriate such funds and make such expenditures as are necessary to carry out 
the purposes of this part; to zone or rezone any part of the county or municipality 
or make exceptions from building regulations; and to enter into agreements with a 
housing authority, which agreements may extend over any period, notwithstanding any 
provision or rule of law to the contrary, respecting action to be taken by such county or 
municipality pursuant to any of the powers granted by this part.

m. to close, vacate, plan, or replan streets, roads, sidewalks, ways, or other places and to plan 
or replan any part of the county or municipality.
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n. to organize, coordinate, and direct the administration of the provisions of this part, as 
they may apply to such county or municipality, in order that the objective of remedying 
slum and blighted areas and preventing the causes thereof within such county or 
municipality may be most effectively promoted and achieved and to establish such new 
office or offices of the county or municipality or to reorganize existing offices in order to 
carry out such purpose most effectively.

o. to develop and implement community policing innovations.

3. the following projects may not be paid for or financed by increment revenues:

a. Construction or expansion of administrative buildings for public bodies or police and 
fire buildings, unless each taxing authority agrees to such method of financing for the 
construction or expansion, or unless the construction or expansion is contemplated as 
part of a community policing innovation.

b. Installation, construction, reconstruction, repair, or alteration of any publicly owned 
capital improvements or projects if such projects or improvements were scheduled to be 
installed, constructed, reconstructed, repaired, or altered within 3 years of the approval 
of the community redevelopment plan by the governing body pursuant to a previously 
approved public capital improvement or project schedule or plan of the governing body 
which approved the community redevelopment plan unless and until such projects or 
improvements have been removed from such schedule or plan of the governing body 
and 3 years have elapsed since such removal or such projects or improvements were 
identified in such schedule or plan to be funded, in whole or in part, with funds on 
deposit within the community redevelopment trust fund.

c. general government operating expenses unrelated to the planning and carrying out of a 
community redevelopment plan.

4. with the approval of the governing body, a community redevelopment agency may:

a. Prior to approval of a community redevelopment plan or approval of any modifications 
of the plan, acquire real property in a community redevelopment area by purchase, lease, 
option, gift, grant, bequest, devise, or other voluntary method of acquisition; demolish 
and remove any structures on the property; and pay all costs related to the acquisition, 
demolition, or removal, including any administrative or relocation expenses.

b. Assume the responsibility to bear any loss that may arise as the result of the exercise of 
authority under this subsection, in the event that the real property is not made part of 
the community redevelopment area.
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2.7 thE community rEdEvEloPmEnt arEa 

Pursuant to state statutes, a community redevelopment area must be a slum area, a blighted area, or an 
area in which there is a shortage of housing that is affordable to residents of low or moderate income, 
including the elderly. the City of Coral springs Community Redevelopment Agency generally consists 
of the four quadrants at the intersection of sample Road and University drive which have become 
functionally obsolete and are beginning to show signs of decline and disinvestment. the CRA was created 
as a way to avoid further physical and economic decline. deterioration is self-perpetuating because as 
conditions become worse, businesses and residents are less likely to make property improvements and 
economic investment in the area. this cycle severely limits the ability of private enterprise to stop the 
spread of slum and blight without public assistance. the CRA was also created as a mechanism to use 
eminent to domain to lift deed restrictions which were prohibiting any changes to building footprints 
and uses. during the 2006 legislative session, the Florida legislative enacted amendments to state law 
that prohibit the condemnation of private property to prevent or eliminate slum or blight conditions, and 
to prohibit the transfer of seized private property to private parties for a period of ten hear following the 
condemnation. due to this amendment eminent domain is no longer a significant redevelopment tool.

A Finding of necessity for the initial 129 acres of the Coral springs Community Redevelopment Area was 
approved as Resolution no. 2001-018 and formally created a Community Redevelopment Agency (CRA) 
on november 6, 2001 by ordinance no. 2001-128. the CRA was later expanded by ordinance no. 2002-
22 for an additional seven (7) acres (plus or minus) of land located south of northwest 31st Court and 
adjacent to the west side of University drive, contiguous to the designated Community Redevelopment 
Area. the overall boundaries of the Community Redevelopment Area are shown graphically below and by 
legal description in the Appendix.

the Community Redevelopment Area 
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2.8 thE community rEdEvEloPmEnt Plan 

All public redevelopment activities expressly authorized by the Community Redevelopment Act and 
funded by tax increment financing must be in accordance with a redevelopment plan which has been 
approved by the City Commission. like the City’s Comprehensive Plan, the Community Redevelopment 
Plan is an evolving document which must be evaluated and amended on a regular basis in order to 
accurately reflect changing conditions and community objectives.  the City adopted the CRA Plan by 
Resolution no. 2002-019 on May 1, 2002 as the guiding document of the redevelopment process.

In accordance with 163.362 Florida statutes, the Community Redevelopment Plan must include the 
elements described below. the following section includes language from the statute shown in italic type, 
with a brief response to each element in normal type.

1. Contain a legal description of the boundaries of the community redevelopment area and the 
reasons for establishing such boundaries shown in the plan.

A legal description of the boundaries of the Coral springs CRA are included in the Appendix. the 
area within the boundaries was shown to contain slum and blight in Resolution no. 2001-018, is 
included in the Appendix.

2. Show by diagram and in general terms:
a. The approximate amount of open space to be provided and the street layout.
b. Limitations on the type, size, height, number, and proposed use of buildings.
c. The approximate number of dwelling units.
d. Such property as is intended for use as public parks, recreation areas, streets,   

 public utilities, and public improvements of any nature.

Maps and diagrams of the Coral springs CRA and a general description of existing physical and 
regulatory conditions are included in section 3: existing Conditions, in this document. the area 
within the CRA is regulated by the City’s Comprehensive Plan and the zoning regulations of the 
City’s land development Code, which provide specific limitations on density, intensity, height, 
and use. the Plan includes recommendations for improving deficiencies in these regulatory tools.

3. If the redevelopment area contains low or moderate income housing, contain a 
neighborhood impact element which describes in detail the impact of the redevelopment upon 
the residents of the redevelopment area and the surrounding areas in terms of relocation, 
traffic circulation, environmental quality, availability of community facilities and services, 
effect on school population, and other matters affecting the physical and social quality of the 
neighborhood.
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A neighborhood impact analysis is included in section 4: Analysis of Issues and opportunities, in 
this Plan.

4. Identify specifically any publicly funded capital projects to be undertaken within the 
community redevelopment area.

specific programs and projects are described in section 5: Redevelopment Program including 
publicly funded capital projects. 

5. Contain adequate safeguards that the work of redevelopment will be carried out pursuant to 
the plan.

specific programs and expenditures must be enumerated in the Plan in order for the CRA to have 
the authority to undertake them. CRA activities are overseen by a Board of Commissioners that 
meets periodically in public session to review and monitor all CRA activities. Refer to section 5: 
Redevelopment Programs for a description of both specific and general programs.

6. Provide for the retention of controls and the establishment of any restrictions or covenants 
running with land sold or leased for private use for such periods of time and under such 
conditions as the governing body deems necessary to effectuate the purposes of this part.

Regulatory and zoning authority within the CRA is governed by the City.  Any recommendations 
regarding regulatory amendments and design guidelines to assist with redevelopment efforts 
must be implemented by City Commission.

7. Provide assurances that there will be replacement housing for the relocation of persons 
temporarily or permanently displaced from housing facilities within the community 
redevelopment area.

section 4: Analysis of Issues and opportunities includes a discussion of neighborhood impacts 
of redevelopment and includes a recommendation that the CRA adopt a relocation policy to 
provide adequate protections and assistance for any persons displaced by redevelopment 
activities.

8. Provide an element of residential use in the redevelopment area if such use exists in the 
area prior to the adoption of the plan or if the plan is intended to remedy a shortage of housing 
affordable to residents of low or moderate income, including the elderly, or if the plan is not 
intended to remedy such shortage, the reasons therefor.

the plan calls to add a variety of housing in the CRA  to improve and diversify housing stock, and 
to create additional housing opportunities with a range of affordability. In addition, the City has a 
citywide affordable housing program which requires residential developments of five (5) or more 
units to provide inclusionary units, which may include bonus density units, or payment of an in-
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lieu fee to the affordable housing trust fund. on november 7, 2012, the City Commission passed 
ordinance 2012-116, which extended the moratorium on Affordable Housing Programs through 
January 17, 2015 after finding that the City had sufficient affordable housing.

9. Contain a detailed statement of the projected costs of the redevelopment, including the 
amount to be expended on publicly funded capital projects in the community redevelopment 
area and any indebtedness of the community redevelopment agency, the county, or the 
municipality proposed to be incurred for such redevelopment if such indebtedness is to be repaid 
with increment revenues.

detailed financial projections for the next ten years are provided in section 6: Financial Analysis, 
of this plan. these financial projections will be reviewed and updated at least annually so that 
the CRA is always able to look ahead and plan for adequate financial resources to undertake its 
activities.

10. Provide a time certain for completing all redevelopment financed by increment revenues. 
Such time certain shall occur no later than 30 years after the fiscal year in which the plan is 
approved, adopted, or amended pursuant to s. 163.361(1). However, for any agency created after 
July 1, 2002, the time certain for completing all redevelopment financed by increment revenues 
must occur within 40 years after the fiscal year in which the plan is approved or adopted.

the City entered into an Interlocal Agreement with Broward County on september 2, 2003 
that created a pilot period of five years,  in which the County agreed to pay the net present 
value of Broward County’s share of tax increment, up to $8M total, for a specific phase of the 
redevelopment project. the Interlocal Agreement was approved by the City by Resolution no. 
2002-21. Broward County made a payment to the CRA of $2.2M for the net present value of the 
County’s share of tax increment for the pilot project, one Charter Place, in August, 2006. the first 
amendment to the Interlocal Agreement changed the effective date of the pilot period from 
september 2003 to september 2, 2005. A second amendment reduced the minimum project 
value required for Broward County investment in CRA projects. After the first term of the pilot 
period expired, Broward County had the option to extend the pilot period for fifteen additional 
years with the same terms and conditions, or revert to traditional tax increment financing using 
a base year of 2011. Broward County chose to revert to tax increment payments by a letter dated 
september 23, 2010 included in the Appendix. subject to certain exceptions, increment will be 
contributed by Broward County through 2031. the CRA will expire in 2032. 

Additional funds come from tax increment payments from the City of Coral springs, north 
Broward Hospital district, and Children’s services Council. the CRA returns the payment to the 
Children’s services Council with the provision that the Council expends such funds for the benefit 
of children within the CRA area.
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11. Subsections (1), (3), (4), and (8), as amended by s. 10, chapter 84-356, Laws of Florida, and 
subsections (9) and (10) do not apply to any governing body of a county or municipality or 
to a community redevelopment agency if such governing body has approved and adopted 
a community redevelopment plan pursuant to s. 163.360 before chapter 84-356 became a 
law; nor do they apply to any governing body of a county or municipality or to a community 
redevelopment agency if such governing body or agency has adopted an ordinance or resolution 
authorizing the issuance of any bonds, notes, or other forms of indebtedness to which is pledged 
increment revenues pursuant only to a community redevelopment plan as approved and 
adopted before chapter 84-356 became a law.

the effective date of this law was prior to the date of the establishment of the Coral springs CRA 
in 2001-2002. therefore, the provisions of 163.362 apply to the Coral springs CRA. 

2.9  intEnt to iSSuE dEBt

the CRA has intent to issue debt. Resolution no. 2014-011 was approved by City. Intended debt is 
described in the ten year Finance Plan in Chapter 7.
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this plan amendment reflects substantial and targeted input from the community, City staff, and elected 
officials which was gathered using a variety of outreach tools.  Public outreach was led by the consultant 
team of Redevelopment Management Associates (RMA), who was contracted to write the CRA Plan 
Revision.  overall, RMA was able to reach over 100 individuals in this accelerated planning process.

3.1 StakEholdEr mEEtingS:

RMA interviewed 27 key stakeholders in the community during october and november 2013 to 
understand their key issues and ideas. Interviewees included Mayor and City Commissioners, CRA Board 
members, City staff, organizations including the economic development Foundation, property owners, 
businesses, institutions including northwest Regional library and Broward College, and local agencies 
including the Broward Metropolitan Planning organization and Broward County transit.  Collectively, 
stakeholders identified two main issues. the first is related to economic development and the second is 
related to physical improvements.

In terms of economic development issues, stakeholders observed the following:

•	 A weak office market due to limited access to major highways and competition from other, newer 
markets. offices in this part of Coral springs serve the local market only.

•	 difficulty in developing key commercial properties which have little incentive to redevelop.
•	 growing competition from new medical facilities in an oversaturated medical market.
•	 A shift in City demographics and disposable income which has become less attractive to national 

retailers.
•	 Competition from newer neighborhoods, like Heron Bay, which attract new development.
•	 A diminishing workforce of young professionals and recent college graduates.
•	 A need to maximize tax base with private development.

In terms of physical issues, stakeholders shared concerns related to:

•	 Pedestrian circulation: How will pedestrians circulate through downtown?
•	 Vehicular circulation: How can cars circulate through downtown?
•	 limited highway access to downtown makes this difficult to attract non-locals.
•	 Crossing sample Road and University drive on foot.
•	 ownership patterns and publicly owned land.
•	 Configuration of current uses on the southeast parcel.
•	 Inadequate street network.
•	 Residential adjacencies.
•	 Unattractive canals.

3 .  s U M M A R Y  o F  P U B l I C  o U t R e A C H
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stakeholders also identified several important opportunities for redeveloping downtown and key 
elements to include in a new concept. these are:

•	 Increasing public spaces, creating a central gathering space and an outdoor performance space for 
special events. 

•	 Creating an arts component into the downtown.
•	 Bringing in a large educational institution and fostering existing relationships with Broward 

College.
•	 enhancing connectivity by recreating the street grid, creating a main street, connecting to the 

walk, and enhancing pedestrian circulation and bicycle connections.
•	 encouraging new private sector development including residential rentals and condominiums, 

entertainment and retail and other 
mixed uses.

•	 Capitalizing on Broward Health with 
medical related uses and technology.

•	 developing a transit hub to help 
catalyze private development.

•	 Creating a brand around the arts, 
family, and student athletics.

•	 Increasing development opportunity 
by encouraging infill development on 
parking lots and undeveloped land and 
under-utilized properties.

•	 expanding the workforce by developing 
workforce training programs, incentives 
to retain existing workforce, and 
business incubators for medical 
technology and digital arts.

•	 Building the municipal complex.
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3.2 oPEn houSE EvEntS

these ideas were presented on large format boards to the community in two open House events on 
december 9th and 11th, 2013. Participants were asked to rank the best opportunities for redeveloping 
downtown and the most critical challenges to be addressed immediately by placing stickers next to their 
choices. they also had the opportunity to add new ideas and concerns to the discussion by noting them 
on the large format boards with sticky back note paper. Participants ranked the best opportunities for 
redevelopment as follows:

1. enhancing connectivity: recreating the street grid, creating a main street, improving bicycle and 
pedestrian circulation, and improved crossings at major thoroughfares.

2. Increasing public space
3. encouraging new uses including entertainment, retail, residential, and medical
4. Building the municipal complex

Participants ranked the greatest challenges that should be addressed in the following order:

1. Competition from newer neighborhoods. Identifying ways to make the downtown more 
attractive to retailers, and making the demographics stronger.

2. Improving limited connectivity and creating a better street network for pedestrians.
3. the brain drain and developing incentives and strategies to retain the City’s educated college 

students.

Community open House
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3.3 PinuPS of PrEliminary concEPtS

during the week of the open house events, RMA developed a variety of design schemes which were 
shared with the community.  the team held an informal community presentation on december 13, 
2014, to share preliminary concepts. Participants from the City and the community offered observations 
about improving nightlife for young professionals, making downtown a corporate center, planning for 
adequate parking, enhancing connectivity, and limiting height adjacent to single family homes. overall, 
participants were supportive of redeveloping the downtown with more intense buildings and uses, 
more public spaces, and a more extensive street grid. several of the participants included public and 
private property owners within the downtown, as well as representatives from the Broward Metropolitan 
Planning organization (MPo) and Broward County transit (BCt).

Preliminary concept in progress
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Pinup of preliminary concept.
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3.4 joint city commiSSion/cra Board WorkShoP

the results of these public outreach efforts and the resultant design concept were presented at a 
joint meeting with City Commissioners and the CRA Board on december 18, 2013. the plan, as it was 
presented, is organized according to the key elements of public open space, connectivity, and new uses. 
A major component of the presentation was the market assessment and inventory of uses, preliminary 
concept site plan, and computer renderings. Commissioners and Board members were generally 
supportive of the concept and very enthusiastic about the opportunities, and wanted to understand its 
financial feasibility and phasing. they all agreed that they would like to move forward on the concept.

3.5 grEEn markEt | family fun day 

RMA and the CRA hosted a booth at the green Market and Family Fun day event on February 1, 2014 
to capture additional reactions to the downtown concept and to encourage participation in the online 
survey. the booth included the renderings shown at the Joint Commission/CRA Board workshop. 
Participants were able to learn more about the preliminary concept, ask questions, and provide 
additional comments. the team had in depth conversations with approximately twenty individuals and 
provided information to additional passersby. the conversations were meaningful and enlightening.

Family Fun day booth
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Illustration of five, ten, and fifteen minute drive times for 
the purposes of the existing conditions analysis.

the following section describes the general characteristics of the overall CRA. All of the 
data was collected from the 2010 Us Census and esRI, Inc.

4.1 doWntoWn ProfilE (2013)

the CRA has very few people living within its boundaries. For the purposes creating a 
broad and robust snapshot of the CRA, the population and housing characteristics include 
the area around the CRA and within a five, ten, and fifteen minute drive. 

4 .  e X I s t I n g  C o n d I t I o n s
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4.1.1  Population characteristics

According to the 2013 Bureau of economic and Business Research (BeBR), the City of Coral springs 
has a population of 122,944. esRI, Inc. data shows the CRA has a population of only 722 or 0.5% of the 
total City population. the esRI, Inc. data shows there are 36,989 people living within 5 minutes of the 
CRA, 223,639 within 10 minutes, and 505,685 within 15 minutes. that means that the CRA has access 
to a potential market of more than 504,000 additional people for the purposes of supporting new 
development within its boundaries.

4.1.2  household characteristics

In addition, there are 272 households within the CRA compared to 41,538 within the City and 193,828 
households within a fifteen minute drive time of the CRA. the CRA average household size is 2.65 
people compared to 2.91 people in the City. while many of the households in the CRA are families, 
the smaller household size indicates that many of these households are likely younger, startup 
families due to the majority of household units being multi-family.

4.1.3 race and Ethnicity

while 69% of the population is white, and 19.6% is Black or African American, 23% of the total 
population considers themselves to also be Hispanic or latino of any race. the population within 
the CRA is similar, with 62% white and 21.5% African American. there is a higher proportion of the 
population that is Hispanic, 33.5%. 

source: esRI, Inc.

median household income
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4.1.4 age characteristics

the median age in the City is 36.5. there are many families in Coral springs, and 72% of the 
households in the CRA are Family Households, 44% of which have children. the median age of the 
population that lives in the CRA is 33.4.  

4.1.5 median household income

Median household income divides the income distribution into two equal groups, one having 
incomes above the median, and the other having incomes below the median.  It gives a good 
snapshot of the overall household income of a particular geography. the median household income 
in the CRA $44,557 is nearly two thirds or 66% of the City’s median household income which is 
$67,164. this significant difference can partially be attributed to the low population in the CRA in 
comparison to the overall City population, and is consistent with the CRA population’s workforce 
characteristics, which are primarily retail and services.  However in comparison to the five, ten, and 
fifteen minute drive time geographies, the citywide median income is the highest. 

4.1.6 Per capita income

Per capita income is an average obtained by dividing aggregate income by the total population of an 
area. the aggregate income is the sum total of all incomes and is used to evaluate the mean income 
of a geography—in this case the CRA, the City, and geographies within a five, ten, and fifteen minute 
drive from the CRA. the per capita income for the CRA is $21,217 while the City’s is nearly 50% greater 
at $31,318—the highest of all the geographic areas.  the CRA’s greatest opportunity is to create new 
development which leverages the citywide population’s wealth.

source: esRI, Inc.

Per capita income
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4.1.7 housing characteristics

According to esRI, there are 294 housing units within the boundaries of the CRA. there are 45,600 
housing units within the City and 222,301 within a fifteen minute drive of the CRA. All of the units 
within the CRA are multi-family with a high percentage of renters. In fact, at 53.7%, the CRA has the 
highest percentage of rental property in all of the geographies. Additionally, they have the lowest 
vacancy rate of all the geographies at 7.5%. From this data, one can conclude that there is a demand 
for rental housing in the area. the data also shows that median home values within the CRA area, at 
$148,557 are similar to the other geographies with the exception of the City where the median home 
value is $227,900.

the Coral springs housing market continues to improve, and these conditions should benefit the 
potential of residential development within the CRA as shown in the tables to the right on page 35. 
Home sales are healthy, and the inventory of homes for sale continued to decline, with only a 3-4 
month supply of homes on the market as of February 2014. Average Home sale Prices and Home 
sale Prices Per square Foot continue to increase, and the Zillow Home Value Index, which is an 
average of the market value of all homes in Coral springs, has increased above $250,000. the Coral 
springs Rental market is also improving, with a 21% increase in the asking rent from september 
2011 to september 2013. Asking Rents Per square Foot have increased to between $1.12 and $1.14. 
Housing Vacancy ranges between 6-8% in Coral springs, and approximately 30% of housing units are 
occupied by renters.

source: esRI, Inc.
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source: Zillow

summary of the housing 
market in Coral springs for 

2014 first quarter.
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4.1.8 age of housing Stock

Most of the housing within the CRA is modest, but well maintained. Additionally, it is all low rise, 
multi-family housing with three to twenty-one units per building. the majority of the buildings 
were built in the early 1970s this includes the four buildings along Coral Hills drive and many of the 
buildings on nw 35th street. there is also a cluster of five apartment buildings on the west end of 
nw 35th street which were constructed in the 1990s. 

4.1.9 Employment clusters

the primary employment clusters in the CRA are Construction, transportation & Utilities, education 
& Health Care, and Finance, Insurance and Real estate. employment clusters are identified as those 
industries that have a higher percentage of the total jobs in the area compared to the larger, regional 
economy. of the 1,770 jobs in the CRA, 22.5% are in the education and Health Care sector, while only 
14.2% of the jobs in all of Coral springs and 15% of all the jobs within a 15 minute drive are in that 
sector. 

4.1.10 cra taxable value by land use

of the roughly 114 acres of property in the CRA, 60.27 are taxable.  (the 114 acres does not include 
right of ways which are included in the total acreage.) this accounts for $106.4M in taxable value. 
Compared to other CRAs, this number is considerably low. More than half the land in the CRA is 
publicly owned and not taxable, and the remaining land area is only 61 acres. It is important to 
note the one Charter Place is not eligible for County tax increment  as a pilot project which already 
received a $2.2M lump sum payment in 2006. It is eligible for only City tax increment, the north 
Broward Hospital district, and Children services Council.

use taxable value % of Base
Vacant $4,502,180.00 4%
single Family Residential $1,004,990.00 1%
Multi-Family Residential $7,857,840.00 7%
Retail $40,085,170.00 38%
office $40,598,060.00 38%
Parking lots $5,888,070.00 6%
Hotel $5,204,470.00 5%
open storage/gas station $1,215,410.00 1%
Public land -

$106,356,190.00 100%

source: Broward County
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4.1.11 commercial real Estate

the Broward County office market is weak, with high vacancy and competitive incentives being 
offered by landlords. within the Coral springs market area there are 530,000 square feet within the 
boundaries of the CRA. 18% of this office was vacant in the second quarter of 2014. Citywide, the 
Coral springs vacancy rate is 17%, and the office space within the CRA has declined from a high 
vacancy rate of 29% in 2012 to almost the citywide average vacancy as demonstrated by the chart. 
one reason for the decline in vacancy is discounting of space to make it more competitive; in 2012 
office lease rates within the CRA were higher than the citywide average, after the average lease rates 
dropped below the citywide average the vacancy rate of office space within the CRA declined.

In the retail sector, citywide vacancy has consistently declined from 10% at the beginning of 2012 
to 6% in the second quarter of 2014, while retail space within the CRA has demonstrated a different 
trend, remaining in the 13-15% range. Additionally, while the reduced citywide retail supply has 
helped push lease rates higher, lease rates in the CRA have declined slightly but have not yet led to 
additional occupancy.

source: esRI, Inc.
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4.2  rEgulatory ProfilE: zoning and land uSE

land development for the CRA is governed by the Coral springs downtown development of Regional 
Impacts (ddRI), the Future land Use element of the Comprehensive Plan, the land development Code, 
and through downtown design guidelines which accompany the first CRA Plan. the following section 
describes each of these regulations.

4.2.1 ddri (development order) 

the ddRI was  adopted in 2005 by ordinance no. 2005-105 to govern all development within 
the boundaries of the CRA and was partly designed in conjunction with the master developer’s 
development program. It was approved by the south Florida Regional Planning Council on January 
3, 2005 pursuant to section 380.06(14), Florida statute, Chapter 187 of the state Comprehensive Plan, 
Florida statute, and section 380.06(25), Florida statute.

According to the general Provisions: “Until december 31, 2020, the City agrees that the ddRI shall 
not be subject to down-zoning, unit density reduction, or intensity reduction, unless the City can 
demonstrate that substantial changes in the conditions underlying the approval of this development 
order have occurred or the development order was based upon substantially inaccurate information 
provided by the Applicant, or that the change is clearly essential to the public health, safety, or 
welfare.”

the development order build out date has been extended to december 1, 2035.

the terms of the development order are tied to the impacts of development on stormwater, traffic 
and transit, sustainability, air quality, workforce development, and other infrastructure and services.

It also specifies total allowable development by use:
office   2,000,000 square feet gross floor area
Retail   1,200,000 square feet gross leasable area
Residential   2,400 dwelling units
library   72,000 square feet gross floor area
school   1,600 students
Hotel   750 rooms
Movie theater  80,000 square feet gross leasable area
government office  100,000 square feet gross floor area
open space  3 Acres +/-

laboratories, warehouses, and storage facility which may have hazardous materials are not permitted 
uses.
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the development order caps development when total vehicle trips per hour reaches 2,802 
throughout the entire CRA, as shown in the Consolidated AdA. In addition, transportation 
improvements must be made when traffic counts reach 10%, 30%, and 50% of total estimated traffic 
specified in the dRI.  specific improvements are specified in exhibit e of the ddRI, and may include:

•	 Bus pullouts
•	 turn lane improvements
•	 sidewalks
•	 signalization improvements
•	 school zone flashers
•	 Roadway widening

Additional transportation improvements may include:

•	 University drive/wiles Road, add nB and sB though lanes, add nB and sB lt lanes, add eB and 
wB left turn lanes.

•	 University drive/sample Road, add sB right turn lane, eB right turn lane and wB right turn 
lane.

•	 sample Road/Coral springs drive, add eB right turn lane, and wB right turn lane. 
•	 sample Road/Riverside drive, add eB right turn lane, nB left turn lane and sB left turn lane. 
•	 sample Road/nw 85 Avenue, add nB left turn lane and sB left turn lane. 
•	 sample Road/sportplex drive, install new traffic signal. (completed)
•	 Coral Hills drive, sample Road to nw 29 street, widen to provide a 3-lane cross section. 
•	 nw 33 street, Coral Hills drive to nw 99th way, widen to provide a 3-lane cross section. 
•	 other improvements, as determined in consultation with the Florida department of 

transportation, if needed.

Reimbursable improvements include:

•	 University drive, wiles Road to nw 40 street, widen from 4 lanes to 6 lanes; 
•	 wiles Road, University drive to Riverside drive, widen from 4 lanes to 6 lanes.

In addition, new development should be energy efficient and feature sustainable designs whenever 
possible. the development order also requires that tenants are provided with information about 
employee training and maintain a database of skilled workers.
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4.2.2 Existing zoning

Zoning in Coral springs addresses use, height, setbacks, and Floor Area Ratio (FAR). the underlying 
zoning for the majority of the property within the CRA is Community Business (B-2), although there 
are some lots which are zoned Medium density Multiple Family (RM-20) and Medical Center (MC) and 
one lot which is zoned two Family dwelling (Rd-8). the RM-20, MC, and Rd-8 create a transition from 
the more intense B-2 building massing, to the adjacent single-family neighborhoods. the B-2 zoning 
has additional triggers to ensure an appropriate transition to single family zoning districts to avoid 
incompatibilities.

the main discrepancy between the underlying local Activity Center (lAC) future land use and the 
B-2 zoning is that B-2 does not permit the mix of uses and intensity of uses within the CRA while the 
lAC allows a mix of uses. In addition, the lAC promotes compact and high density development to 
support downtown style development while B-2 was designed to accommodate more suburban 
style development which is typical of Coral springs. It assumes large out-parcel development with 
generous buffers from residential uses and wide setbacks from roadways. It allows commercial 
uses only, including restaurants and hotels. Maximum height in B-2 is 100’ with additional height 
restrictions for buildings within 200 and 300 feet from R (residentially) zoned districts. Parking 
requirements are quite high and drive-through lanes are permitted.

the downtown is also impacted by section 250154 of the land development Code which specifies 
allowable locations for mixed use. Here, the downtown is not called out as an allowable location for 
mixed use development. However, if the downtown is added to this section, they would be subject to 
the following restrictions:

no more than fifty (50) per cent of the total floor area of the mixed use development may be devoted 
to residential uses.

1. density is capped at 15 dwelling units/acre
2. there are additional restrictions for flex zones.
3. Minimum lot size for mixed use development 9 acres. Individual parcels minimum 1 acre.
4. setbacks: 

a. nonresidential building 65’
b. Residential buildings 25’
c. overall 25’ from any other building

5. 20’ separation from windows, doors, balconies of facing buildings for residential units.

A small amount of land is zoned RM-20 on the north and south side of sample Road behind the 
commercial strip centers, and along Coral springs drive where the existing multi-family occurs. there 
is also a sliver of land zoned RM-20 along the southern edge of the northwest Regional library, as 
well as on the corner of sample Road and nw 90th Avenue adjacent to the Charter school. 
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RM-20 for multi-family uses requires a minimum plot size of one acre and 100 feet of depth.  Multiple 
dwellings shall be a minimum of five acres and 300 feet in depth. Height is limited to thirty-five feet 
or three stories. In addition, vehicles cannot park in the first twenty feet of the setback.  Buildings may 
not exceed 160 feet in length. there is also a requirement to provide a minimum of forty-five percent 
of the lot area for landscaped open space. 

Properties fronting nw 33rd street between Coral Hills drive and nw 99th way and abutting Broward 
Health are zoned MC, which is the zoning district for medical uses. Maximum height is fifty feet.

Rs - 3,4,5, one FAMIlY dwellIng

Rd-8, two-FAMIlY dwellIng

RM-15, low MedIUM densItY MUltIPle FAMIlY

RM-20, MedIUM densItY MUltIPle FAMIlY

B-2, CoMMUnItY BUsIness

MC, MedICAl CenteR

diagram of existing zoning
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4.2.3 future land use

Unlike the zoning in the downtown, land use has already been updated to reflect the ddRI/
development order. the Future land Use designation for the entire CRA is local Activity Center (lAC), 
a mixed-use district. the Comprehensive Plan outlines the requirements for the lAC. It states that 
Commercial or office space which exceeds an FAR of 2.0 must meet 20% residential, support retail, or 
entertainment/dining services.

In addition, the lAC caps development and the total impact of development growth such that it will 
generate no more than 2,802 vehicle trips at the PM peak hour as calculated per the ddRI. specific 
development allowances match the ddRI as follows:

office   2,000,000 square feet gross floor area
Retail   1,200,000 square feet gross leasable area
Residential   2,400 dwelling units
library   72,000 square feet gross floor area
school   1,600 students
Hotel   750 rooms
Movie theater  80,000 square feet gross leasable area
government office  100,000 square feet gross floor area
open space  3 Acres +/-

the maximum Floor Area Ratio of the local Activity Center shall average 2.0 for all land uses.

Finally, a minimum of three acres of open space is required. 
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4.2.4 downtown design guidelines

the downtown design guidelines were adopted in 2002 concurrent with the initial CRA Plan. they 
called for a new street grid with various street hierarchy requirements in the southwest quadrant of 
the CRA. these streets do not currently exist.  

the height diagram allows tallest buildings at sample Road/University drive intersection and at the 
back corner at nw 31st Court and Coral Hills drive. the southwest quadrant is further divided into 
sectors. FAR and height is determined depending on the sector. 

the guidelines also call for plazas at key corners including sample Road and University drive and a 
central plaza lined with retail. 

In addition, the design guidelines waive the master parking requirements including the sixty-five foot 
parking setbacks on sample Road and the one hundred thirty-seven foot setback on University drive 
for surface parking.

the new mixed use zoning, which is being created for downtown, will include new design standards 
to replace the current guidelines.
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4.3 gEnEral PhySical conditionS

the building stock within the CRA dates back to the 1960s and 1970s. while most of the buildings are 
adequately maintained, many of them are no longer considered suitable space and are quickly becoming 
obsolete.   

4.3.1 Existing uses

the land use analysis describes how property is being used according to the Broward County 
Property Appraiser. It indicates which uses are most prevalent, where similar uses are clustered, the 
size of those uses, and opportunities for new uses. 

the existing land use analysis reveals that public and quasi-public uses are the most common uses 
in the CRA, accounting for 47% of the total land area. these include City Hall, the Broward County 
northwest Regional library, the Charter school, the County Addiction Clinic, Broward Health surface 
parking, and vacant surplus land.

Commercial is the second most common use in the CRA with 31% of the total land area. this includes 
restaurant, personal service, professional office, the gas station, and open storage. Most of the retail 
centers are older strip commercial centers with some viable businesses. there are three prominent 
office buildings within the CRA. one is on the corner of Coral Hills drive and sample Road, the second 
is the Financial Plaza building, and the third is one Charter Place.

Residential is the least common use in the CRA. the residential, as discussed earlier, is all low-rise 
multi-family.  

the diagram on page 45 illustrates uses for each parcel according the Broward County Property 
Appraiser. 

Summary of ExiSting land uSES
use acreage Percentage
Vacant 7.17 6%
single Family Residential 0.62 1%
Multi-family Residential 4.74 4%
Retail 14.61 13%
office 16.83 15%
Parking lots 12.93 11%
Hotel 2.24 2%
open storage/gas station 1.15 1%
Public land 53.43 47%

113.70 100%
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ResIdentIAl - MUltI-FAMIlY

CoMMeRCIAl

Hotel/Motel

InstItUtIonAl

VACAnt BUIldIngs oR lAnd

diagram of existing uses according to Broward 
County Property Appraiser 2013.
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there is also a small portion of land which is listed as vacant by the property appraiser, however, a 
closer look reveals that there is actually a substantial amount of additional property and portions 
of properties which are either vacant, undeveloped buffers or berms, and surface parking lots. 
the diagram below shows vacant land and land which is dedicated to surface parking. Most of the 
vacant land is concentrated in the downtown core also known as the southwest quadrant. But each 
of the quadrants has a fair amount of land dedicated to surface parking lots.

VACAnt lAnd

sURFACe PARkIng

CRA BoRdeR

diagram of vacant and underdeveloped land by RMA site 
survey. note, the existing conditions may not match the 
Broward County Property Appraiser which may not have 
the most current property information at the time that 
this site survey was conducted in 2013.
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there are no parks in the downtown, although the City is currently using its vacant property adjacent 
to the Financial Plaza to host community events including the green Market. However, in terms of 
designated parks and recreation space, there is only 0.6 acres of open space within the downtown 
area. the most prominent space is the plaza at the northwest Regional library which is used every 
day by the Charter school students at day’s end. But compared to the citywide estimated 425 acres of 
parks, the downtown is greatly underrepresented.

the northwest Regional library 
plaza is the only public and open 
space in the CRA.



48

4.3.2 ownership Patterns

the CRA has large tracts of land under single ownership which will make it easier to facilitate 
redevelopment. 47 % of the property is owned by the public sector as noted in the existing land use 
section. this includes the large surface parking lot surrounding the Charter school and northwest 
Regional library.

there is also significant land ownership by the private sector including a site owned by Publix and the 
land surrounding the Financial Plaza, the Bank of America property and the medical office tower on 
nw 31st Court and the residential properties on Coral Hills drive. 

In addition, two of the most significant redevelopment parcels—the Financial Plaza parking lot 
and the northwest Regional library’s parking lot are tied to a restrictive covenant which protects 
a set number of parking spaces for use by the Financial Plaza and the northwest Regional library. 
the property surrounding the Financial Plaza is owned by Amera Urban developers. they are 
contractually obligated to provide 400 plus parking spaces for the building which is under separate 
ownership. similarly, the property surrounding the northwest Regional library is owned by the City 
and the City is contractually obligated to provide 300 plus parking spaces to the northwest Regional 
library.
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PRIVAte

1. HoMeowneR
2. 3200 UnIVeRsItY llC
3. 9600 sAMPle RoAd llC
4. 9645 llC
5. 9760 CoRAl sPRIngs CoRP
6. ACostA, MARIo & BeRselIs
7. AMeRA 3300 lAnds ltd
8. B wAlsH InC
9. Belle teRRe (Multiple owners)
10. BRe/wellesleY PRoPeRtIes llC
11. CAPlAn, gARY V tRstee
12. Cnl InCoMe & gRowtH FUnd V & VI
13. CoRAl HIlls llC
14. CoRAl PlAZA InC
15. CoRAl sPRIngs FIPleX Condos llC

16. CoRAl sPRIngs gUlF InC
17. CoRAl sPRIngs PRoFessIonAl CtR
18. CoRAl sPRIngs VIllAge sQ Assn 
InC
19. deCo Inn InC
20. dI gIUlIAn, BRUno tR
21. dkB ReAl estAte HoldIngs llC
22. eBHC llC
23. gRAntIC llC
24. gReenACRe APARtMents llC
25. gs 2006-gg6 CoRAl sPRIngs
26. Intel gRoUP llC
27. J P dAnCe enteRPRIses InC
28. J w n CoRP
29. JeRRY kleIn l ReV lIV tR

30. kMP InC
31. lARA PRoPeRtIes ltd
32. lARse CoRPoRAtIon
33. lIon PRoPeRtY gRoUP llC
34. loeFFleR, JoHn M tRstee
35. MolIno, JosePH F
36. nICk’s sAMPle RoAd llC 
37. oFFICe CoURt west llC
38. oRIon VentURe CHeC CoRAl llC
39. PoMPAno InVestMents llC
40. Powell, PAtRICk g H/e
41. PUBlIX sUPeR MARkets InC
42. Red wHIte & BRown HoldIngs llC
43. RVR deVeloPMent
44. sCP HoldIngs lC

45. sHU kAn CHeUng ReV tR
46. sPRIng AIRe APARtMents llC
47. stAke AssoCIAtes
48. stRAUss, RAY 
49. sUAReZ, olgA 
50. tHe dAVenPoRt ReAl estAte
51. tHeRMoFIn InC
52. tnHYIF ReIV kIlo llC
53. tRInItY PRoPeRtIes CoRAl sPRIng
54. VIllA APts oF CoRAl sPRIngs InC
55. Vln deVeloPMent llC
56. wong, k l & eIleen
57. ZetRenne, dUQUenne
58. CItY nAtIonAl BAnk
59.  sUn CoUntRY Condos (MUltIPle 
owneRs)

sAMPle RoAd

nw 33Rd stReet

nw 31st CoURt
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4.3.3 Building footprints

the building footprint diagram illustrates the building patterns in the CRA study area and the areas 
which are most developed.  Also described as a figure ground, buildings are shown in black and 
the undeveloped land area in white. this contrast provides a very quick understanding of the ratio 
between built and unbuilt area and shows that the CRA is greatly underdeveloped.

what we see is that the building pattern is inconsistent. this shows that the highest concentration of 
buildings are the collection of one-story commercial buildings on sample Road, and the multi-family 
residential on the east side of Coral Hills drive. the largest building is the site of the old Coral springs 
Mall and currently the northwest Regional library and Charter school. the remainder of the buildings 
are very much in isolation and disconnected from one another. this includes the hospital, Broward 
Health, which is southwest of the study area. Interestingly, the building patterns which surround the 
downtown are more consistent as they are primarily single family homes in subdivisions.

BUIldIng FootPRInt
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4.3.4 circulation and Block Pattern

Block pattern describes the way in which the lots, blocks, and streets are laid out in the context of 
natural features. Block patterns reflect the historic context, as well. For example, if the primary mode 
of transportation was walking, the blocks tend be shorter, as is the case older communities like Fort 
lauderdale. newer communities, like Coral springs, have longer blocks to support automobile traffic. 

the downtown study area can be characterized as having quite large blocks in an irregular pattern 
with limited cross connections. there are few signalized intersections and even fewer safe pedestrian 
crossings. this block pattern is reflective of the period of time that the City was developed. Although 
it was always meant to be the downtown--at the crossroads of sample Road and University drive—it 
was designed as a modern center with large parcels to accommodate the original Coral springs Mall, 
the westinghouse sales center, and the iconic office tower (Financial Plaza).   

BloCk stRUCtURe
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the major roadways within the CRA are University drive and sample Road. In fact, these are the 
main access roads in the entire City. Both facilities experience heavy traffic congestion at peak hours 
and have been designed to maximize traffic flow by limiting access points onto the roadways with 
medians. this forces vehicles to make left turns or to access businesses on the opposite side of the 
street by making u-turns. the secondary streets which connect to the major arterials divert some 
of this traffic, but there are very few tertiary streets to handle local traffic to access businesses. the 
diagram below shows the current street grid with limited connectivity. A more interconnected street 
network could divert this traffic.

the roadway network located within the Coral springs CRA includes two (2) east-west facilities 
and two (2) north-south facilities.  these four roadways include sample Road, nw 31st Court, 
University drive and Coral Hills drive. University drive south of sample Road is a six-lane corridor 
with three lanes in each direction, a grass median, multiple turn lanes and two three foot wide urban 
shoulders—one in each direction. the entire right-of-way measures approximately 135 feet including 
the sidewalks, with roughly 120 feet of paved roadway. this segment of the corridor is under Fdot’s 
jurisdiction. north of sample Road, the right of way narrows to 115 feet. this segment of the roadway 
is owned by the City. there are fewer turn lanes and there are no bicycle lanes.

sample Road east of University drive is a Florida department of transportation roadway. this is 
a six-lane facility with two, four-foot wide urban shoulders and a grass median. the right of way 
is approximately 130 feet with 110 feet of paved roadway. sample Road west of University drive 
changes ownership to a County facility. It has six travel lanes, multiple turn lanes, and a narrow grass 
median in roughly 110 feet of right of way. 

the secondary streets or connectors are nw 32nd street, nw 31st Court, Coral Hills drive, nw 99th 
way, and Broken woods drive. the tertiary or local streets are nw 94th Avenue and nw 32nd street 
east of nw 94th Avenue.

existing traffic signals

no Pedestrian Crossing

Major Roadways

Minor Roadways

Connectors
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diagram of existing street network.
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the number of lanes, current traffic volumes, adopted levels of service (los), and current operating 
conditions of the roadways located within the study area are documented in tables 1a and 1b.  table 
1a documents the existing conditions on all study roadways for daily conditions while table 1b 
presents the current conditions during the critical PM peak hour.  As shown in these two tables, all 
study roadways are currently operating at acceptable level of service.

coral Springs cra
Existing traffic conditions (daily volumes)

roadway from to
number of 

lanes
year 2012

current aadt
level of Service

adopted current

Sample road Coral springs dr
University dr

University dr
Riverside dr

6
6

37,000
35,000

d
d

C
C

university drive Royal Palm Blvd
sample Rd

sample Rd
nw 40th st

6
6

41,500
33,500

d
d

C
C

coral hills drive nw 29th st sample Rd 2 9,500 d d

Source: Broward County Metropolitan Planning Organization (MPO)

coral Springs cra
Existing traffic conditions (Pm Peak hour volumes)

roadway from to
number of 

lanes
year 2012

current aadt
level of Service

adopted current

Sample road Coral springs dr
University dr

University dr
Riverside dr

4
6

3,515
3,325

d
d

C
C

university drive Royal Palm Blvd
sample Rd

sample Rd
nw 40th st

6
6

3,943
3,183

d
d

C
C

coral hills drive nw 29th st sample Rd 2 903 d d

Source: Broward County Metropolitan Planning Organization (MPO)

source: Roadway capacity and level of service analysis 2012 
and 2035
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4.3.5 transit

the Broward County Mass transit division operates Broward County transit (BCt), a fixed-route 
bus system servicing a significant percentage of the residents of the City of Coral springs.  More 
specifically, the Coral springs CRA area is served by two BCt routes including Route 2 and Route 34.  
sample Road and University drive are identified in the MPo’s 2035 long Range transportation Plan 
as premium corridors for transit.  Route 34 runs along sample Road, Route 2 runs north/south on 
University drive, and Roue 102 (University Breeze) is a limited service bus which runs south to golden 
glades. these transit routes are accessible through bus stops located along University drive and 
sample Road.  

BCt Route 2 travels between the north Miami-dade County (nw 207th street) and Magnolia shops 
near westview and University drive.  this route currently provides 20-minute headways during peak 
periods.  BCt Route 34 travels between the City’s corporate park and Federal Highway.  this route 
currently provides 20-minute headways during peak periods.

In addition to these routes, the City’s two Community Bus transit routes include the CRA and the 
transfer from each route, and BCt routes occur within the CRA.
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Broward County transit map
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4.3.6 natural features

one of the ways that Coral springs differentiates itself from other suburban communities is by its 
mature tree canopy, especially along the main commercial corridors. natural features, like trees in 
an urban space, elevate the quality of that space by providing physical beauty, creating a sense 
of enclosure, and as green infrastructure thereby preventing stormwater runoff and reducing the 
urban heat island effect. Although 
the land in downtown is zoned for 
commercial uses, the City has carefully 
created ordinances and code which 
set an extremely high standard for tree 
planting, maintenance, and protection 
in these high traffic volume corridors.

existing stormwater canals, though 
not natural features, could provide an 
additional aesthetic amenity. there 
are several canals throughout the 
downtown which help to manage 
stormwater overflow. However, when 
the canals are dry, they are unsightly. 

existing canal can be enhanced
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4.4 gEograPhic SuB arEaS

while the CRA is relatively small at 136 acres, it can be subdivided into five smaller areas. A general 
description of each geographic sub area is provided below.
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4.4.1 downtown core Sub area (29 acres) 

the downtown Core is the focus of the redevelopment. It has the largest tracts of undeveloped land 
and is the site of the new municipal complex. It includes the seven acre Financial Plaza, the three 
acre Bank of America property, four and half acres of multi-family residential—both condominium 
and rental, and a gas station which is just over an acre.  It also includes 7 acres to the south which 
connects to the walk. the downtown Core also includes several publicly owned properties including 
5.7 acres of vacant land and owned by the CRA and the City which has been set aside for the 
municipal complex, and three acres owned by the Us Post office. the downtown Core also has direct 
access to Broward Health.

the area has seen little investment, if any, since the CRA was created. Most buildings are in fair 
condition and are being maintained, but most are modest. the municipal complex will be the first 
major complex in this sub area.

the most prominent building in this area is the Financial Plaza. It was built in the 1960s as the main 
office for westinghouse and is the tallest building in the area at eleven stories. this was once an iconic 
building symbolizing the growth and new development of the once small community. However, 
many see the building as out of date and its site orientation and surrounding surface parking area as 
inefficient. 

downtown Core sub Area
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the second private property is the Bank of America Building. the existing lease agreement between 
the current property owner and the bank restricts the owner from making changes to the site.  Until 
the market changes and the value of the property increases, there is no real incentive for the owner 
to redevelop the property. the current owners have done tenant improvements to the second floor 
of the building.

there are four residential properties within the downtown Core. three are owned by one family as 
multi-family one story rental properties. the one bedroom and studio apartments are modest, but 
well maintained. the fourth property is a multi-level condominium complex which is not maintained 
as well. 

the two public properties, those owned by the City and CRA, will become part of the municipal 
complex. the post office site may also be incorporated into the municipal complex or could be 
redeveloped for other uses.

this is the only sub area which abuts the highly successful commercial development the walk and it 
would make sense to create a stronger visual and physical connection to this asset. 

the City is already designing public improvements to the roadways and introducing an Art walk on 
nw 31st Court. this includes culverting the canal along nw 31st Court. Another canal runs behind 
the residential multi-family properties and will connect to the culvert. A third canal runs through the 
City/CRA property. All canals are owned by sunshine water Control district. 
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4.4.2 village Square/city hall Sub area (11.5 acres)

Village square/ City Hall is located directly north of the downtown Core and includes seven 
and a half acres of commercial condominiums called Village square, and the four acre City 
Hall property.  the two properties are separated by a canal which also runs along Village 
square’s rear property line.

the City Hall site will become available for sale or lease and redevelopment once the 
municipal complex is completed. Village square also has potential redevelopment 
opportunities. It is primarily owned by Amera Urban developers with Broward College as 
the major tenant. the building is in fair condition.

Both properties abut single family residential and are zoned B-2 which allows up to 100 feet 
in height with additional setbacks for properties within 200 and 300 feet of residential uses.

no new redevelopment has occurred in this sub area, however the CRA did give Broward 
College a monetary incentive to make upgrades to their property. Currently 4,000 to 5,000 
students are using this location.

Village square/ City Hall sub Area               
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4.4.3 northeast neighborhood Sub area (6.1 acres) 

the northeast neighborhood sub Area consists of two parcels 
owned by Publix and City national Bank.  Both sites have been 
cleared and are currently vacant. the Publix site is owned by 
the company’s real estate arm and consists of 4.2 acres. the City 
national Bank site consists of 1.9 acres. there are currently no 
active redevelopment plans by either entity.

northeast neighborhood sub Area
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4.4.4 Educational core (17.1 acres)

the educational Core includes the only redevelopment projects in the downtown which are 
one Charter Place, an office complex and parking garage, and the northwest Regional library. 
one Charter Place was the first redevelopment project for the CRA. It is 3.8 acres and was lost in 
foreclosure by the previous master developer, Amera Urban developers. It includes 210,000 square 
feet of office space, a free standing garage, and retail structures. 

the second property, northwest Regional library includes the Charter school and is 13.9 acres. this 
was the site of the original Coral springs Mall. the Charter school and the parking area are owned 
by the City and the northwest Regional library is owned by the County. the City entered into an 
agreement with Broward County to provide parking spaces for the northwest Regional library in 
exchange for the northwest Regional library expansion to a regional hub.

the Charter school creates significant traffic at peak school hours for roadways which are already 
highly congested. the school has already outgrown its facility and is examining opportunities to 
relocate to a larger space with assistance from the City. Currently, the school does not have any fields 
for sports practice and would like a space that can incorporate this need.

one Charter Place

educational Core
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4.4.5 West Sample road Sub area(43 acres)

west sample Road is the most established sub area in the CRA. It includes property on both sides of 
the corridor. Buildings fronting sample Road are commercial strip centers in fair condition and with a 
variety of tenants. there is no visual unification and the type of tenants varies greatly. 

Buildings front the Master Parking Areas which are owned by the City, however buildings on the 
south side of sample Road has large surface parking lots to the rear for overflow parking, which are 
separated by a service road. the commercial center on the north side directly abuts multi-family and 
has minimal overflow parking. Businesses on this north side of sample Road rely primarily on the 
master parking area to meet their parking needs.

the residential uses on the north side of sample Road are located behind the commercial. A small 
service road separates the two uses, but the condition is not ideal and this is the area which has the 
most blight and need for improvement. the residential units are modest and in fair to poor condition. 

Restaurant and outdoor seating on west sample Road. An 
example of high quality improvements and outdoor spaces.

west sample Road
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the parcels south of sample Road and behind the commercial shopping center are medical uses 
related to Broward Health. they include an addiction rehabilitation center owned by Broward County, 
a privately owned medical office building, and additional surface parking for Broward Health. 

Although the Broward Health building is not within the CRA boundary, it is an important economic 
driver and will influence development in the CRA. Its workforce population can help support new 
uses in the downtown core including retail, residential, and office.

there is one additional property on the southwest side of nw 99th way and west sample Road which 
is an office building.
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5.1 nEEdS By gEograPhic SuB arEa 

the purpose of this section of the plan is to provide a list of problems and needs identified within each of 
the geographic sub areas of the Community Redevelopment Area. these items are then addressed within 
the Community Redevelopment Plan through sub area redevelopment strategies which include the 
implementation of specific programs and projects of the Community Redevelopment Agency, the City of 
Coral springs or other governmental agencies operating within the Community Redevelopment Area.
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5.1.1 downtown core (29 acres)

Problems:
•	 the most significant problem in the downtown Core is the overall layout of the streets and 

parcels because they are not conducive to an urban development pattern and the fact that most 
of the area is vacant and underutilized. 

•	 large parcels and blocks limit connectivity and access to properties.
•	 A significant amount of land is dedicated to surface parking which degrades the overall visual 

quality of the downtown and fosters a suburban character.
•	 the canal acts as a barrier. It is particularly unattractive when it is dry.
•	 the key property in the downtown Core, the Financial Plaza, has been carved into two pieces so 

that the building and the parking are under separate ownership. there are additional covenants 
which reserve parking for both the Financial Plaza building and Broward College. Additionally, 
this property is not platted.

•	 other properties which are not platted include the Post-office parcel and multi-family parcels 
along Coral Hills drive.

•	 there is a surplus of vacant office space which is obsolete and effectively unleasable and has 
hindered opportunity to bring in new office.

•	 sample Road and University drive act as barriers. they are difficult to cross by foot and difficult 
to maneuver around by car and the signalized crosswalks are spaced too far apart to support 
pedestrian circulation.

•	 the Bank of America property is tied up in a long term lease. this property has seven dedicated 
drive-through lanes.

•	 the condominiums on the southwest corner of Coral Hills drive and nw 31st Court are in fair 
condition.
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•	 the one-story rental apartments on Coral Hills drive are not the highest and best use for the 
property.

•	 there is an existing gas station on the corner of Coral Hills drive and sample Road.
•	 existing internal streets have a suburban character and do not support walking.
•	 nw 31st Court is a barrier. It is too wide. 
•	 there is no transition from the residential on the south side of nw 31st Court and the north side 

of the roadway.
•	 there are no parks or formal public spaces. 

needs:
•	 A connected street grid.
•	 A hierarchy of streets.
•	 Platting for the Financial Plaza, Post-office, and multi-family and new streets.
•	 Cleaning up the canal and maintaining the water level.
•	 Improve connections across sample Road, University drive and nw 31st Court.
•	 A grand park to give identity to the downtown.
•	 An identifiable image.
•	 new development with distinct architecture and an urban character which is customized to Coral 

springs.
•	 new residential.
•	 new retail.

surface parking is the predominant use in the downtown 
Core



68

5.1.2 village Square/city hall (11.5 acres)

Village square/City Hall includes the current Village square building, as well as the current City Hall 
property. the most significant problems are the outdated building configurations and the ownership.

Problems:
•	 the Village square property has a deficit of parking to serve the expanding needs of Broward Col-

lege.
•	 Its current structure is a condominium with multiple owners making this a challenge for redevel-

opment although Amera Urban developers owns a majority of the holdings.
•	 Its parking lot is under common ownership by the condominium association.
•	 the Village square building is in fair condition with a real mix of uses, some with marginal uses.
•	 the canal to the rear of the property is completely hidden from view and separates the Village 

square from the City Hall site.
•	 Both the City Hall and Village square abut single family residential uses.
•	 Village square is set back from the road in a typical suburban configuration with a large and unat-

tractive parking lot fronting University drive.

needs:
•	 Redevelop both parcels.
•	 Upgrade the canals and highlight them as an amenity.
•	 Improve connectivity and ease of movement across University drive and sample Road.
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5.1.3 northeast neighborhood (6.1 acres)

the most significant challenge for this area is the ownership and the triangular geometry of the two 
lots.

Problems:
•	 Both parcels are vacant.
•	 Current owners appear to have little motivation to redevelop the property.
•	 Both sites are small with difficult geometries.
•	 the sites could be difficult to park.

needs:
•	 Redevelop both sites.
•	 new grocery store to replace the store that was demolished.
•	 Multi-level structures with ground floor commercial with residential uses above.
•	 work with owners to incentivize redevelopment.
•	 Revitalize Broken woods drive and improve connectivity to the adjacent neighborhood.
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5.1.4 Educational core (17.1 acres)

the properties within the educational Core are repurposed buildings which were originally part of 
the Coral springs Mall. the roadway pattern and lot configuration never evolved beyond the original 
use. 

Problems:
•	 large surface parking lots take up the majority of the property and limit connectivity.
•	 one Charter Place is physically separated from the other uses on the quadrant.
•	 Vehicular circulation is  poorly designed.
•	 traffic congestion from the Charter school limits circulation and functionality for other uses.
•	 the Charter school is outgrowing its facility.
•	 students crossing University drive at unsignalized intersections or midblock.

needs:
•	 Better parking solutions.
•	 Better roadways and dedicated right of ways for streets.
•	 Better connections among the different parcels and uses.
•	 signalized pedestrian crossings.
•	 overall redevelopment scheme tied to education including higher education.
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5.1.5 West Sample road (43 acres)

the biggest challenge for west sample Road is the block configurations and the subsequent building 
layouts and uses, and the lack of visual and physical cohesion from one side of the street to the other.

Problems:
•	 extremely long blocks are difficult to walk.
•	 Façades are not consistent and lack any unifying characteristics.
•	 the quality of the uses is widely varied and there is no commonality that links businesses 

together.
•	 there is no buffer between the commercial lots on the north side of sample Road and the 

multi-family behind it. Additionally, the service road which separates the two zones is poorly 
maintained and unsightly.

•	 the rear parking lots on the south side of sample Road are owned by the commercial lots, but are 
separated by a service road. 

•	 each lot is individually owned and there is very little common ownership for ease of 
redevelopment.

•	 the Master Parking Area in front of the commercial is the primary parking for the businesses on 
the north side of sample Road.

•	 Both Master Parking Areas have an awkward one-way circulation pattern which forces 
maneuvering back onto sample Road.

•	 the residential multi-family to the north is in fair to poor condition. Most is rental, but some is 
owner-occupied.
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needs:
•	 Breaks in the blocks.
•	 Improved façades.
•	 An identifiable image to create a better synergy among different uses.
•	 Redevelop the parking lots to the rear of the southern commercial lots.
•	 Improve or remove the service alleys.
•	 Reconfigure or redevelop the master parking area to improve circulation.
•	 Upgrade existing multi-family.
•	 Better buffer between commercial and residential uses.

Rear alley offers no buffer 
between residential and 
commercial properties on the 
north side of west sample 
Road.
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5.2 ovErall nEEdS Within thE cra

As opposed to specific needs identified within the various sub areas of the Community Redevelopment 
Area, these “overall needs” are area wide in scope and encompass some of the more serious problems 
that are prevalent throughout the area and contribute to the overall state of decline.

5.2.1 removal of Slum and Blight

the Community Redevelopment Area contains a substantial number of areas with deteriorated 
and deteriorating structures that are a detriment to the health, safety or welfare of area residents. 
the existence of these slum and blighted conditions contribute to crime, decrease the tax base and 
substantially impair or hinder sound growth. the major charge of the Community Redevelopment 
Agency is the consistent removal of these conditions while subsequently preserving and enhancing 
the tax base of the Community Redevelopment Area. were it not for CRAs, eliminating slum and 
blight by replacing it with economically viable uses could not occur.

5.2.2 land use

while residential is the predominant land use throughout the City of Coral springs, residential is 
not permitted in most of the CRA due to existing zoning. land uses should be balanced so that the 
commercial, recreational, and public service needs of all its residents can be conveniently provided 
within the community.  the CRA’s current housing deficit has hindered its ability to grow and thrive.  
In addition, one of the most significant development parcels, Financial Plaza, has limited capacity for 
redevelopment because of its ownership structure. 

5.2.3 Physical Barriers to redevelopment
the two most significant physical barriers are the arterial roadways (sample Road and University 
drive) and the stormwater canals. the arterials are almost impossible to cross by pedestrians and 
are a significant barrier to redeveloping across parcels and integrating all four quadrants of the CRA. 
Inevitably, the CRA will have to develop in phases, one quadrant at a time to eventually overcome 
these highways. the stormwater canals are easier to address because they can be improved as water 
features and can be bridged, to some degree. sunshine water Control district oversees these canals 
and is amenable to improvements.

5.2.4 Economic development

the City’s survival as a governmental entity is dependent upon the generation of adequate tax 
revenues to meet the service needs of its residents. Projects that increase the overall marketability of 
the City as a commercial, recreational and residential area will ultimately increase the tax base.

slum and blight have a negative impact on the tax base of the City and are self-perpetuating. 
Although there is often a tendency to focus on individual redevelopment projects at the expense 
of resolving underlying problems in order to set the stage for redevelopment, the existing and 
planned CRA projects and programs stress the importance of both. the success of this community 
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redevelopment effort is largely dependent upon the economic vitality of the area. the CRA’s 
programs, which are focused on eliminating slum and blighted conditions and improving the 
standard of living for its residents, are intended to be catalysts for the revitalization of the entire 
area. Additional projects aimed at increasing job growth and generating pedestrian activity in the 
downtown complement the process by focusing some of the underlying problems that originally 
resulted in slum and blighted conditions.

5.2.5 affordable housing

the provision of adequate housing is one of the key determinants of a community’s success. In 
today’s local climate, a major problem for local government is the provision of sufficient affordable 
housing to meet the needs of its current and projected population. In general, the housing delivery 
system is driven by the private sector, which is a market driven system. local government, particularly 
redevelopment agencies, can have an effect on the process through maintaining an adequate supply 
of buildable land and infrastructure to support future development. local government can often 
stimulate housing development by providing incentives, facilitating the process or by actually being 
a developer itself. 

there are a number of programs in place which already support affordable housing within Coral 
springs. 

•	 the City receives state Housing Initiative Partnership (sHIP) funds annually; a local Housing 
Assistance Plan (lHAP) is established every three years to meet the housing needs of the very 
low,  low and moderate income households, to expand production of and preserve affordable 
housing, to further the housing element of the City’s comprehensive plan specific to affordable 
housing.

•	 the City’s Affordable Housing Advisory Committee, as required by section 420.9076 Fs and the 
state of Florida Housing Initiative Partnership Act, recommends specific actions and initiatives 
to encourage and facilitate affordable housing while protecting property value appreciation. 
the committee submits a triennial report to the City Commission recommending incentives and 
other strategies to promote and support affordable housing in the City.

•	 the CRA also has a Housing Affordability study dated February 24, 2005 which provides evidence 
that development in the downtown, as outlined in the ddRI, will not adversely affect the ability of 
people to have adequate housing which is reasonably accessible to their places of employment.

•	 the City is an entitlement recipient of Community development Block grant (CdBg) funds 
through the department of Housing and Urban development (HUd).  the City develops a 
Consolidated Plan every five years; the plan is designed to assess affordable housing and 
community development needs and market conditions, and to make data-driven, place-based 
investment decisions.  In addition, each year the City completes an Annual Action Plan which 
outlines the programs the City will undertake in the current year to benefit very low, low and 
moderate-income residents.

•	 the City receives Home Investment Partnership (HoMe) funds annually through the Broward 
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County HoMe consortium. the funds are provided by HUd to provide affordable housing 
programs to very low, low and moderate income households in the City of Coral springs

•	 through the funding sources listed above the City provides Home Repair Assistance to very low, 
low and moderate income owner-occupied residents of the City.  the program is offered through 
a deferred loan.

•	 the Affordable Housing trust Fund, as outlined in sec 231 of the land development Code, was 
establish an to collect any and all funds related to the City’s Affordable Housing Programs. Funds 
include but not limited to payment of fees in lieu of inclusionary units.

•	 to further incentive developers to build inclusionary units, the City provides a variety of density 
bonuses depending on the target household income level. Residential developments that 
provide inclusionary units also qualify for expedited plan review. the program targets Coral 
springs Charter school teachers, Broward County Public school teachers working at a school in 
Coral springs and Broward Health licensed health professionals with at least one adult working in 
Coral springs.

Inevitable, housing will remain a universal need and Coral springs should position itself to provide 
an adequate supply and variety of housing within the downtown. the CRA can facilitate this process 
by providing incentives for additional investment in the area.  Current programs and new programs 
found in this document are intended to provide incentives to developers and non-profit community 
development corporations to enhance housing development, both affordable and market rate.
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5.2.6 downtown housing

the survival of retail in the downtown is directly linked to the number of local consumers supporting 
the market. downtown housing comes in different forms: single-family housing, town homes, 
apartments, live-work and condominiums (low-rise, mid-rise, and high-rise). successfully renewed 
downtowns have the important element of housing, particularly housing for young professionals, 
young retirees, and downtown employees. In other communities, these residents have become 
strong supporters of local businesses and, in turn, local businesses are able to improve and expand 
their goods and services. 

the current land use supports housing in downtown, but the underlying zoning does not. At the time 
that this document was written, the City was in the process of creating a new zoning district for the 
downtown to allow residential uses.

examples of townhomes and mid rise 
apartments
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5.2.7 infrastructure

support infrastructure and community services is primarily the City’s responsibility, however, the CRA 
will participate when needed and in association with specific redevelopment projects on a case by 
case basis. on- and off-site infrastructure improvements such as parking, roadway improvements, 
utility upgrades, and other improvements may be used by the CRA as incentives to secure private 
sector redevelopment.

In July 2010, Broward County approved the sample Road and University drive Infrastructure Master 
Plan. Implementation of this plan includes construction of right turn lanes, power and cable line 
burial and installation of new traffic light mast arms. the CRA’s initiative to collaborate with Broward 
County has resulted in a successful partnership agreement whereby the County has committed 
to installing the new mast arms and a signal at the University drive and sample Road intersection. 
the partnership requires the CRA to provide engineering design and limited foundation work, and 
Broward County to complete the balance of the installation work.

the CRA will also install three new kaleidoscope bus shelters: one on the northeast corner in front 
of the former Publix site, one on the southeast corner north of one Charter Place and one on the 
southwest corner east of Financial Plaza. one is already installed at the intersection of University 
drive and nw 31st Court.
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5.2.8 cultural and recreational facilities

As with infrastructure, the City, County and other institutions will provide recreational facilities 
for residents except in cases where the CRA develops a specific program to develop facilities that 
encourage and enhance other programs and incentivize development. Coral springs has a reputation 
for its parks and student athletics so it will be important to embed this image into the downtown. In 
addition, cultural uses compliment downtowns and add life and character to places especially when 
paired in downtowns with a high residential population. there are many examples of downtowns 
that have invested in arts and culture as a catalyst for redevelopment including Bilbao, spain and 
Miami Beach.

Currently the CRA supports the BizArt Festival and the Festival of the Arts. the Festival of the Arts, 
an annual event that raises awareness of the arts and culture in northwest Broward County, will 
eventually make its permanent home in the CRA’s downtown area.

the CRA may support additional cultural uses in the downtown and, perhaps, in partnership with the 
northwest Regional library and the City. they may also facilitate a variety of open spaces both small 
and grand and in collaboration with the City’s municipal complex. the preliminary design schemes 
which were developed in december depicted a relationship between the new City Hall and the art 
museum.

the City also has a Public Art Program which also applies an impact fee to new development within 
the City. the Program as outlined in sec. 601 of the City’s land development Code requires non-
residential developments and redevelopments of more than 12,500 feet, and on lots that are one acre 
or greater, to participate in the Public Art Program. owners may either pay into the City’s Public Art 
Fund or provide on site artwork.

example of art festival
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5.2.9 Education and civic institutions

while education is mostly administered by the Broward County, Coral springs continues to be an 
active partner with its schools to protect and promote its reputation for high quality schools. this 
commitment is quite evident in the CRA which has shepherded two educational institutions: the 
Coral springs Charter school and Broward College. In an effort to meet educational demands, the 
City partnered with the Charter school and provided them with the land and building to operate for 
1,653 students grades 6-12.  Adult education classes run on campus in the evenings. the City also 
helped bring Broward College to Village square and provided funding for tenant improvements. 
In June 2010, the CRA, City and Broward College entered into an Interlocal Agreement (IlA) which 
became effective upon execution of the lease in January 2011 establishing the scope for a 19,000 sq. 
ft. renovation of a leased office space. the CRA and City’s financial assistance was for the purpose of 
defraying the build-out cost for the proposed expansion. the CRA provided $400,000 toward tenant 
improvements for the classroom space. Broward College is the largest tenant in Village square and 
enrollment continues to grow. 

Charter school
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5.3 traffic and tranSPortation 

Although redevelopment actions will inevitably increase overall traffic, proposed new streets and a more 
connected street grid will divert traffic from sample Road and University drive. In addition, new parking 
structures will help reduce the number of trips within the downtown as people park in one spot and walk 
or take a circulator trolley to their destination. this is also true for downtown’s anticipated residential 
population who will park their cars once to access most of the downtown. 

5.3.1 transit

the proposed Coral springs CRA area should be designed in a manner that provides safe movement 
and pedestrian connectivity within the existing sidewalk network and provides safe access to local 
mass transportation facilities. this will ensure that future residents will have safe and adequate access 
to existing bus stops associated with BCt Routes 2 and 102 (limited service Breeze) and the City’s 
Community Bus service.

the CRA began exploring the need for a stronger east-west transportation network, specifically 
focusing on connecting downtown Coral springs with the major transportation routes, vital 
businesses and population centers along the sample Road corridor. It was proposed that the City 
begin approaching municipalities along sample Road including Coconut Creek, Margate, Pompano 
Beach and deerfield Beach to begin a coalition to bring public/private investment capital along 
sample Road focusing on major intersections such and University drive, state Road 7, the Pompano 
Beach tri-Rail station at Andrews Avenue and Federal Highway. City planners from Coral springs, 
Coconut Creek and Margate meet quarterly to discuss this issue along with other transportation 
issues within northwest Broward County. A CRA Board Member has been appointed as a liaison and 
the MPo is projecting funding will be available in 2016.

5.3.2 traffic

the major traffic impact will be in the downtown core which is planned to have the most intense 
uses. tables 2a and 2b document the projected level of service for the roadways located within the 
Coral springs CRA.  the short term horizon year was assumed to be the year 2020 while the long term 
planning horizon was assumed to be the year 2035.  the 2020 and 2035 projected traffic volumes 
(AAdt) and PM peak hour volumes were based on information contained in Broward County’s 
Roadway level of service Analysis for 2012 and 2035.  

Based on the MPo’s traffic counts and projections the only roadway segment around this area that 
would fail in 2035 is University drive south of sample Road. this indicates that any potential build-
out as outlined in the dRI (i.e., 10% or 285 net new trips, 30% or 840 net new trips, 50% or net new 
1401 trips) will not significantly affect future conditions. this plan proposes additional access to the 
downtown core from sample Road, Coral Hills drive, and nw 31st Court through a more integrated 
network of streets. 
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As indicated in the future conditions analysis tables, Coral Hills drive is projected to operate 
deficiently in the year 2020. (It is recommended that signal timing optimization be implemented  
at the intersection of sample Road and Coral Hills drive in order to correct the short term level of 
service deficiency anticipated on Coral Hills drive.  Moreover, sample Road, west of University drive is 
projected to operate at level of service “e” during the critical PM peak hour in the year 2035.  However, 
the implementation of an eastbound right-turn lane at sample Road/University drive should alleviate 
the projected deficiency on sample Road.)

Although implementation of individual redevelopment projects may require improvements or 
modifications to the existing roadway network, these localized impacts will be reviewed when 
specific project designs are undertaken. It is also recommended that architectural and site-specific 
design solutions be considered to mitigate potential traffic and parking impacts of specific projects 
which abut residential neighborhoods.

coral Springs cra
future traffic conditions (daily volumes)

roadway from to
# of lanes
2020/2035

Short term (2020) long term (2035
aadt loS aadt loS

Sample road Coral springs dr
University dr

University dr
Riverside dr

6/6
6/6

38,918
36,426

C
C

48,592
42,129

C
C

university drive Royal Palm
sample Road

sample Road
nw 40th st

6/6
6/6

41,171
36,384

d
d

53,856
49,918

C
C

coral hills drive nw 29th st sample Rd 2/2 10,153 F 11,967 d

Source: Broward County Metropolitan Planning Organization (MPO) 
       Year 2020/Year 2035

coral Springs cra
future traffic conditions (Pm Peak hour volumes)

roadway from to
# of lanes
2020/2035

Short term (2020) long term (2035
aadt Pm Peak loS aadt Pm Peak loS

Sample road Coral springs dr
University dr

University dr
Riverside dr

6/6
6/6

3,698
3,460

C
C

4,616
4,002

C
C

university drive Royal Palm
sample Road

sample Road
nw 40th st

6/6
6/6

3,911
3,456

d
d

5,116
4,742

C
C

coral hills drive nw 29th st sample Rd 2/2 965                                                                 1,137 d

Source: Broward County Metropolitan Planning Organization (MPO) 
       Year 2020/Year 2035
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5.4 markEt conditionS and dEvEloPmEnt PotEntial

the CRA has been focused on revitalizing the downtown core since the CRA’s inception in 2001. this area 
has shown the most potential because of its size, proximity to retail uses to the south, and predominance 
of vacant land and publicly owned property. the recommendations below include the entire CRA area, 
but are primarily focused on the downtown Core, the City Hall site which will become available after 
the municipal complex is built, and the site on the northeast corner which is owned by Publix. there are 
additional opportunities related to creating an educational Core, to develop additional medical related 
offices in the long term, and additional residential in west sample Road and the northeast neighborhood 
district. Conclusions are based on a combination data analysis, interviews, and an extensive urban design 
study to analyze building capacity and massing as it relates to parking and uses. In addition the demand 
analysis described below is based on the 2010 Census and 2013 and 2018 data and projections provided 
by esRI, Inc. for the following geographic areas:

•	 CRA
•	 5 minute drive time from the CRA
•	 Citywide
•	 10 minute drive time from the CRA
•	 15 minute drive time from the CRA

the primary market identified for this analysis is the area within a five minute drive. 

the City currently has an 
economic development 
Foundation (edF) which serves 
as the economic development 
arm for the City. while their focus 
is citywide, they have been a 
great resource in developing 
the CRA plan. the findings from 
the market study have been 
coordinated with the edF.  

drive time diagram indicating  market potential with in a 
5, 10 ,and 1 minute drive from the CRA.
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5.4.1 retail Potential/downtown market Study

there is no traditional downtown in Coral springs. Retail generally is either older, strip commercial 
centers like that which is found on sample Road, or a mix of old or new outparcel development. 
Both are suburban models which do not facilitate walking. But downtown should be different. like 
the walk, which runs south of downtown on University drive , buildings should be configured to 
accommodate comfortable spaces for walking and a range of uses.

Revitalized downtown retail environments typically involve reconceiving downtown’s role. 
downtown has to be a unique, niche market that offers high quality space, walkable streets, cultural 
amenities, and uses which combine to create a distinct and specialized character. As such, it can 
target a much larger geographic area, in a fifteen minute drive time and even a 20 mile radius. A 
properly targeted downtown must rely on other uses to draw from its larger market area. A true 
downtown should be an employment center as well, and the employees can help to support the local 
businesses. 

A properly configured downtown environment must also try to accomplish several other objectives:
•	 Clustering similar uses to create synergies and influence walking patterns. Uses such as 

art galleries, furniture stores, and antiques cater to shoppers who tend to browse and 
comparison shop. Restaurants, as well, tend to cluster to create a particular ambiance with 
outdoor seating and increased opportunities to view people.

•	 A comprehensive and area-wide approach to parking that relies on consolidating parking so 
that users park a single time and then walk.

•	 Continuity of the pedestrian experience. Blank walls, vacant lots, unarticulated façades, few 
ground floor windows, and large surface parking lots diminish the interest of the pedestrian. 
Active ground floor uses which are open to the public combined with large windows that 
increase the sense that there are people inside building, and varied and architecturally 
interesting façades engage people and create a vibrant and dynamic place for walking.

A good downtown retail environment can also tap underserved markets that are not targeted by 
the typical consumer establishment including full-time retirees, seasonal residents, students and 
business commuters. Uses might include art and antiques and specialty crafts, restaurants and food 
specialties like bakeries, charcuterie and coffee shops. others might include entertainment, specialty 
apparel, and spas.

downtown must be managed as a coordinated retail environment with a consistent image campaign, 
marketing program, and area-wide promotion. A central business directory and wayfinding system 
is also recommended. the CRA may, in the future, provide centralized marketing and management 
similar to what is provided in shopping centers, to promote the downtown as a destination.
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the initial economic assessment revealed that the CRA is sandwiched between two geographic 
areas which are in the eightieth percentile for highest income and highest educational attainment 
nationwide. those in the hundredth percentile are considered super zip codes according to the 
washington Post. this number becomes even more meaningful when the population is evaluated 
by geographies which are within five, ten, and fifteen minute drive times from the CRA. Areas within 
ten and fifteen minutes from the CRA fall within this eightieth percentile of super zip codes which 
illustrates a real opportunity to introduce new development which draws from this population. the 
tapestry segmentation analysis provided by esRI reinforces the washington Post’s analysis. It showed 
that these higher earning households (in purple) are within close proximity to the CRA.

the initial demand analysis evaluated demand in four phases and suggests how demand might grow 
and change. these are estimates which may change over time as the market changes. estimates show 
that the first phase can accommodate 140,000 square feet of retail and restaurant in the downtown 
Core.  there is also demand for a 40,000 square foot grocery store.

the second phase can occur after stabilization of phase one and when new residential is established. 
the downtown could absorb an additional 30,000 square feet of retail and restaurant.

Phase three and four can support over 100,000 square feet of retail and restaurant in the CRA.

tapestry segmentation show higher earning households in 
purple, surround the CRA. (left)

washington Post graphic describing super zip codes as having 
the highest percentage of income earners and educational 
attainment in the United states.  the area around the CRA is at 
the 80th percentile and is shown in green. (Bottom)
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5.4.2 office

In terms of employment, the data shows that finance, insurance, real estate related services, 
education and healthcare are clustered most in the CRA compared to the other geographic sub areas. 
Healthcare is tied to Broward Health which is not within the boundaries of the CRA, but has certainly 
influenced the office market and can benefit greatly from downtown’s growth. there is also a high 
employment cluster for professional services which is at a similar percentage as the other geographic 
sub areas. the weakest employment cluster is retail trade.

despite this strong concentration of professional related employers, demand for new office and new 
users is weak because the data shows a surplus of vacant space. this is directly attributed to high 
vacancy rates in the Financial Plaza building which has 80,000 square feet of vacant space, as well 
as the medical office buildings which have 25,000 square feet of vacant space. All together there are 
160,000 square feet of vacant office space in downtown. 

these characteristics are not unique to Coral springs or the CRA. the overall Broward County 
office market is weak, with high vacancy rates and only one new Class A building currently under 
construction in Fort lauderdale. Creation of new office space is unlikely in the near term, but a 
strategy to upgrade the existing inventory and targeting users in education, health care, finance, 
insurance, and real estate would help to improve the office market. there is also an opportunity to 
remove some of the un-leasable space from the market and replacing it with other uses.

Initially there is a limited opportunity for approximately 20,000 square feet of office during the 
development of a mixed-use downtown core. As stabilization occurs and more retail is developed, 
there is potential demand for 15,000 additional square feet. this demand may increase if the current 
vacant and obsolete inventory is removed.

Financial PlazaBroward Health
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5.4.3 housing

Inevitably, downtown’s success will be determined by the amount of residential development. 
Residential uses drive demand for all other uses, especially retail and other commercial uses. while 
the predominant housing typology has been single-family detached housing, the demographics are 
changing and there is demand for smaller and varied housing. there is substantial demand for new 
residential product in the downtown and a wide range of types. these can vary from townhomes 
and condominiums to mid rise apartment buildings and live/work units. there is demand for both 
homeownership and rental projects and a mix of unit sizes and amenities for single professionals and 
married couples, and also for families. 

Based on housing market conditions, population growth projections, and existing migration trends, 
there is currently local demand within the CRA  for 365 units. this can be filled immediately without 
any other new development in the downtown. Additional demand presented in the section are 
estimates which may change over time as the market changes, and are based on population growth 
projections, regional migration patterns, and housing demand generated by the creation of new 
jobs as redevelopment and investment occurs. they reveal additional demand for 634 new units as 
part of the development scheme for downtown. there is also demand for 159 townhomes. once the 
downtown has had successful stabilization, it can absorb an estimated additional 523 units. For a 
total demand of 1,681 dwelling units.

Further analysis shows the potential benefits of increased residential demand includes new spending 
that can support additional new investment, including retail, restaurant and office. this new 
residential demand can potentially lead to $66 million in annual household spending, which can 
support over 1,000 additional jobs, many that could be provided locally. By developing this active 
downtown with additional foot traffic, the downtown will generate additional demand for residential 
uses. 

5.4.4 industrial

the intent of the downtown is to create a vibrant center with active uses that support walking and 
strolling for a complete downtown. Industrial uses are not compatible with this vision and are not 
recommended for the downtown. the City of Coral springs has an industrial park which is best suited 
for industrial uses.

5.4.5 hotel

there is demand for 135 to 220 hotel keys in the CRA. However, as the downtown grows, and, 
particularly, as cultural arts and educational programming expands, demand could increase. the dRI 
includes 750 hotel rooms

there is currently one hotel in the downtown CRA south of nw 31st Court. the la Quinta is a 103 
room hotel. A second la Quinta is just outside the CRA one block north of sample Road with 121 
rooms. the largest and most modern hotel in the City is the Marriott in Heron Bay with 214 rooms.
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5.5 nEighBorhood imPactS

the following section describes the potential impacts of redevelopment efforts on the residential 
neighborhood of the Community Redevelopment Area and surrounding areas. while neighborhood 
impacts have been considered for the specific redevelopment actions recommended in this Plan, it 
should be noted that some of these projects are in the early stages of planning. therefore, some impacts 
resulting from their implementation may as yet to be undetermined. As these projects become more 
clearly defined, and additional impacts are identified, this section of the Plan will be amended. other 
actions described in the Plan for subsequent years are subject to further refinement and elaboration in 
the intervening period and are consequently not included in the consideration of short range impacts.

5.5.1 relocation of displaced residents and Businesses

Residential relocations may be contemplated by this plan in connection with projects. while very 
limited relocations are anticipated, it is important to note that changing conditions and modifications 
to planned projects may result in some additional residential and/or business displacement through 
sale and purchase of private property. In the event that existing or future CRA projects do require 
the relocation of residents or businesses, a relocation plan will be submitted as a component of the 
project as part of the official action by the Board of directors on the project.

It also anticipated that the CRA and the City, as well as private developers, will expand the housing 
stock and housing variety. this will provide additional opportunities to relocate residents within the 
CRA boundaries.

to protect the residents and businesses within the Community Redevelopment Area, the CRA 
will formally adopt a relocation policy containing procedures for relocation. when required 
by redevelopment actions, the relocation of residents and businesses within the Community 
Redevelopment Area will follow the officially adopted procedures. expenses and financial assistance 
required by these procedures will become the responsibility of the CRA.

relocation Policy
each redevelopment program adopted by the CRA which shall cause the temporary or permanent 
displacement of persons from housing facilities within the Community Redevelopment Area will 
contain an element and provision for providing or replacing housing for such persons in decent, safe 
and sanitary dwelling accommodations within their means and without undue hardships to such 
families, which such relocation assistance shall include but not be limited to the following methods:

1. All affected residents will receive a timely written notice of the CRA’s intent to relocate them.
2. the CRA will identify reasonable alternative housing opportunities for such displaced family 

which shall be reasonably comparable to the property being taken in size, price, rent, and quality.
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3. the CRA may provide moving expenses in a reasonable amount for each displaced family.
4. the CRA may elect to provide subsidies to displaced families in cases where suitable replacement 

housing is not available in order to make another replacement housing available within the 
displaced family’s means.

5. the CRA may permit a former owner or tenant to occupy the property after acquisition for a 
period of time either with or without rent and any such rent charge shall not exceed the fair 
market rent for such occupancy; the fair market rent should comply with rent specified under 
Federal Regulations that are used in the Rent subsidy Programs.

6. the CRA will endeavor to participate with the City of Coral springs to provide priority assistance 
to eligible displaced persons under the City’s current affordable housing programs.

5.5.2 availability of community facilities and Services

Implementation of individual redevelopment projects and streetscape beautification projects may 
require improvements or modifications to existing systems by both the public and private sector. 
the CRA is currently planning streetscape and roadway improvements for Coral Hills drive, nw 94th 
Avenue, nw 32nd street, and nw 31st Court, as well as water main extensions on Coral Hills drive 
and nw 31st Court, turn lanes, and new mast arms as outlined in the table of “Potential Infrastructure 
Improvement Projects”. 

the City currently provides master parking in front of businesses on sample Road between Coral 
Hills drive and nw 99th way as part of its master parking plan. these areas may be improved or 
reconfigured as part of this plan. 

there are currently no public parks within the boundaries of the CRA, although the site which has 
been set aside for the new municipal complex is used as an informal event space and hosts the green 
Market every saturday. this plans calls for a variety of new parks and plazas in collaboration with the 
new municipal complex and other new development.

stormwater is under the jurisdiction of sunshine water Control district. the CRA’s civil engineer is 
currently developing a scheme to manage new stormwater needs associated with this development 
plan. In addition, the CRA may work with the sunshine water Control district to improve the existing 
canal aesthetics with improved plantings and water pumps to maintain consistent water levels year 
round.

At the present time there is one public school within the CRA, the City-sponsored Charter school. 
the school is looking to expand and relocate to a location outside of and south of the CRA district 
and adjacent to Mullins Park which is located off Coral springs drive. while there are no other public 
schools within the CRA, there are opportunities to partner with different cultural and civic institutions 
to enhance educational offerings, especially in collaboration with the planned municipal complex. 
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5.5.3 Environmental quality
Redevelopment actions proposed in the Plan are intended to improve the environmental quality 
within the Redevelopment Area. the City’s Commercial Façade Improvement Program provides 
funding for businesses and residents to make exterior improvements to their buildings. Using U.s. 
department of Housing and Urban development’s Community development Block grant Funds, the 
CRA provides matching grants up to $40,000 for businesses on both sides of sample Road.

the CRA is also developing roadway and landscape improvements on nw 94th Avenue and nw 
31st Court. the canal which runs along nw 31st Court will be culverted to accommodate a new 
pedestrian path dedicated to art and sculpture, to be known as the Art walk. this will help connect 
the downtown to the walk retail center, improve the aesthetic character of the street, and provide 
an amenity for the public. this is being funded through Recovery Zone Bonds from the Federal 
government.
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5.6 rElationShiP to thE city’S comPrEhEnSivE Plan

Florida statutes require that the Community Redevelopment Plan be consistent with the City’s 
Comprehensive Plan. In order to remain current, the Community Redevelopment Plan will have to be 
amended when programs are changed or as new programs and projects that were not included in the 
original plan are proposed. to maintain consistency with the City’s Comprehensive Plan, a two-tiered 
approach will be used during the amendment process.

the first step is an administrative determination by the City Manager as to whether the proposed 
amendment is procedural or substantive. A procedural amendment would go directly to the City 
Commission accompanied by a written staff “finding”. A substantive amendment would be reviewed by 
the Planning and Zoning Board (lPA) to determine consistency with the City’s Comprehensive Plan and 
then forwarded to the City Commission with recommendations.

since amendments to the City’s Comprehensive Plan require a time consuming process, the CRA 
Plan may not be completely incorporated into the City’s Comprehensive Plan at all times. In addition, 
amendments which involve CRA resources only will not be included in the Comprehensive Plan. the CRA 
Plan should, however, be consistent with the Capital Improvement element of the Comprehensive Plan.

the City has already amended the Future land Use element and Future land Use Map to accommodate 
mixed-use development, as outlined in the ddRI, within the CRA area by adding the local Activity Center 
(lAC) land use designation.

the CRA Plan includes an analysis and memo that determines the Plan is consistent with the City’s 
Comprehensive Plan. the memo will be transmitted to the Planning and Zoning Board for their 
consideration.
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overall conceptual design
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the redevelopment program provides a summary of recommended projects, programs and activities to 
support redevelopment. the first part of this section describes specific strategies by sub-area, based on 
an overall design concept. the second part describes specific projects and programs to be implemented 
by the CRA.

6.1 rEdEvEloPmEnt StratEgiES By SuB arEa

It would be very difficult for the CRA to implement all of the proposed programs and projects on its 
own because of limited resources, manpower, and time. therefore each program and project should be 
evaluated and prioritized in the context of the CRA’s goals and objectives listed below and their ability to 
leverage private investment. they should also be evaluated in terms of time horizon and their ability to 
maximize benefits and overall impact. the programs and projects with the highest priorities will act as 
catalysts for private redevelopment efforts as follows:

•	 enhance connectivity
 § Improves connections internal to the sub areas
 § Improves safety
 § Improves opportunity for private investment
 § Improves circulation for multiple modes of transportation

•	 Create great public spaces for the public benefit
 § supports neighborhood identity
 § Promotes unique character and sense of place

•	 Maximize development potential with a mix of uses that activate the downtown Core based on 
market analysis

 § Increases downtown population
 § Creates a regional draw
 § generates additional tax increment
 § Promotes economic development

•	 emphasizes cultural and educational opportunities
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the programs and projects in this CRA plan were conceived as an overall design concept which was 
developed in collaboration with the community, the CRA Board, the City Commission, property owners, 
businesses, and City staff. each comment, concern, and idea was evaluated and considered in the design 
process. Below is a brief description of the concept as it applies to the overall CRA and the individual sub-
areas.

•	 ovErall 
the overall plan concept suggests a more integrated street network with new streets, new pedestrian 
paths and passageways, aesthetic upgrades to drainage canals, 12.65 acres of open space and great 
plazas, a dynamic mix of uses including 1,900 multi-level residential units, 200 townhomes, and 
215,000 square feet of retail, as well as cultural and educational opportunities. these elements are 
incorporated into distinct sub areas each with their own identity and character described below.
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•	 SuB arEa 1: doWntoWn corE
the downtown Core is the proposed center 
and will have the initial redevelopment 
activities described as phase one. the strategy 
for this area is to capitalize on the momentum 
from the planned municipal complex with an 
urban block pattern and form. this includes 
new streets, multi-level residential with 
structured parking, designated retail oriented 
streets, upgrades to the canal, a central plaza 
and the Art walk. It also suggests connections 
south to the walk retail center. the design 
scheme plans for multi-level residential, as 
well as restaurant, retail, and some office. the 
most intense development would occur in the 
first phase with subsequent phases planned 
through year 2032.

Conceptual Plan

Proposed Plaza looking northwest
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•	 SuB arEa 2: northEaSt nEighBorhood
the strategy for the northeast neighborhood district is to create a transition between the 
residential neighborhoods to the north and the more intense development in the downtown 
Core with a potential grocery store, multi-level residential and neighborhood retail. the grocery 
could be absorbed in the phase one.

•	 SuB arEa 3: villagE SquarE/ city hall
the redevelopment opportunities for the Village square/ City Hall sub Area are tied to future 
development of the City Hall property which will become available for development once 
the municipal complex is completed. the strategy for this sub area is to introduce low scale 
residential townhouses oriented towards the waterway with neighborhood retail in phase 
one once the City Hall site becomes available for redevelopment. Mid term development is 
envisioned for the Village square, once the downtown has stabilized. Broward College would 
potentially be relocated to the educational Core.

northeast neighborhoodVillage square/City Hall
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•	 SuB arEa 4: Educational corE
the educational Core development is envisioned in the first phase of development and its 
primary purpose is to capitalize on the City’s brand as a center for educational excellence. the 
strategy is to expand the existing educational facilities on site and to introduce new facilities, 
including higher education, related residential both apartment and townhomes, some retail, and 
office. the design scheme includes additional uses with plazas and an extension of the Art walk. 

•	 SuB arEa 5: WESt SamPlE road
west sample Road’s redevelopment is long term. the strategy is to transition the sub area into 
a more traditional retail corridor and reconfigure the right of way based on Broward County’s 
Complete streets initiative which balances the needs of all modal users-pedestrians, bicycles, cars 
and transit. In the long term, the scheme depicts the current master parking area, which is owned 
by the City of Coral springs, as being replaced with surface parking that is internal to the block 
and/or structured parking on private property. In addition, existing privately owned residential 
uses may be upgraded or replaced with townhomes. existing retail will be upgraded and the 
block will have more breaks to facilitate better access for pedestrians. the scheme also includes 
a neighborhood transit center which will be needed to offset traffic congestion and to create a 
truly multi-modal downtown. All development described for this sub area is long term (2025).

west sample Road

educational Core
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6.2 community rEdEvEloPmEnt agEncy ProjEctS and ProgramS

the projects and programs of the Community Redevelopment Agency are designed to solve underlying 
problems which have a blighting influence on the Community Redevelopment Area, satisfy basic needs 
of the populace or take advantage of opportunities for economic, social or aesthetic improvements. 
overall redevelopment strategies of both the CRA and the City are embodied within these projects 
and programs undertaken by the CRA. this section of the CRA Plan is the blueprint for the community 
redevelopment program.

the sections that follow include a detailed description of all current and proposed projects. For simplicity, 
these projects and programs have been divided into three groups which are not mutually exclusive as 
many of the projects and programs may overlap with one or more groups. 

group 1: Planning includes preparing and implementing large scale and small scale plans which 
are comprehensive and collaborative. typically, these plans take several months to prepare following 
detailed research, analysis, and community input, and must be approved by the CRA Board and City 
Commission in a public process.

group 2: Redevelopment Projects, includes projects created and/or funded by the CRA to address 
specific geographic locations. For example, property redevelopment and infrastructure improvements.

group 3: Community Improvement Programs includes ongoing grant and subsidy programs that 
promote CRA objectives. For example, small business development, façade improvements, property 
upgrades, affordable housing, maintenance, special event programming, business recruitment.

the descriptions following describe the project or program, its objectives and action items. the 
information is primarily for planning purposes and may change as the project or plan proceeds.
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6.2.1 group 1: Planning
 1.1     Areawide and sub Area Plans

6.2.2 group 2: redevelopment Projects
2.1     sub Area Capital Improvement Plans  

2.2     Mixed-Use Redevelopment

2.3     workforce Housing and Market Rate Housing  

2.4     transportation gateway Hub  

2.5     downtown Coral springs

2.6     educational Core

2.7     northwest Regional library

2.8     northeast neighborhood

2.9     City Hall Redevelopment 

2.10   Village square   

2.11  west sample Road Improvement Program

6.2.3 group 3: community improvement Programs 
3.1  Job Placement and entrepreneurship

3.2    Retail and Restaurant Business development Program

3.3    economic development Incentives for Job Creation

3.4  site and Building development Assistance Program

3.5     grant Administration Program

3.6     Incentive Programs

3.7     Community Activities sponsorship Programs

3.8     downtown Community trolley

3.9  Arts Based economic development Program

3.10  Clean and safe Program

3.11 downtown Marketing and events

3.12 Public space and Public Property Improvement Program

Proposed Program
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6.2.1 group 1: Planning

1.1 areawide and Sub area Plans

Background
this CRA Plan was developed from an overall design concept which was described in the 
beginning of this section. the concept provides a visual framework for new development 
which is driven by current market demand and future growth. It suggests block layout 
and street pattern, building massing, and use distribution, as well as locations for open 
space. the planning program discussed below intends to identify more specific studies 
to implement the various components of this design concept which require more 
evaluation and new ideas and opportunities which may become available in the future.

objectives
•	 Further the vision for downtown.
•	 Provide a basis to refine ideas and research for grants.
•	 Promote the CRA as the City’s downtown.
•	 Continue to plan for improving long range strategies.
•	 Identify new issues which may arise that meet the CRA’s objectives.

action items
•	 study the parking needs in each sub area.
•	 evaluate the overall block pattern.
•	 Create a hierarchy of streets to guide street character and functionality.
•	 evaluate overall automobile and pedestrian traffic patterns and make 

recommendations for new roadways, crosswalks, and signalized intersections.
•	 Create a master plan for parks and open space in the CRA.
•	 Create a plan for Broward Health and how it might be better integrated as an 

extension of downtown.
•	 evaluate a plan for the educational Core sub Area and the northwest Regional 

library.
•	 Create a plan for west sample Road sub Area.
•	 Create a plan for the municipal complex.
•	 develop a cultural resource plan.
•	 Create a housing plan.
•	 Identify important properties and structures for acquisition.
•	 study the feasibility of establishing assessment districts or business improvement 

districts within the CRA.
•	 study funding sources for housing, commercial uses, and public infrastructure.
•	 evaluate underutilized properties for reuse and redevelopment.
•	 Create a series of master plans for sub areas.
•	 Identify infrastructure requirements which will be needed to accommodate the 

ultimate level of development intensity.
•	 Review long-range infrastructure needs.
•	 study and plan all issues that relate to meeting the CRA’s objectives.
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6.2.2 group 2: redevelopment Projects 

2.1 Sub area capital improvements

Background
the City and CRA have multiple infrastructure projects which are in various stages 
of development. the most immediate projects are streetscape and stormwater 
improvements for nw 31st Court, which includes converting the open canal to a 
culvert in order to accommodate the Art walk and improve connections to the walk. 
the City has several other planned projects identified in the downtown development 
of Regional Impacts (ddRI), the downtown water and sewer Master Plan and the 
stormwater Improvement Master Plan. specific objectives and actions related to capital 
improvements are described below.

Proposed Capital Improvements
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objectives
•	 Provide adequate infrastructure to attract and support new development.
•	 Create a more connected network of streets which supports an urban 

development pattern.
•	 Implement streetscape improvements to support nw 94th Avenue as the main 

street in the downtown Core with wider sidewalks and on-street parking.
•	 Build a new street behind the Municipal Complex.
•	 Add a complete east west street to connect across the downtown Core.
•	 Add a north south connection to supplement nw 94th Avenue.
•	 Improve or remove alleys and service streets.
•	 evaluate stormwater standards and opportunities to offset some of the 

requirements with less land intensive alternatives.
•	 Upgrade the aesthetics of stormwater canals.
•	 evaluate the current street pattern and suggest opportunities for new streets.
•	 evaluate opportunities to extend the Art walk to the educational Core.
•	 Provide the following pedestrian improvements:

 þ Provide pedestrian count-down signals and enhanced crosswalk 
markings at the intersection of sample Road and Coral Hills drive. 
Currently, the crosswalks include two 12-inch lateral stripes and these 
should be replaced with longitudinal markings for added visibility.

 þ Provide pedestrian count-down signals for pedestrians crossing the 
south and east legs of the University drive/nw 31st Court intersection 
(pedestrian count-down signals are already implemented on the north 
and west crosswalks at this location).

Canal and Art walk
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Pathways Plan and nw 94th Avenue 
Proposal
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action items
•	 Acquire property to construct new streets to enhance connectivity and 

promote an urban development pattern.
•	 work with sunshine water Control district to pump water into canals and 

to improve the appearance of the waterways or to culvert canals.
•	 Fund improvements identified in the downtown water and sewer Master 

Plan.
•	 Fund improvements identified in the stormwater Improvement Master 

Plan.
•	 Fund improvements related to the downtown Pathways Plan.
•	 Fund improvements related to relocating the Charter school.
•	 Fund improvements related to improving internet access and security 

projects.
•	 Require new development to underground utilities.
•	 Construct new streets and planned street improvements as identified in 

the downtown development of Regional Impacts (ddRI) as well as the 
Recovery Zone Bond projects.

•	 Build on-street parking on new streets.
•	 Make additional infrastructure improvements as needed to support new 

development.
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2.2 mixed-use redevelopment

Background
the City and CRA are committed to mixed-use in the downtown. they have already 
changed the future land use for the CRA to a local Activity Center (lAC) to allow for a 
mix of uses, and have undergone the complicated process of creating and obtaining 
approvals for a development of Regional Impacts (dRI) and a development order (do) 
which are described in the existing conditions section of this plan revision.  they are 
also updating the underlying zoning to allow for mixed uses. now that the regulatory 
framework has been established, the next step is to recruit and support private 
investment.

objectives
•	 Provide economic stimulation and private investment in the sub areas.
•	 Assemble sites to promote large, medium, and small mixed-use development.
•	 Increase demand for residential in the sub areas.
•	 Increase the demand for mixed–use in the sub areas.
•	 Promote residential living in the downtown.
•	 Increase opportunities for shopping.
•	 Increase nighttime activities related to entertainment and dining.
•	 Provide a range of residential types and at various price points.
•	 eliminate existing blight.

Mixed-Use
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structured Parking

action items
•	 develop mixed-use residential projects in the sub Areas.
•	 the CRA may offer incentives to attract major tenants including, but not limited 

to, financial assistance for parking, architectural design, off-site infrastructure, 
new construction, rehabilitation construction and others.

•	 the CRA may offer incentives to encourage mixed use development including, 
but not limited to financial assistance for structured parking, architectural and 
engineering design, off-site infrastructure and payment of utility connection fees, 
impact fees and other public and private development costs.

•	 the CRA may acquire sites for the purpose of reselling to the private sector. the 
sites may require multiple acquisitions, demolition of structures, environmental 
clean-up, site planning analysis, market research and other investigations by the 
CRA in order to enhance the sale of sites.

•	 Acquire property for public or private parking.
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2.3 Workforce housing and market rate housing

Background
the City and CRA are committed to redeveloping downtown and eliminating blight. 
there are few housing options in the downtown and many of the properties are in fair 
to poor condition. this is partly due to inadequate buffers from commercial uses and 
parking lots, but also poor maintenance of both rental and condominium properties. the 
overall objective is to invigorate the neighborhood with new home owners and provide 
a variety of housing types and sizes. the City already has an affordable housing policy in 
place which establishes a trust fund and requires workforce housing be included in multi-
family developments.

objectives
•	 stabilize and preserve downtown by eliminating slum and blight and 

redeveloping vacant, underutilized, and blighting properties.
•	 Reduce the number of blighted multi-family structures in the CRA.
•	 Provide a variety of housing types including townhouses, live-work, apartments, 

and condominiums.
•	 encourage fee simple home ownership.
•	 work directly with the City’s affordable housing advisory committee.

action items
•	 Continue to meet the requirements of the City affordable housing policy.
•	 Participate in Federal and state funded housing programs.
•	 Use funds from the Affordable Housing trust Fund to subsidize housing and 

incentivize housing development.
•	 evaluate the current affordable housing policy and program as it pertains to 

workforce housing in the downtown.
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2.4 transportation gateway hub

Background
the Broward MPo 
has designated the 
CRA as a gateway 
Hub and the City 
has committed 
to creating a 
neighborhood 
transit hub as per 
the development 
order. the City and 
CRA can pursue 
location of the 
transit center. If they 
choose to move 
forward, the MPo 
has designated 
funds to contribute 
to this facility 

as long as it meets the federal criteria for promoting redevelopment and supporting 
economic development. Additionally, total vehicle trips per hour is capped at 2,802 
vehicles by the ddRI. the transit hub requirement is triggered when total trips reach 
50% of 2,802. the transit hub would initially serve local and regional buses including 
premium limited service (Breeze services) and future express service to Fort lauderdale 
and downtown Miami.

objectives
•	 Meet the transportation needs of the community.
•	 support alternative modes of transportation.
•	 Meet the requirements set forth in the development order.
•	 Provide additional parking.
•	 support redevelopment initiatives for the downtown.
•	 support mixed-use development.
•	 Make downtown more accessible via transit.
•	 Provide connections from the CRA to other attractions within the south Florida 

Region.

action items
•	 evaluate the need for a transit hub.
•	 Coordinate with the MPo to understand their requirements and funding sources. 
•	 Initiate a planning study with MPo funds.
•	 Coordinate with Broward County transit (BCt) to understand their bus needs and 

parking requirements.
•	 the CRA may acquire property to build the transit hub if there is a need.
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2.5 downtown coral Springs 

Background
As the center of the redevelopment initiative, the downtown 
Core has been the subject of several studies and plans. It 
was initially designed in the first CRA Plan with a rigid street 
pattern which was oriented towards the Financial Plaza. 
this scheme was based on the master developer’s vision, 
but became void once the developer lost ownership of the 
property. 

A second plan was more recently evaluated by the Urban 
land Institute in light of the planned municipal complex. Most 
of the findings and recommendations are relevant and are 

referenced in this CRA plan revision as follows:  
•	 develop the common green.
•	 develop structured parking that can be shared with the new City Hall and 

adjacent uses.
•	 develop more multi-family with a mix of retail and commercial uses (the Coral 

spring Financial Plaza, Village square/City Hall, and Publix sites). 
•	 expand Broward College Campus.
•	 Integrate Coral spring Financial Plaza with the proposed Municipal Complex site. 

work with Amera Urban developers to plan the block and integrate the planning 
into the proposed Municipal Complex site. the structured parking could offset 
Amera Urban developer’s contractual obligation to provide parking. 

•	 Recruit larger tenants who would locate office functions downtown.
•	 Use vacant office space to meet the needs of the younger demographic .

downtown Core Conceptual Plan
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In preparing this CRA Plan revision, the consultant team created a new scheme based on 
market data and proposed development capacities in collaboration with the community. 
the design concept for the downtown Core suggests how the streets and blocks could 
be laid out and how open space and public plazas could enhance the spaces around the 
municipal complex.  the ultimate scheme will need to be amended based on the final 
design layout and site plan for the municipal complex as well as the privately owned 
parcels including the Financial Plaza and Bank of America property and the planned 
streetscape improvements for nw 94th Avenue and nw 31st Court. the final scheme 
for the municipal complex will impact the street pattern and the alignment for nw 31st 
Court, which may be connected once the municipal complex is developed. 

the CRA should facilitate short term redevelopment for the Financial Plaza. long term 
opportunities may exist for the remaining properties including the Bank of America 
property and the apartment buildings on Coral Hills drive. All three projects are included 
in the financing plan in Chapter 7.

objectives
•	 Provide a benefit to the public.
•	 encourage compact development with an urban development pattern.
•	 Coordinate infill vacant and underdeveloped property with new development.
•	 Increase the number and variety of residential units.
•	 Create a real center for the City with a range of activities and uses.
•	 Increase connectivity for people on foot and in cars.
•	 Provide significant open space, both small and large, to serve a range of users.
•	 Capitalize on the momentum from the municipal complex.
•	 Provide economic investment and stimulation.
•	 Canal relocation for flexible redevelopment.

downtown Core Conceptual Plan
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•	 Improve marketability and demand for residential and retail.
•	 Recruit businesses to relocate to the downtown.
•	 Create jobs that attract young professionals and college graduates who grew up 

in Coral springs.
•	 Create a regional draw.

action items
•	 develop a retail strategy for downtown including clustering similar uses.
•	 offer incentives to attract developers and tenants including, but not limited to 

financial assistance for structured parking, architectural and engineering design, 
infrastructure. 

•	 Provide incentives for relocation to the area.
•	 Provide funding for cultural facilities.
•	 Provide grants and loans for marketing downtown.
•	 support business recruitment and work with the economic development 

Foundation to coordinate efforts.
•	 Acquire buildings and land to accelerate redevelopment.
•	 Provide a park or plaza to anchor the municipal complex and the downtown 

Core.
•	 Provide infrastructure for transit.
•	 Construct parking garages for a centralized parking system.
•	 Make aesthetic improvements for pedestrians.
•	 Create a parking plan to consolidate parking.
•	 Add new streets to the capital improvement plan.
•	 evaluate the financial feasibility of redeveloping sites and estimate construction 

costs and suggest development incentives.

downtown Core Conceptual Plan 
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•	 target underserved markets including full-time retirees, seasonal residents, and 
students. 

•	 Promote art and antiques and specialty crafts, restaurants and food specialties 
like bakeries, charcuterie, coffee shops, entertainment, specialty apparel, and 
spas.

•	 Manage downtown as a coordinated retail environment with a centralized 
management,  a consistent image campaign, a centralized marketing program, 
and area-wide promotion and a central business directory and wayfinding 
system.

•	 Create a trolley to circulate throughout the downtown as an alternative mode of 
transportation.

•	 Redevelop Financial Plaza. the Financial Plaza is 7 acres and has tremendous 
redevelopment potential. the plan should identify how the property could be 
redeveloped in light of the complicated ownership configuration and restrictive 
covenants tied to parking. 

•	 Closely coordinate with the designers to integrate the municipal complex into the 
overall development scheme for downtown including block layout, open space, 
centralized parking, street hierarchy, and uses. evaluate opportunities to integrate 
other public users related arts, culture, education, and the northwest Regional 
library. 

•	 Implement the recommendations from the UlI plan:
 þ work with existing landowners to ensure that property for sale or 

available for redevelopment is being brokered and marketed to the 
development community in the context of the plans for a downtown 
Coral springs.

 þ offer tax, impact fee abatements, deferrals, or waivers. 
 þ subsidize leases for limited amounts of time for targeted businesses. 
 þ Provide business concierge service that expedites the permitting process.
 þ offer grants (matching or full) for events or programming. 
 þ Creating an association of nearby landowners, business owners, and 

merchants to collaborate on redevelopment efforts and programming.
 þ engage a qualified external design team that includes a land planner, 

engineer, and architect to help generate a concept plan for the study 
area. 

 þ work with Broward Health in understanding their future needs and 
how they can become part of downtown Coral springs and serve as a 
potential major anchor.
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2.6 Educational core

Background
the current area designated in this plan revision as the educational Core has a thriving 
Charter school and northwest Regional library. Just across the street, in Village square/
City Hall, is a satellite campus for Broward College. the City and CRA believe that there 
is an opportunity to expand on these existing uses, to capitalize on the City’s reputation 
for high quality education, and to better integrate the area into the downtown. new 
uses could include residential, some office, and some retail. student safety, traffic 
circulation, and enhancing connectivity are also important needs to be addressed in 
the redevelopment initiative. Because twelve (12) of the seventeen (17) acres in this 
subdistrict are owned by the City, this piece should be a priority for the first phase of 
development. 
objectives

•	 Provide economic 
stimulation and 
investment in the 
downtown.

•	 Create an identifiable 
image for downtown.

•	 Create an amenity for 
the community.

•	 Increase downtown’s 
population.

•	 expand higher 
education.

•	 Capitalize on the 
northwest Regional 
library’s success and the 
volume of daily users.

•	 Attract new consumers 
to the downtown.

•	 Manage parking needs 
and infill surface parking 
with mixed-uses.

•	 Create a better and safer 
environment for walking 
with better defined 
pathways, sidewalks, 
and roads.

•	 work with the Charter 
school to assess and 
accommodate their needs.

•	 work with the nw Regional 
library to accommodate their needs.

University Building
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University Plaza

action items
•	 Provide funds for educational facilities.
•	 Create a master plan to redevelop the educational Core.
•	 develop a parking plan to evaluate the current parking agreements for the 

northwest Regional library and Broward College.
•	 Provide temporary parking for northwest Regional library during construction.
•	 Facilitate relocating the Charter school.
•	 Conduct a traffic study to evaluate circulation from the Coral springs Charter 

school for both pedestrians and vehicles.
•	 Build a network of streets with sidewalks.
•	 the CRA may acquire sites for the purpose of reselling to the private sector. the 

sites may require multiple acquisitions, demolition of structures, environmental 
clean-up, site planning analysis, market research and other investigations by the 
CRA in order to enhance the sale of sites.

•	 Redevelop CRA owned properties for residential and retail uses.
•	 establish a land lease for new development on the property owned by the CRA.
•	 the CRA may offer incentives to encourage mixed use development including, 

but not limited to financial assistance for structured parking, architectural and 
engineering design, off-site infrastructure and payment of utility connection 
fees, impact fees and other public and private development costs.
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2.7 northwest regional library

Background
the northwest Regional library is one of the busiest libraries in Broward County 
and serves as a community center and social node for the City. But it is often too full, 
especially after school when the Charter school students flood into the facility, and 
on weekends when families spend hours with their children. there is a clear need for 
additional space and programming to meet the community’s demands. 

objectives
•	 expand the northwest Regional library to serve the growing community 

demands for communal learning space.
•	 support new programming for the northwest Regional library.
•	 Attract more people into the downtown.
•	 Provide an additional amenity to the community.
•	 Address parking needs.

action items
•	 evaluate northwest Regional library related programming opportunities in the 

municipal complex related to arts, a new school, an annex, or new library facility.
•	 work with the library to understand their needs and growth plans.
•	 develop programs and events to attract new consumers.

northwest Regional library
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2.8 northeast neighborhood

Background
the northeast neighborhood district is essentially two sites which have been cleared 
for development, but have remained vacant for several years. the City and CRA would 
like the property redeveloped in a way that is consistent with the proposed urban 
development pattern for the downtown Core with multi-level buildings and a street grid. 
the CRA should facilitate redevelopment for this property in the short term with the two 
major property owners.

objectives
•	 Redevelop vacant property.
•	 eliminate blighting influences.
•	 Provide a neighborhood amenity.
•	 Create a transition between the downtown and the residential neighborhoods to 

the north.
•	 encourage multi-story residential with a mix of uses.
•	 Create a smaller network of blocks to encourage walking.

action items
•	 work with current property owners to redevelop both sites.
•	 the CRA may offer incentives to encourage mixed use development including, 

but not limited to, financial assistance for structured parking, architectural and 
engineering design, off-site infrastructure and payment of utility connection fees, 
impact fees and other public and private development costs.

•	 explore the opportunity to create a new grocery store to replace the store that 
was demolished.

•	 Multi-level structures with ground floor commercial and residential.
•	 work with owners to incentivize redevelopment.

Multi-level Residential
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2.9 city hall redevelopment

Background
It is anticipated that the City will sell or lease the City Hall site for the highest and best 
use once the municipal complex is completed. It is in the City’s best interest to maximize 
the property’s value to obtain the best sales price and to generate tIF revenue while still 
protecting adjacent single family residents from encroachment.

objectives
•	 Redevelop the City Hall site once the municipal complex is complete.
•	 support mixed-use development.
•	 Provide a variety of housing.
•	 Create a transition between the downtown Core and the single family residential.
•	 Maximize development potential to increase land value and sale price.
•	 Provide a public benefit.

action items
•	 demolish the City hall building.
•	 sell City Hall site and evaluate highest and best use.
•	 the CRA may offer incentives to encourage mixed use development including, 

but not limited to, financial assistance for structured parking, architectural and 
engineering design, off-site infrastructure and payment of utility connection fees, 
impact fees and other public and private development costs.

Residential
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2.10 village Square

Background
Village square has development potential in the mid term, once the downtown Core is 
established. the commercial condominium building is in fair condition and is majority 
owned by Amera Urban developers. the CRA should facilitate long term redevelopment 
for this property with the majority owner.

objectives
•	 eliminate blight.
•	 Redevelop Village square for mixed use and residential townhomes in an urban 

pattern.
•	 Create additional streets and pedestrian paths to encourage walking.
•	 Improve the aesthetic character of the canal.
•	 Create a transition between more intense uses in the downtown Core and the 

single family residential.
•	 Protect the single family residential from commercial encroachment.
•	 site taller buildings along sample Road and one and two story buildings along 

the canal.
•	 Provide adequate parking.
•	 Improve the image of downtown.

action items
•	 Revise the zoning code to ensure that new development is set back adequately 

from residential single family.
•	 Multi-level structures with ground floor commercial and residential.
•	 Meet with sunshine water Control district to discuss options for improving the 

aesthetic character of the canal.
•	 Create a redevelopment scheme for the property.
•	 work with owners and Amera Urban developers, to incentivize redevelopment.
•	 work with Broward College to understand their future needs and options for 

relocation and expansion.
•	 evaluate parking obligations tied to Broward College.
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•	 the CRA may offer incentives to encourage mixed use development 
including, but not limited, to financial assistance for structured parking, 
architectural and engineering design, off-site infrastructure and payment 
of utility connection fees, impact fees and other public and private 
development costs.

•	 Acquire land in the long term to aggregate sites that are large enough to 
attract redevelopment.

townhouse and low scale development example
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2.11 West Sample road improvement Program

Background
west sample Road is a County owned roadway west of University drive. As the main east/
west connector in the City, it is one of the more congested roadways in Coral springs. 
It is also one of the main retail corridors in the City for small, local businesses. the City 
has taken a great deal of care to project its image as a clean and attractive community 
on its commercial corridors by lining both sides of most of its streets with mature trees. 
this creates a consistent aesthetic character for commercial strip centers which generally 
lack architectural detail and visual interest. the City has also established a master 
parking area along the front of the commercial centers on sample Road, to control the 
overall appearance of parking lots and to provide parking for the commercial uses. 
Unfortunately, the segment of west sample Road that is within the CRA has not benefited 
from either of these citywide initiatives. there is a very small planting area on either side 
of sample and there are smaller trees planted along this roadway segment to buffer the 
parking which is unattractive. the condition is worse on the north side of the roadway.

However, the biggest challenge for west sample Road is the block configurations, the 
subsequent building layouts and uses, and the lack of visual and physical cohesion 
from one side of the street to the other.  Upgrades to retail façades, new residential 
construction, in conjunction with improvements to the street section are recommended.

eXIstIng PRoPosed

example of how to make sample Road a Complete street according to Broward County’s Complete street Program. 
sidewalks are widened and the parking is shifted from angled to parallel.
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objectives
•	 Improve the aesthetic character of sample Road and create more visual cohesion.
•	 Improve parking configuration.
•	 Improve pedestrian areas.
•	 Improve transition between commercial and residential on the north side of 

sample Road.
•	 Improve circulation among the master parking areas and sample Road.
•	 Improve the block configuration with shorter blocks.
•	 eliminate blighted conditions.
•	 Acquire land in the long term to aggregate sites that are large enough to attract 

redevelopment.
•	 develop programs and events to attract new consumers.
•	 develop new residential uses.

action items
•	 work with property owners to create shorter blocks either with pedestrian 

pathways or streets.
•	 Continue to promote and use the façade improvement grant program.

Midtown Miami example of commercial street
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Passageway

•	 Provide financial assistance for infill development including parking lots and 
structured parking, for public and private spaces, demolition, architectural design 
and other incentives outlined in other programs of this plan. 

•	 Pursue joint public/private ventures between the CRA and private developers.
•	 Acquire and assemble sites for resale and redevelopment of centralized parking. 

Parking lots constructed under this program may be municipal lots entirely for 
public use, may be sold or leased to private entities or may be a combination of 
both. this parking may be leased or purchased by private users.

•	 evaluate how to reconfigure or redevelop the master parking area using Broward 
County’s Complete streets principles.

•	 develop a program with the Merchants Association.
•	 develop an identifiable image to create a better synergy among different uses.
•	 Redevelop the parking lots to the rear of the southern commercial lots.
•	 Improve or remove the service alleys.
•	 Upgrade existing multi-family.
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6.2.3 group 3: community improvement Programs

3.1 job Placement Programs and Entrepreneurship

Background
the City and CRA have a desire to retain its recently graduated college residents and 
avoid the “brain drain”. they have already created a database of jobs to match residents 
with employment opportunities and the work Coral springs website. there is also an 
interest in creating business incubators related to medical technology and the digital arts, 
among others and sponsors already exist. 

objectives
•	 Retain recent college graduates.
•	 diversify the population with young professionals.
•	 support small businesses.
•	 Foster entrepreneurship.
•	 Increase investment within the CRA.
•	 stimulate new business activity.
•	 Attract new industry to the area.

action items
•	 evaluate ways to improve and enhance the current job database.
•	 Assist with employee recruitment.
•	 Create an incubator program which provides office space by the CRA and receive 

training for marketing, finance and other business functions.
•	 Provide grants to entrepreneurs for business development courses at an 

approved educational institution.
•	 Provide grants for workforce training to attract new industry to the CRA.
•	 support a mentorship program for entrepreneurs with established businesses.
•	 work with the Coral springs edF to develop additional strategies.
•	 Provide loans for businesses to make interior and exterior improvements, 

equipment purchases, supplement governmental fees and other business needs 
as approved by the CRA.

•	 Promote job opportunities through job fairs in conjunction with the City and 
other agencies specific to the CRA.
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3.2 retail and restaurant Business development Program

Background
Increasing economic activity within the CRA is a major objective of the overall 
community redevelopment program. Investments by the CRA that result in increased 
business opportunities have positive impacts on employment, the tax base and the 
physical environment, all of which are positive steps towards removing slum and blighted 
conditions. the purpose of this business development program is to provide a means 
to focus economic development activities. the program’s primary goal is to facilitate 
small business development within the CRA and specifically restaurants, specialty retail, 
apparel shops, neighborhood retail.

the program will encourage and assist businesses by providing assistance during their 
crucial first year of operation or expansion.

objectives
•	 Provide economic stimulation to the area.
•	 Increase business opportunities.
•	 Increase employment opportunities.
•	 Prevent the spread of slum and blighted conditions.
•	 Promote restaurants and retail.

Cafe
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3.3 Economic development incentives for job creation

Background
this plan recognizes that the downtown is a strategic location to invest in new office 
buildings, restaurants, and retail. It will be redeveloped as an activity center with an 
urban development pattern, but remains a weak business district. Currently, the market 
for new office is not strong. there is a surplus of older and obsolete office space which 
detracts potential new office development and new employment opportunities. 
However, until this space is removed from the market, it will continue to hurt the office 
market. Additionally, Coral springs is generally viewed as a local office market and tends 
not to attract large, regional employers. nonetheless, jobs and an employment base in 
the downtown is critical to its redevelopment. employees provide year-round day-time 
population of professional business people to support and strengthen the downtown 
merchants and restaurants.

objectives
the objective of this program is to help overcome the lack of interest in office 
development in the downtown and the weak office market. Incentives may be used 
to encourage the first companies to locate in the CRA, along with infrastructure 
improvements. once a few projects are successful, others will be drawn without an 
incentive being given. the ultimate goal is to develop new office buildings and remove 
structures which have blighting effects.

action items:
the CRA may develop creative development Finance Programs and tools to incentivize 
investment, to promote opportunity for new and expanding businesses, and to create 
jobs.

•	 tax Credit Programs: tax credits can be used to encourage a company to locate in 
an existing building or to sign a lease for a future building. A tax credit program 
is performance based. once the conditions of the agreement are met, tax credits 
are distributed.

•	 land Assistance Program: these incentive programs may provide assistance to 
job creation projects with less expensive land costs through either free land, tIF 
sharing, or land leases to be used to mitigate project cost.
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•	 Innovation Finance Programs: Innovation Finance grows economic innovation 
through new technologies, new business and industries, and entrepreneurial 
activity. Innovation Finance includes seed and venture capital and angel funds. 
Innovation programs may involve public/private partnerships to encourage 
investment companies and individual investors to collaborate to bring capital to 
the market and to finance projects.

•	 Business Incubation Programs: Business incubators help companies gain financial 
stability and self-sufficiency. A physical incubator site may provide services 
that assist a company’s growth, including affordable rental space, flexible lease 
terms, shared services and equipment and tech support. Incubators may also 
provide resources that allow companies to gain access to capital for later stage 
development. they foster economic development by creating strong public-
private partnerships and supporting business.

•	 economic development support tools: these refer to financial alternatives 
that offer gap financing, and may be used in conjunction with other economic 
development tools and programs. support tools may include but are not limited 
to programs available through various federal agencies. the CRA may build 
partnerships with County and state economic development organizations that 
play a role in the delivery of federal programs. the CRA may also use a consultant 
to monitor the availability of funding, and to maximize opportunities to use 
support tools for project financing.
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3.4 Site and Building development assistance Program

Background
Redevelopment projects within the CRA can greatly impact its physical and economic 
conditions. Many publicly funded redevelopment projects, including infrastructure 
improvements and street beautification projects, can provide substantial benefits to 
an area, but additional initiatives must be financed and funded by the private sector. 
the CRA allocates funds annually on a case by case basis to provide limited financial 
assistance for privately funded projects. the site development Assistance Programs 
creates an incentive for site development and improvements to properties within the 
CRA including site design and engineering.

objectives
•	 encourage private redevelopment initiatives by providing assistance to overcome 

technical, administrative and economic obstacles to site development of selected 
projects within the CRA.

•	 Increase investment in the area.
•	 Provide economic stimulation.

action items
•	 Use funds for individual projects solely at the discretion of the CRA.
•	 the Board may set policies and guidelines for the program.
•	 Use loans, grants and direct contracting work for site development purposes by 

the CRA.
•	 In order to assist larger redevelopment projects, the CRA may also provide the 

following:
 þ grants to developers paid in annual installments, equal to the percentage 

of the tax Increment Revenue received by the CRA from increased 
assessment on the property.

 þ Credit enhancement to developers wherein the CRA pledges its full faith 
and credit to the developer’s lender for payment of a portion of the loan. 
the enhancement may be a percentage of the loan amount or may be a 
pledge to provide adequate debt service coverage. 

 þ Projects must qualify for grant or credit enhancement by demonstrating 
one or more of the following: job creation, increase in surrounding 
property values, providing a cultural or open space amenity, improving 
connectivity and any other means approved by the CRA Board.
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 þ the CRA Board will maintain policy guidelines for grant limits, annual 
payment amounts and time frame over which a grant is to be paid.

 þ the CRA Board will maintain policy guidelines for credit enhancement 
including the amount, time limitations and other issues.

•	 Provide grants and loans for commercial structures.
•	 Provide grants and loans for commercial signage.
•	 Provide architectural design fees for projects selected by the CRA Board.
•	 Provide grants for structural analysis, fire code deficiencies, handicap accessibility 

issues, and other building code issues and/or repair items found in existing 
buildings within the CRA.

•	 Provide parking and traffic analysis of selected projects and provide subsidies 
including financial assistance for construction and maintenance.

•	 Provide grants and loans for utility relocation if relocation is critical to the 
project’s economic feasibility and if the relocation enhances the site design.

•	 Provide grants and loans to businesses for the purpose of attracting the business 
to the CRA and for moving existing businesses to the CRA.

•	 Provide water and sewer impact and connection fee assistance for selected 
projects.

•	 Provide environmental clean-up assistance for selected projects.
•	 Provide job creation bonus program for office and retail uses based on the 

economic impact of the business on the redevelopment area and based upon the 
level of employee wages.
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3.5 grant administration Program

Background
the CRA will apply for and administer grants which complement the redevelopment 
efforts of the CRA and the goals of the Community Redevelopment Plan to facilitate 
additional investment in the CRA. the intent is that the investment will stimulate 
additional private investment in the CRA to increase the tax base and the physical 
environment to help achieve the overall goal of creating a true center for Coral springs 
and eliminating slum and blighted conditions.

objectives
•	 Provide economic stimulation to the area.
•	 Increase business opportunities.
•	 Increase employment opportunities.
•	 Increase housing opportunities.

action items:
•	 the CRA may apply for, accept, provide matching funds, and/or administer grants 

from Federal, state, and local governmental entities, charitable foundations and 
groups, and other such organizations as may offer grant funds for the planning 
and implementing redevelopment efforts that support or are consistent with the 
purposes of the CRA Plan.

•	 the CRA may create a non-profit entity to serve as a grant receiving organization 
for dispersing funds to the CRA area or to a specific project within the CRA.

•	 Hire grant consultants to assist in securing grants for the redevelopment area.
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3.6 incentive Programs

Background
Incentives are an important tool to stimulate economic activity. the Incentives Program 
provides the CRA with the authority to create and manage incentives that the CRA Board 
would approve and amend periodically. the incentives are primarily targeted for existing 
retail and new mixed-use buildings. 

objectives
•	 Improve the physical appearance of buildings.
•	 Provide economic simulation to the CRA.
•	 Increase business opportunities.
•	 Increase employment opportunities.
•	 Increase housing and housing choice.
•	 elevate the quality of existing retail and commercial.
•	 Prevent the spread of slum and blighted conditions.

action items:
•	 Fund incentive programs for job creation.
•	 Fund façade loans and grants related.
•	 Fund relocation expenses for new businesses.
•	 Fund infrastructure improvement and equipment replacement.
•	 Provide funds to new development or building expansions based on projected 

tax increment as determined by the CRA.
•	 Fund incentives for interior building improvements.
•	 Fund an incentive program to pay for interest charged on bank loans.
•	 Fund other incentive programs approved by the CRA.
•	 Maintain guidelines and policies for funding limits, eligibility, and types of 

assistance to be decided and approved by the CRA.
•	 the CRA will approve use of funds for incentives.
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3.7 community activities Sponsorship Programs

Background
the CRA’s goal is to support redevelopment initiatives, but also to support community 
activities and programs that may arise with monetary contributions. these programs 
help build a sense of community and create stronger neighborhoods and should be 
supported by the CRA. this partnership will help promote the CRA’s role in community 
redevelopment.

objectives
•	 Maintain a positive and involved role within the community.
•	 Further the goals of the CRA through support of and participation in community 

initiatives and activities.
•	 support activities that help stimulate economic development, eliminate blight 

and foster neighborhood stabilization.

action items
•	 Provide funds to sponsor ongoing programs that help further specific aspects of 

the CRA mission and other basic goals.
•	 small grants will be provided to cover a portion of the costs of a program 

benefiting an identified population in the CRA.
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3.8 downtown community trolley

Background
the two main corridors within the CRA are difficult to cross on foot and by car. A 
dedicated trolley could circulate patrons through downtown in a safe and efficient 
manner. the two current community buses serve downtown and a third route or 
modified route could connect all points within the downtown without requiring riders to 
transfer and could be a cost effective way to provide a service to downtown patrons. the 
trolley could also establish an identity for downtown and provide a recognizable image.

objectives
•	 develop an alternative means of transportation in and around the downtown.
•	 Increase market appeal of the downtown for visitors, new businesses, and new 

residents.
•	 limit traffic congestion and vehicle trips within the downtown to increase 

mobility.
•	 Connect to regional transportation and the potential transit gateway Hub.
•	 Provide additional transportation system for transit dependent riders and 

facilitate employment opportunities.
•	 Provide an alternative means of transportation in and around the downtown for 

the less mobile population including the elderly and young families.
•	 Provide a non-traditional transportation project that will promote a community/

neighborhood approach to urban infrastructure development.
•	 Respond to local transportation needs and priorities.

action items:
•	 evaluate the feasibility of extending or modifying the community bus route 

through the downtown Core.
•	 Provide limited trolley service at special events and on a case-by-case basis at the 

discretion of the CRA Board. the CRA may provide, on a limited basis, a shuttle or 
tram, as a demonstration project and a precursor to a full-scale transit program.

•	 the City or other appropriate transportation agency shall be the lead agency in 
developing a full scale transit program.

•	 Implement service extension or a new route to connect all points within the CRA.
•	 Assess ridership and determine future system needs and funding sources.
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3.9 arts Based Economic development Program

Background
Art and culture is an important part of Coral springs’ image and identity. the downtown 
should promote this image with arts and cultural uses and policies that promote arts 
and culture. the City is currently evaluating opportunities to incorporate public art and 
culture into the downtown and the municipal complex.

objectives
•	 Promote art and culture as a strategy for revitalizing downtown and attracting 

new development.
•	 Promote cultural tourism.
•	 Help ensure access to the arts.
•	 Incorporate art and cultural uses into the downtown Core and the municipal 

complex.
•	 Create jobs and promote economic development.

action items:
•	 Continue to provide support for BizArt event and Coral springs Festival of the 

Arts.
•	 Implement programs that establish the CRA as an artist-friendly community and a 

desirable location for galleries and museums.
•	 Provide a location for the Coral springs Art Museum or an annex within the 

municipal complex.
•	 support arts related programming at the library.
•	 work with arts organizations and public and private institutions to support 

projects that will enhance the City’s identity as an arts community.
•	 Recommend policies and regulations that will encourage art related uses.
•	 Create long term affordable space for artists and galleries. these may include 

City-owned commercial space or other buildings that are purchased or leased by 
the City, CRA, or nonprofit organizations for the purpose of providing affordable 
arts-related venues.

•	 seek grant opportunities and help develop strategies for permanent funding of 
art and culture programs.
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action items:
•	 Continue to partner with the economic development Foundations to recruit 

businesses.
•	 Provide business rental subsidies for the early years of multi-year leases.
•	 Rental subsidies should not exceed the fair market rent for the area.
•	 Provide financial support for security deposits, last month rental deposit, utility 

deposits, advertisement, signage, licenses and legal assistance as well as other 
items as determined by the CRA.

•	 the CRA Board shall maintain policy guidelines regarding eligibility, type of 
assistance, and funding limits.

•	 Assistance shall not be given for uses which do not reinforce and further the 
redevelopment strategy and goals of the CRA. 

•	 Provide small business loans at below market interest rates through a community 
lending program. the lending program shall be funded through grant monies 
obtained from local, county, state and federal agencies, private foundations, 
corporations and individuals. the CRA may also enter into local partnership with 
other governmental agencies, non-profits, and financial institutions. the CRA 
may also form a non-profit lending institution called a community development 
loan fund for the purposes of administering a loan program. the CRA Board will 
maintain policy guidelines for the loan program including but not limited to loan 
limits, project eligibility and application requirements. these guidelines will apply 
to CRA funds.

•	 Provide debt service loan guarantees for retailers and developers.
•	 Provide maser leases to developers.
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3.10 clean and Safe Program

Background
the downtown area will undergo several streetscape improvement projects to make 
the area more attractive and more comfortable for walking. this plan revisions calls for 
increased public infrastructure related to parks and open space, canal beautification 
and public buildings including structured parking. this new infrastructure will increase 
activity in the downtown and require additional maintenance and public safety measures. 
the Clean and safe Program will provide guidance for maintaining and securing these 
future improvements to sustain the downtown as a center of business, living, and social 
activity.

objectives
•	 Provide economic stimulation and increase investment in the downtown.
•	 Improve the quality of cleanliness an maintenance in the downtown including 

trash removal, streetscape furniture, lighting, landscaped areas, sidewalks, etc.
•	 ensure public safety and improve perceptions of nighttime safety.
•	 Increase nighttime activity.
•	 Provide safe access to parking.

action items:
•	 develop improved wayfinding and destination recognition.
•	 Increase landscape maintenance, lighting, code enforcement and police patrols 

in the downtown in order to enhance the area’s appearance and increase public 
safety.

•	 Provide additional patrol and maintenance for new parks and plazas and in public 
parking structures.
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3.11 downtown marketing and Events

Background
Programs and projects within the CRA have a direct impact on the residents and 
businesses in the district and CRA expenditures for marketing and events are necessary 
for promoting new redevelopment projects and existing tenants. events can also be 
a good vehicle for discovering new entrepreneurs for the CRA and generally create a 
positive image for the area. 

objectives
•	 Market the CRA area to residents, commercial interests and the surrounding 

regional market.
•	 Continue to participate in successful events like the green Market and Family Fun 

day.
•	 Find new entrepreneurs for the CRA.
•	 Further goals of the CRA through participation in community events.
•	 Improve the CRA’s image.
•	 Brand the CRA and its sub-areas to attract consumers and new residents.
•	 support merchants by providing advertising, marketing and other assistance.
•	 Produce and support special events to attract people to downtown.
•	 Promote the overall downtown area as a dining, shopping, entertainment and 

cultural destination.

action items:
•	 Promote and sponsor community events, projects and programs that will lead to 

stabilization and expansion of the economic environment.
•	 design and implement new marketing tools for communicating with residents, 

consumers, elected officials and businesses including branding, logo design, 
banners, newsletters, web site design, advertising and other marketing tools.

•	 Promote the CRA through special events.
•	 Joint venture with the City, Chamber of Commerce and other public and private 

entities to promote the CRA.
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3.12 Public Space and Public Property improvement Program

Background
the City and the CRA recognize the need for dedicated public space within the 
downtown. In fact, this was ranked as one of the most important elements for 
downtown’s redevelopment. the conceptual design scheme for downtown identifies 
12.65 acres of new open space of various sizes and envisions a grand plaza as part of the 
municipal complex for special events.

objectives
•	 Create additional open space to create an identity and center for the downtown.
•	 Provide a public benefit.
•	 Improve the quality of life for residents.
•	 Provide a variety of spaces for active and passive use.
•	 Program spaces to meet community needs.
•	 Maintain public spaces and keep them safe and secure.
•	 Provide park amenities such as trash receptacles, drinking fountains, seating, 

landscaping, pet waste kiosks.
•	 Incorporate water and water features into parks.
•	 Provide opportunities for closing off streets to extend open spaces using bollards 

and curbless streets when appropriate.
•	 Introduce Public Art in public spaces.

action items
•	 Provide incentives for private developers to set aside and create open spaces for 

the community at the street level.
•	 Acquire land for public open space.
•	 develop a maintenance plan for open space. 
•	 Program the spaces.

Play Area
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outdoor soundscape, Miami Beach

Art inspired play area
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6.3 Program of rEgulatory action

the City is in the process of amending its land development Code to reflect the CRA Plan and the 
underlying future land use which is a local Activity Center (lAC). of particular concern is allowing 
residential uses and mixed uses in the downtown and updating the regulations to reflect a more urban 
development pattern and building form. this includes block sizes, new streets, lot coverage, structured 
parking design, ground floor uses, and service and loading. Also of concern is the need to provide more 
open space. 

6.4 SourcES of funding

the  following  section  provides  a  general  review  of  many potential  sources  of  funding  for 
redevelopment programs, and a description of the funding sources applicable to each of the 
improvements or projects identified in the plan. this list may not include all potential funding sources 
and may be amended to include new sources. In general, a variety of financing options are presently 
available to the Community Redevelopment Agency and the City of Coral springs. Among these are the 
following:

1.         tax increment revenues
tax Increment Revenue is typically the major source of funding for redevelopment projects under 
the state of Florida Community Redevelopment Act.  this increment, which is determined annually, 
is equal to 95% of the difference between the amount of ad valorem taxes levied each year  by  each  
applicable  taxing  authority  on  taxable  real  property  within  the  Community Redevelopment Area 
and the amount of ad valorem taxes that would have been produced by the current millage rates 
prior to establishment of the Redevelopment trust Fund.   Both of these amounts are exclusive of 
debt service millage of the taxing authorities.

the ability of the Community Redevelopment Agency to utilize this funding method requires two key 
actions:

a. the establishment of a redevelopment trust fund as required by section 163.387 Florida 
statutes as the repository for increment tax funds, and;

b. the provision, by ordinance of the City, for the funding of the redevelopment trust fund for 
the duration of the Community Redevelopment Plan.

2.         redevelopment revenue Bonds
the provisions of section 163.385 Florida statutes allow the City of Coral springs Community 
Redevelopment Agency to issue “Revenue Bonds” to finance redevelopment actions, with the 
security for such bonds  being  based  on  the  “anticipated  assessed  valuation  of  the  completed  
community redevelopment.”   In this way, the additional annual taxes generated within the 
Community Redevelopment Area, the “tax increment”, is used to finance the long-term bond debt.  
Prior to the issuance of long- term revenue bonds, the City or Community Redevelopment Agency 
may issue  bond  anticipation  notes  to  provide  up-front  funding  for  redevelopment actions  until 
sufficient tax increment funds are available to amortize a bond issue.
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3.         general obligation Bonds
For the purposes of financing redevelopment actions, the City of Coral springs may also issue general 
obligation Bonds.  these bonds are secured by debt service millage on the real property within the 
City and must receive voter approval.

4.         Special assessment districts
the City of Coral springs could also establish special assessment districts, Municipal Benefit Units 
(MBU), for the purpose of funding various neighborhood improvements within an area or for the 
construction of a particular project.  typically the assessment appears on the tax bill of each property 
owner and it can be amortized over a short or long period of time, a decision that the City would 
make.   In addition the City may consider charging interest on the assessment equal to or less than 
the cost of funds the City is charged.

5.         community development Block grants (cdBg)
since 2000, the City of Coral springs is an entitlement Community and has received funds from the 
U.s. department of Housing and Urban development for the Community development Block grant 
(CdBg) Program.  the projects identified in the City’s Annual Action Plan will be primarily used to 
benefit very low-, low- and moderate-income residents. this funding source has aided the City of 
Coral springs to achieve priority housing and community development goals in the City.

6.         florida recreation development assistance Program (frdaP)
the annual state of Florida recreation assistance program may be used for recreational land 
acquisition, park design, and park construction.  Active park amenities are normally afforded a higher 
priority than passive parks.  with a $150,000 award limit, project may be phased over several years. In 
addition the grants require a local match of 50%.

7.       land and Water conservation fund grant Program
the annual state of Florida Recreation Assistance Program may be used for recreational land 
acquisition, park design, and park construction.  Active park amenities are normally afforded a higher 
priority than passive parks.  this program also has a $200,000 award limit; a project may be phased 
over several years.  In addition, grants for $150,000 require a local match of 50%. grants from $50,000 
to $150,000 require a 25% match.   grants are available up to $50,000 without a match.

8.       congestion mitigation air quality (cmaq) grants
this department of transportation grant program is intended for improvements of state and
Federal highways that have air quality issues. typical improvements may include bicycle paths, 
paving improvements, traffic signal standards, and other improvements. the program is administered 
by the Fdot.
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9.       319 non-Source Point Pollution grant
this grant program is administered through the Us department of environmental Protection, and 
like the tMdl grants can be used to ameliorate the pollution from stormwater runoff.  In the case of 
projects that would benefit the CRA, industrial waste discharge, sewage disposal, stormwater runoff, 
or non-point source pollution discharges directly to the canals could be considered. these projects 
would  include wet  and  dry  retention systems, pollution control devices, and swale construction 
which will reduce the quantity and improve the quality of stormwater runoff.

10.       transportation alternatives Program (taP)
the tAP is a department of transportation grant program for enhancement of state  and  Federal  
highways  and  programs  for  highway  safety  and  transit.  typical improvements   may    include   
bicycle   paths,   landscaping,   pedestrian   lighting,   paving improvements, traffic signal standards, 
and other aesthetic improvements.  the Federal program is administered through Fdot and the local 
MPo.  each year the funding level is determined by Fdot and projects are awarded on a competitive 
basis.

11.       keep america Beautiful grant (kaB)
the kAB grant is an annual landscaping program administered through the state department of 
Agriculture. It has a $200,000 limit and projects may be phased.

12.       industrial revenue Bonds (irB)
Industrial revenue bonds may be used to finance industrial, and some commercial projects.  the 
primary emphasis on such projects is the creation of jobs, and as a consequence speculative ventures 
are not normally financed by this means.  the County typically issues such bonds, with repayment 
pledged against the revenues of the private enterprise being funded.  IRB’s are tax exempt and 
consequently are typically 3 percentage points below prevailing interest rates.  such financing has 
been used effectively in Florida.

13.       land Sales/leases
Acquisition  of  property  and  its  preparation  for  development  are  powers  available  to  the 
Community development Agency under provisions of F.s. 163.  the resale or leasing of such 
land  to  private  developers  can  provide  another  source  of  income  within  the  Community 
Redevelopment Area.

14.       contributions and grants
Voluntary contributions by private companies, foundations and individuals are a potential source 
of income to the Community Redevelopment Agency.  Although such contributions may only 
account for a small portion of redevelopment costs, they do provide opportunities for community 
participation with positive promotional benefits.
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15.       Safe neighborhoods act - chapter 163.502 fS
neighborhood Improvement districts created pursuant to the Act may request a planning grant 
from the state’s safe neighborhood trust Fund on a 100% matching basis.  the district may also be 
authorized to levy an ad valorem tax of up to 2 mills annually on real and personal property.

16.       department of transportation transit grants
transit grants can be used for construction of infrastructure in support of mass transit objectives. 
some flexibility exists in the guidelines for this grant program, including a multi-story parking facility 
if the facility is part of a distribution plan for other means of mass transit, such as a rail system.

17.       Economic   development   administration   (Eda)   of   the   u. S.   department   of 
commerce grants
the edA provides funds for economic development in communities. the grant usually requires a 
governmental sponsor and requires a match.  It is a “bricks and mortar” type of grant, since it funds 
capital projects.   the real estate must be secured in order to apply for the grant and matching funds 
must be appropriated.

18.       florida community trust (ftc) fund grant
the grant program was established for environmental land acquisition.  ten percent of the grant 
proceeds are distributed from the Preservation 2000 program.

19.       Environmental Protection agency (EPa)
ePA’s Recreational trails Program provides funding for the construction of nature trails.

20.       direct Borrowing from commercial lenders
the CRA is also authorized to fund redevelopment projects and programs through direct borrowing 
of funds.  depending on the particular project(s) funding requirements, the CRA may utilize both 
short and long-term borrowing.   Although terms and conditions may have a direct bearing on use 
of a particular commercial lending institution, the CRA will generally attempt to attain the lowest 
available interest rate.

21. recovery zone Economic development Bonds
Approximately $4.2 million of Recovery Zone economic development Bonds which were made 
available to the City of Coral springs in 2010 under the American Recovery and Reinvestment 
Act (ARRA) of 2009 will be used to implement the Infrastructure Master Plan. Although, the funds 
received through the bond allocation expire in december 2013 it was determined that significant 
progress and ongoing work on the project would justify the request and approval for the necessary 
extension of time required to complete the project.
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22. Broward county metropolitan Planning organization (mPo)
the MPo supports projects which enhance transportation in the County. there is funding available 
for constructing a gateway Hub in downtown Coral springs, as outlined in their northwest Broward 
livability study. the study, produced in conjunction with Florida Atlantic University (FAU), focused on 
the connectivity and barriers of various transportation modes such as bicycle, pedestrian, and transit 
in relation to transportation hubs identified in the MPo’s long Range transportation Plan (lRtP).

23. it’s the our town grant, provided by the national Endowment for the arts (nEa)
through our town, the neA supports creative placemaking projects that help transform communities 
into lively, beautiful, and sustainable places with the arts at their core. Projects encourage creative 
activity, develop community identity and a sense of place, and help revitalize local economies. All our 
town grant awards are made to partnerships that consist of at least one nonprofit organization and a 
local government entity. 

24. Section 108 loan guarantee Program
the section 108 loan guarantee Program is a source of financing allotted for the economic 
development, housing rehabilitation, public facilities rehab, construction or installation for the 
benefit of low- to moderate-income persons, or to aid in the prevention of slums.
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7.1 imPlEmEntation Plan

the projects and programs outlined in chapter 6 of this Plan provide the authority for the CRA to imple-
ment redevelopment. the implementation plan below prioritizes these plans and projects over a ten-year 
time frame, and allocates appropriate funding to accomplish them. these priorities may change. the fol-
lowing are the implementation priorities for the next ten years:

1. Streetscape improvements in the downtown core Sub area: 
Infrastructure and streetscape improvements are being designed in coordination with the 
Infrastructure Master Plan and the Municipal Complex design and development. the Municipal 
Complex is a City funded project which will be completed by 2017. the construction of new roadways 
which access the Municipal Complex and improvements to existing roadways are critical to the 
project’s success as the first major redevelopment effort in the downtown Core. As such, this plan is 
prioritizing planned projects identified in the Infrastructure Plan which may or may not have funding, 
in and around the downtown Core. these include planned improvements to the nw 31st Court canal 
and promenade also known as Art walk, nw 94th Avenue streetscape improvements, nw 32nd street 
streetscape, the completion of the downtown Pathways with funding from Recovery Zone economic 
development Bonds, County Incentive grant Program, Fdot transportation enhancement grants, 
Community development Block grants, and water and sewer Funds. other infrastructure projects 
include new improvements to extend nw 32nd street and to create a new street along the canal and 
behind the proposed Municipal Complex and to extend the Art walk along this new street and across 
through the educational Core.

2. redeveloping the downtown core Sub area: 
A significant amount of money has been budgeted to acquire the Financial Plaza building for 
the purpose of facilitating redevelopment on this site through a short term loan. the site’s 
redevelopment is pivotal to stabilizing downtown and attracting additional private investment. 
Additional funds have been budgeted for services to facilitate redevelopment through a public 
private partnership or other development agreement. 

3. redeveloping the northeast neighborhood Sub area: 
A significant amount of money has been budgeted to acquire the City national Bank and Publix 
properties for the purpose of facilitating redevelopment on the entire block through a short term 
loan. the block is an eyesore and has been vacant and fallow for over a year. Its continued vacancy 
will hinder downtown’s attractiveness for redevelopment. Additional funds have been budgeted 
for services to facilitate redevelopment through a public private partnership or other development 
agreement.

4. Planning for West Sample road and the Educational core Sub areas: 
west sample Road and the educational Core are second and third priorities for redevelopment. 
therefore, this implementation plan budgets funds to evaluate and identify redevelopment 
opportunities within these sub areas.

7 .  F I n A n C I A l  A n A l Y s I s
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SAMPLE ROAD

NW 31st COURT

C
O

R
A

L 
H

IL
LS

 D
R

IV
E

321

5

4
U

N
IV

ER
SI

TY
 D

R
IV

E

N
W

 9
4th

A
V

EN
U

E

67

8

9

10

Existing Buildings
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Proposed Structured Parking

Proposed Parks and Open Space

5. redeveloping the Educational core Sub area: 
the CRA can facilitate redevelopment on publicly owned land in the educational Core sub Area by 
initiating a public private partnership for mixed-use development and structuring a land lease to 
fund capital improvements. 

6. redeveloping city hall:
the City Hall site will be sold or leased as a public private partnership for residential development 
once the municipal complex is complete.

7.  ongoing initiatives:
Various redevelopment initiatives will be funded on a recurring basis:
1. Matching façade improvement grants for businesses and commercial establishments.
2. Marketing and special events. the CRA will support and promote these events including BizArt 

and Festival of the Arts.
3. Business attraction and development. the CRA will continue to work with edF to recruit 

businesses that are compatible with the CRA Plan and vision
4. Retail and restaurant business development programs.
5. economic development incentives for job creation.
6. Arts based economic development.

n
w
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9t

H
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Proposed phasing strategy diagram. 
Refer to chart on the next page.



145

Proposed Phasing strategy for Redevelopment Initiatives
For Illustrative Purposes

apartments
dwelling units (du)

townhomes
dwelling units (du)

retail  Square feet 
(sf)

office Square 
feet (sf)

PhaSE onE 2015-2019
1. Municipal 
Complex

1,300 sf

2. Financial Plaza 500 du 75,000 sf

3. educational Core 250 du 75 du 85,000 sf 22,000 sf

4. City Hall 65 du

5. ne neighborhood 200 du 23,000 sf
40,000 sf grocery

total 1,015 du 75 du 184,300 sf
40,000 sf grocery

22,000 sf

PhaSE tWo 2020-2024
6. Village square 88 du 58 du 64,000 sf

PhaSE thrEE 2025-2028
7. west sample 
Road north

47 du

8. west sample 
Road south

250 du 36 du

total 250 du 83 du

PhaSE four 2029-2032
9. Coral Hills drive 300 du
10. Bank of America 200 du 40,000 sf

total 500 du 40,000 sf

grand total 1,853 du 216 du 328,300 sf 22,000 sf

7.2 ProPoSEd PhaSing StratEgy

the ten year Financing and Implementation Plan was prepared using the following phasing strategy. the 
strategy may be amended as economic conditions change should be used as a planning tool for the CRA.
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7.3 10-yEar rEvEnuE and ExPEnSE ProjEctionS

the CRA Implementation Plan, described above, can  be translated into a budget that anticipates rev-
enues and expenditures over a ten year time period. It identifies high priority desired improvements 
and programs which should be implemented as funding becomes available. these priority projects are 
established by the CRA Board.

the following ten year financial plan may be amended periodically as economic conditions change, as 
current budgeted items are revised, and as new programs are added. this attached plan was created in 
2014. A copy of the most current budget should be available on the CRA’s website and at the CRA office 
in the City Hall.
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RESOLUTION NO. 2002-019

A RESOLUTION OF THE CITY COMMISSION OF THE CITY 
OF CORAL SPRINGS, FLORIDA, ADOPTING THE 
COMMUNITY REDEVELOPMENT PLAN OF THE CITY OF 
CORAL SPRINGS COMMUNITY REDEVELOPMENT 
AGENCY PURSUANT TO SECTION 163.358(2), FLORIDA 
STATUTES, TO BE USED TO GUIDE REDEVELOPMENT IN 
THE COMMUNITY REDEVELOPMENT AREA; PROVIDING 
FOR AN EFFECTIVE DATE 

 WHEREAS, the City Commission of the City of Coral Springs adopted Resolution No. 2001-

018, containing findings of necessity, approving a slum and blight study, and requesting Broward 

County to delegate the exercise of all powers and responsibilities conferred to the County by section 

163.410, Florida Statutes, to the City for the purposes of establishing a Community Redevelopment 

Agency and the preparation of a Community Redevelopment Plan; and 

 WHEREAS, Broward County adopted Resolution No. 2001-538, delegating to the City 

Commission of the City of Coral Springs the authority to adopt a resolution declaring the need for a 

community redevelopment agency within the City, to create a community redevelopment agency, to 

appoint its board, to adopt procedures, and to prepare a community redevelopment plan; and 

 WHEREAS, the City Commission of the City of Coral Springs adopted Ordinance No. 2001-

128, declaring the need for a community redevelopment agency, establishing the boundaries of the 

community redevelopment agency, establishing the community redevelopment agency, providing for 

its organization and procedures, and delegating the community redevelopment agency certain powers 

as necessary and appropriate for community redevelopment; and 

 WHEREAS, pursuant to section 163.360, Florida Statutes, the Community Redevelopment 

Agency has developed a Community Redevelopment Plan that is consistent with each of the 

enumerated requirements of sections 163.360 and 163.362, Florida Statutes; and 

 WHEREAS, the Local Planning Agency (the Planning and Zoning Board) has determined 

that the Community Redevelopment Plan is consistent with the City of Coral Springs Comprehensive 

183



Plan, and has provided a recommendation of approval to the Community Redevelopment Agency; 

and

 WHEREAS, by Resolution No. 2002-019, the Community Redevelopment Agency has 

recommended that the City Commission approve the Community Redevelopment Plan; and 

 WHEREAS, the City Commission finds that a feasible method exists for the location of 

families who will be displaced from the community redevelopment area in decent, safe, and sanitary 

dwelling accommodations within their means and without undue hardship to such families and, in the 

event relocation is required, a specific relocation plan will be prepared and approved by the 

Community Redevelopment Agency; and 

 WHEREAS, the Urban and Landscape Design Guidelines included as Appendix G to the 

Community Redevelopment Plan will afford maximum flexibility in future development initiatives 

and may be revised from time to time; and 

 WHEREAS, the City Commission finds that the community redevelopment plan conforms to 

the City of Coral Springs Comprehensive Plan; and 

 WHEREAS, the City Commission finds that the community redevelopment plan gives due 

consideration to the utilization of community policing innovations, to the provision of adequate park 

and recreational areas and facilities that may be desirable for neighborhood improvements, with 

special consideration for the health, safety, and welfare of children residing in the general vicinity of 

the site covered by the plan; and 

 WHEREAS, the City Commission finds that the Community Redevelopment Plan will afford 

maximum opportunity, consistent with the sound needs of the City of Coral Springs as a whole, for 

the rehabilitation or redevelopment of the community redevelopment area by private enterprise; now, 

therefore

 BE IT RESOLVED BY THE CITY COMMISSION OF THE CITY OF CORAL SPRINGS, 

BROWARD COUNTY, FLORIDA, as follows: 
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Section 1. Incorporation of Findings. The foregoing findings are hereby confirmed and 

incorporated herein by reference. 

Section 2. Adoption of Community Redevelopment Plan. The Community 

Redevelopment Plan, dated May 1,  2002, and incorporated herein by reference as Exhibit “A,” is 

hereby adopted. 

Section 3. Urban and Landscape Design Guidelines.  The Urban and Landscape 

Design Guidelines, Appendix G to the Community Redevelopment Plan, may be amended from time 

to time, without the prior approval of the City Commission. 

Section 4. Effective Date. Pursuant to Section 163.410, Florida Statutes, and Chapter 

18.86, Broward County Administrative Code, and consistent with the proposed Interlocal Agreement 

between the City of Coral Springs and Broward County related to the implementation of the City of 

Coral Springs Community Redevelopment Agency, the effective date of the Community 

Redevelopment Plan shall be the date the Plan is approved by the Board of County Commissioners of 

Broward County. 

PASSED AND ADOPTED the               day of                                                      , 2002. 

CITY OF CORAL SPRINGS, FLORIDA 

JOHN SOMMERER, MAYOR 
ATTEST:

_________________________________________ 
PETER M.J. RICHARDSON, CMC, CITY CLERK 

Unanimous  ___, Motion/2nd  Yes No 
___ ___  Mayor Sommerer ___ ___ 
___  ___  Vice Mayor Polin ___ ___ 
___ ___ Commissioner Berk ___ ___ 
___ ___ Commissioner Brook ___ ___ 
___ ___ Commissioner Calhoun ___ ___
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RESOLUTION NO. 2002-021

A RESOLUTION OF THE CITY COMMISSION OF THE CITY 
OF CORAL SPRINGS APPROVING THE INTERLOCAL 
COOPERATION AGREEMENT BETWEEN THE CITY OF 
CORAL SPRINGS AND BROWARD COUNTY, REGARDING 
IMPLEMENTATION OF THE COMMUNITY 
REDEVELOPMENT PLAN, CITY/COUNTY COORDINATION, 
PROJECT MANAGEMENT AND ADMINISTRATION, 
COMMUNITY REDEVELOPMENT AGENCY PLAN 
AMENDMENTS, ANNUAL AUDITS, MISCELLANEOUS 
PROVISIONS, AND AMENDMENTS, PROVIDING AN 
EFFECTIVE DATE. 

 WHEREAS, the City of Coral Springs and Broward County have established a 

Community Redevelopment Agency for the City of Coral Springs pursuant to the 

applicable provisions of section 163, Part III, Florida Statutes and Broward County 

Resolution 2002-021; and 

 WHEREAS, pursuant to section 163.400, Florida Statutes, and Broward County 

Resolution 2002-021, the City of Coral Springs and Broward County desire to enter into 

an Interlocal Agreement to delineate their areas of responsibility with respect to the 

redevelopment of the Coral Springs community redevelopment area, to enumerate the 

obligations of the Coral Springs Community Redevelopment Agency, and to administer 

and coordinate the responsibilities of each taxing authority; now therefore 

 BE IT RESOLVED BY THE CITY COMMISSION OF THE CITY OF CORAL 

SPRINGS, BROWARD COUNTY, FLORIDA, as follows: 

Section 1. That the City Commission hereby approves the Interlocal Cooperation 

Agreement attached hereto as Exhibit “1” and incorporated herein by this reference, and 

shall deliver same to the Broward County Board of County Commissioners. 

Section 2. Effective Date. This Resolution shall become effective 

immediately upon adoption. 
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PASSED AND ADOPTED the  day of , 2002. 

CITY OF CORAL SPRINGS, FLORIDA 

JOHN SOMMERER, MAYOR 
ATTEST:

PETER M.J. RICHARDSON, CMC, CITY CLERK 

Unanimous  ___    Motion/2nd  Yes No 

___ ___  Mayor Sommerer ___ ___ 
___  ___  Vice Mayor Polin ___ ___ 
___ ___ Commissioner Berk ___ ___ 
___ ___ Commissioner Brook ___ ___ 
___ ___ Commissioner Calhoun ___ ___
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RESOLUTION NO. 2002-022

A RESOLUTION OF NECESSITY OF THE CITY
OF CORAL SPRINGS, FLORIDA, PROMULGATED 
PURSUANT TO § 163.355, FLORIDA STATUTES 
DETERMINING THAT IT IS APPROPRIATE TO
EXPAND THE COMMUNITY REDEVELOPMENT 
AREA; DETERMINING THAT THE COMMUNITY 
REDEVELOPMENT AGENCY EXPANSION AREA 
SUFFERS FROM ONE OR MORE INDICATORS OF 
BLIGHT; DETERMINING THAT THE COMMUNITY 
REDEVELOPMENT AGENCY EXPANSION AREA IS 
APPROPRIATE AND CRITICALLY NECESSARY IN
THE INTEREST OF THE PUBLIC HEALTH, SAFETY, 
MORALS, AND WELFARE OF THE RESIDENTS OF
THE CITY; MAKING CERTAIN OTHER REQUIRED 
FINDINGS AND DETERMINATIONS; AND PROVIDING 
AN EFFECTIVE DATE. 

 WHEREAS, the City Commission of the City of Coral Springs adopted Resolution No. 

2002-022, containing findings of necessity, approving a slum and blight study, and requesting 

Broward County to delegate the exercise of all powers and responsibilities conferred to the 

County by section 163.410, Florida Statutes, to the City for the purposes of establishing a 

Community Redevelopment Agency and the preparation of a Community Redevelopment Plan; 

and

 WHEREAS, Broward County adopted Resolution No. 2001-538, delegating to the City 

Commission of the City of Coral Springs the authority to adopt a resolution declaring the need 

for a community redevelopment agency within the City, to create a community redevelopment 

agency, to appoint its board, to adopt procedures, and to prepare a community redevelopment 

plan; and 

 WHEREAS, the City Commission of the City of Coral Springs adopted Ordinance No. 

2001-128, declaring the need for a community redevelopment agency, establishing the 

boundaries of the community redevelopment agency, establishing the community redevelopment 
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agency, providing for its organization and procedures, and delegating the community 

redevelopment agency certain powers as necessary and appropriate for community 

redevelopment; and 

 WHEREAS, pursuant to section 163.360, Florida Statutes, the Community 

Redevelopment Agency has developed a Community Redevelopment Plan that is consistent with 

each of the enumerated requirements of sections 163.360 and 163.362, Florida Statutes; and 

 WHEREAS, during the course of preparing the Community Redevelopment Plan, the 

Community Redevelopment Agency found that an additional seven (7) acres (plus or minus) of 

land located South of Northwest 31st Court and adjacent to the West side of University Drive, 

contiguous to the designated community redevelopment area (as indicated on Exhibit “A”), 

hereinafter referred to as the “CRA Expansion Area,” also exhibited the statutory characteristics 

required for CRA designation; and 

 WHEREAS, the condition of the CRA Expansion Area is similar to the condition of the 

designated community redevelopment area in that the facts and evidence presented show that 

conditions are present in the CRA Expansion Area that: 

1. Are detrimental to the sound growth of the City and substantially impair or 

arrest the growth of the City and present conditions and uses are detrimental to 

the health, safety, morals and public welfare,  

2. Lot layout is faulty in relation to its size, adequacy, accessibility, or 

usefulness,

3. There are examples of unsanitary or unsafe conditions,  

4. There are examples of deterioration of site and other improvements, 

5. There are inadequate and outdated building density patterns; 
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 WHEREAS, blight constitutes a serious menace injurious to the public health, safety, 

morals and welfare of the County and the City, imposing onerous burdens which decrease the tax 

base and reduce tax revenues, substantially impairing or arresting sound growth, aggravating 

traffic problems, and increasing the costs of providing public services to blighted areas; and 

 WHEREAS, while the City has determined that the CRA Expansion Area demonstrates 

conditions of blight, the area can be conserved and rehabilitated through appropriate public 

action as authorized under the Florida Statutes, preserving and enhancing the tax base for the 

benefit of all taxing authorities; and 

 WHEREAS, the notices required by section 163.346, Florida Statutes have been timely 

published or mailed in accordance with said statute; and 

 WHEREAS, action must be taken immediately to prevent further blight and deterioration 

and to protect and enhance public expenditures previously made in the CRA Expansion Area; 

and

 WHEREAS, the Community Redevelopment Plan includes plans and programs for the 

redevelopment of the CRA Expansion Area; now therefore 

BE IT RESOLVED BY THE CITY COMMISSION OF THE CITY OF CORAL 

SPRINGS, BROWARD COUNTY, FLORIDA, as follows: 

Section 1. Findings.

(a) Based upon the facts and evidence presented to and considered by the City 

Commission, the foregoing findings are hereby confirmed and incorporated herein by 

reference.

(b) The preservation and enhancement of the tax base from which a taxing 

authority realizes tax revenues is essential to its existence and financial health; that the 
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preservation and enhancement of such tax base is implicit in the purposes for which a 

taxing authority is established; that tax increment financing is an effective method of 

achieving such preservation and enhancement in areas in which such tax base is 

declining; that community redevelopment in such areas, when complete, will enhance 

such tax base and provide increased tax revenues to all affected taxing authorities, 

increasing their ability to accomplish their other respective purposes; and that the 

preservation and enhancement of the tax base in such areas through tax increment 

financing and the levying of taxes by such taxing authorities therefore and the 

appropriation of funds to a redevelopment trust fund bears a substantial relation to the 

purposes of such taxing authorities and is for their respective purposes and concerns. 

Section 2. Finding of Necessity. The City Commission, based upon the evidence 

presented to it and in the public record, does hereby find that a “blighted area,” as defined in the 

Florida Statutes, exists in the CRA Expansion Area that is deteriorating and economically 

distressed due to outdated building density patterns, faulty lot layout in relation to its size, 

adequacy, accessibility, or usefulness, unsanitary or unsafe conditions, and deterioration of site 

and other improvements, and does further find that the rehabilitation, conservation or 

development or a combination thereof, of the CRA Expansion Area is necessary in the interest of 

the public health, safety, morals, or welfare of the residents of the City of Coral Springs, Florida, 

and that such area constitutes a “community redevelopment area” as defined by Florida Statutes. 

Section 3. Amendment to Community Redevelopment Area. The land described 

as the CRA Expansion Area, depicted in Exhibit “A,” shall be added to the designated 

Community Redevelopment Area. 
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Section 4. County Approval. The City hereby requests that the Board of County 

Commissioners of Broward County approve the addition of the CRA Expansion Area to the 

designated Community Redevelopment Area in the City of Coral Springs. 

Section 5. Severability. If any section or portion of a section of this Resolution 

proves to be invalid, unlawful, or unconstitutional, it shall not be held to invalidate or impair the 

validity, force, or effect of any other section or part of this Resolution. 

Section 6. Effective Date. This Resolution shall become effective immediately upon 

its passage and adoption. 

PASSED AND ADOPTED the  day of , 2002. 

CITY OF CORAL SPRINGS, FLORIDA 

JOHN SOMMERER, MAYOR 
ATTEST:

PETER M.J. RICHARDSON, CMC, CITY CLERK 

Unanimous  ___    Motion/2nd Yes No 

___ ___  Mayor Sommerer ___ ___ 
___  ___  Vice Mayor Polin ___ ___ 
___ ___ Commissioner Berk ___ ___ 
___ ___ Commissioner Brook ___ ___ 
___ ___ Commissioner Calhoun ___ ___
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ORDINANCE 2005-105 

AN ORDINANCE OF THE CITY COMMISSION OF THE 
CITY OF CORAL SPRINGS ADOPTING A 
DEVELOPMENT ORDER FOR THE CORAL SPRINGS 
DOWNTOWN DEVELOPMENT OF REGIONAL IMPACT, 
WHICH CONSISTS OF PROPERTY KNOWN AS THE 
CITY OF CORAL SPRINGS COMMUNITY 
REDEVELOPMENT AREA; PROVIDING FOR APPROVAL 
WITH CONDITIONS OF THE DEVELOPMENT OF NEW 
RETAIL, OFFICE, RESIDENTIAL, HOTEL, 
GOVERNMENT OFFICE AND MOVIE USES; PROVIDING 
FOR FINDINGS OF FACT AND CONCLUSIONS OF LAW; 
PROVIDING GENERAL PROVISIONS FOR THE 
DEVELOPMENT ORDER; PROVIDING FOR 
CONDITIONS OF APPROVAL; PROVIDING FOR 
RECORDATION; PROVIDING FOR CONFLICTS; 
PROVIDING FOR SEVERABILITY; AND PROVIDING 
FOR AN EFFECTIVE DATE. 

 WHEREAS, this Development Order constitutes the Development Order for the City of 
Coral Springs Downtown Development of Regional Impact (DDRI) pursuant to Section 380.06 
Florida Statutes; and 

 WHEREAS, pre-application conferences were held on June 26, 2002 and September 5, 
2002, with all affected agencies; and 

 WHEREAS, an application for development approval (ADA) for the proposed City of 
Coral Springs Downtown Development of Regional Impact was filed by the City of Coral 
Springs Community Redevelopment Agency (CRA) with the South Florida Regional Planning 
Council (SFRPC); and 

 WHEREAS, the DDRI encompasses the area within the City of Coral Springs (City) 
known as the Community Redevelopment Area, as described in Exhibit A attached hereto, and 
encompassing approximately 136 acres; and 

 WHEREAS, on January 16, 2004 the South Florida Regional Planning Council issued its 
notice finding the ADA sufficient; and 

 WHEREAS, on January 3, 2005 the South Florida Regional Planning Council 
recommended approval of the DDRI pursuant to the provisions of 380.06(12) Fla. Stat., subject 
to certain conditions being incorporated into this Development Order by the City of Coral 
Springs; and 
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 WHEREAS, the DDRI is consistent with the City of Coral Springs Comprehensive Plan, 
the Broward County Land Use Plan, the Strategic Regional Policy Plan for South Florida, and 
the State of Florida Comprehensive Plan; and 

 WHEREAS, the Coral of Springs City Commission has held two public hearings on the 
Development Order for the City of Coral Springs DDRI on March 22, 2005 and April 19, 2005, 
pursuant to the notice and public hearing provisions of Section 380.06(25), Florida Statutes 
(2004); and 

 WHEREAS, the City Commission has determined that the issuance of this Development 
Order for the DDRI is in the best interests of the residents of the City, and furthers the health, 
safety and general welfare of the City; 

NOW THEREFORE BE IT ORDAINED BY THE CITY COMMISSION OF THE CITY OF 
CORAL SPRINGS, FLORIDA: 

SECTION 1.  GENERAL. 

 1.01  The above recitals are true and correct and incorporated herein. 

 1.02  This ordinance, including all exhibits hereto, is the Development Order of 
the City of Coral Springs issued in response to the City of Coral Springs 
Downtown Development of Regional Impact ADA filed by the City of 
Coral Springs Community Redevelopment Agency (Developer or CRA), 
approving the ADA with conditions.  By reference, the exhibits to this 
Order, and the ADA itself, are hereby incorporated herein as if fully set 
forth.

SECTION 2.  FINDINGS OF FACT AND CONCLUSIONS OF LAW. 

 2.01  FINDINGS OF FACT.  The City Commission of the City of Coral Springs 
makes the following findings of fact: 

(A)  The City is a municipal corporation organized under the laws of 
the State of Florida, whose mailing address is c/o City Clerk, 9551 W. 
Sample Rd., Coral Springs, Florida 33065, and whose authorized agent is 
Michael S. Levinson, City Manager. 

(B) The Community Redevelopment Agency is a duly organized 
community redevelopment agency under the laws of Florida, and is the 
Developer for the purposes of encouraging and guiding redevelopment in 
the Downtown pursuant to this Development Order. The City and the 
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CRA anticipate that the vast majority of redevelopment in the Downtown 
will be accomplished by multiple individual Project Developers who own 
and develop property within the DDRI.  The Project Developers shall be 
bound to the provisions of this Development Order.  The authorized agent 
of the CRA is Michael S. Levinson, City Manager. 

(C) The proposed development is not in an area of critical state 
concern designated pursuant to the provisions of Section 380.05, Fla. Stat. 
(2004).

   (D) No interest in the land within the land area is owned, leased, or 
otherwise controlled by a person, corporate or natural for the purpose of 
mining or beneficiation of minerals. 

   (F) The DDRI is a 7-year project located on approximately 136 acres, 
within the City of Coral Springs, described in Exhibit A.  The land uses 
and the amount of development approved within each land use category in 
the DDRI, attached hereto as Exhibit B and incorporated herein, are 
described in the ADA. The land uses generally include retail, office, 
residential, hotel, government office and movie uses. 

 2.02  CONCLUSIONS OF LAW.  The City Commission of the City of Coral  
   Springs reach the following conclusions of law. 

   (A)  The DDRI does not unreasonably interfere with the achievement of 
the objectives of Chapter 187, State Comprehensive Plan, Fla. Stat., 
applicable to the development permitted by this Order. The development 
permitted with this Order is consistent with the State Comprehensive Plan. 

  (B) The DDRI is consistent with the City of Coral Springs 
Comprehensive Plan and the Broward County Land Use Plan and shall be 
developed consistent with all applicable City land development ordinances 
and regulations as may be amended from time to time. 

   (C) The DDRI is consistent with the SFRPC Development of Regional 
Impact Assessment report and recommendations, dated January 3, 2005 
and submitted by the SFRPC pursuant to Section 380.06(14), Fla. Stat., in 
that it provides adequate protection for regional resources. 

   (D) The DDRI makes adequate provision for the public facilities 
needed to accommodate the impacts of the proposed development 
pursuant to the City’s adopted level of service standards. 

   (E) The public hearing notice requirements of Section 380.06(25), Fla. 
Stat., have been satisfied. 
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SECTION 3.  GENERAL PROVISIONS. 

3.01 Until December 31, 2020, the City agrees that the DDRI shall not be 
subject to down-zoning, unit density reduction, or intensity reduction, 
unless the City can demonstrate that substantial changes in the conditions 
underlying the approval of this Development Order have occurred or the 
Development Order was based upon substantially inaccurate information 
provided by the Applicant, or that the change is clearly essential to the 
public health, safety, or welfare. 

3.02 The City is involved in a legal dispute over the development restrictions 
placed by the original Coral Springs developer on properties within the 
CRA. The build-out date for the Coral Springs DDRI shall be the earlier of 
1) eight years from the date the dispute is resolved through the judicial 
system or 2) December 31, 2015. 

3.03 December 31, 2035 is hereby established as the termination and expiration 
dates for the Development Order.  

 3.04 Within thirty (30) calendar days after the final DDRI public hearing is 
concluded, a certified completed copy of this Development Order shall be 
sent by the City via first class certified U.S. Mail to the South Florida 
Regional Planning Council, the Florida Department of Community Affairs 
(“DCA”) and the City of Coral Springs Community Redevelopment 
Agency.

3.05 Enforcement.  In the event the Applicant, Project Developers, their 
successors or assigns violate any of the conditions of the Development 
Order or otherwise fail to act in substantial compliance with the 
Development Order (hereinafter “violator”), the City shall stay the 
effectiveness of the Development Order as to the tract, or portion of the 
tract, in which the violation or conduct has occurred and withhold further 
permits, approvals, and services for development in said tract, or portion 
of the tract, upon passage of any appropriate resolution by the City, 
adopted in accordance with this section, finding that such violation has 
occurred.  The violator will be given written notice by the City that states: 
1) the nature of the purported violation, and 2) that unless the violation is 
cured within 15 calendar days of said notice, the City will hold a public 
hearing to consider the matter within 30 days of the date of said notice. 

If the violation is not curable in 15 calendar days, the violator’s diligent 
good faith efforts to cure the violation within that period will obviate the 
need to hold a public hearing and the Development Order will remain in 
effect unless the violator does not diligently pursue the curative action to 
completion within a reasonable time, in which event the City will give 15 
calendar days notice to the violator of its intention to stay the effectiveness 
of the Development Order and withhold further permits, approvals, and 
services as to the tract, or portion of the tract, in which the violation has 
occurred and until the violation is cured.  For purposes of this paragraph, 
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the word “tract” shall be defined to mean any area of development 
identified on the Coral Springs DDRI.  In addition, the phrase “portion of 
a tract” means a division of a tract into more than one ownership as 
created by deed or plat. 
The lessees of tracts or portions of tracts within the property from the 
Applicant shall not be considered successors of the Applicant for the 
purpose of affirmative compliance hereunder, including but not limited to 
all obligations for notification, execution of utility agreements and 
reporting requirements.  Compliance by a lessee as to its tract or portion of 
tract shall be considered compliance by the Applicant.  However, nothing 
herein shall be construed to limit the obligation of the Applicant to ensure 
compliance with this Development Order. 

3.06 Biennial Report.  The CRA will be the responsible party for submitting an 
biennial report to the City of Coral Springs, the SFRPC, the DCA, and the 
Florida Department of Transportation (District 4) on each two year 
anniversary date of the effective date of the Development Order. The CRA 
will also submit copies of the biennial report to the School Board of 
Broward County and the North Broward Hospital District until the 
residential components of the project are substantially complete, to 
promote planning and coordination of facilities and needs.  The biennial 
report shall include, at a minimum, a complete response to each question 
in Exhibit C. 

SECTION 4.  CONDITIONS OF APPROVAL. 

4.01 THE CRA SHALL COMPLY, OR AS APPLICABLE THE CRA SHALL 
REQUIRE PROJECT DEVELOPERS WITHIN THE DOWNTOWN 
DRI, THEIR SUCCESSORS, AND/OR ASSIGNS, JOINTLY OR 
SEVERALLY, TO COMPLY WITH THE FOLLOWING CONDITIONS 
OF APPROVAL: 

  (A) Design, construct and maintain any additions, expansions, or 
replacements to the stormwater management system to meet the following 
standards: 

   
1. Comply with the regulations and requirements of the South 
Florida Water Management District (SFWMD), Broward County 
Department of Planning and Environmental Protection (DPEP), 
and applicable local government comprehensive plan drainage 
level of service requirements for surface water management in 
effect at that time. 

 2. Install pollutant retardant structures to treat all stormwater 
runoff at each of the new project outfall structures in accordance 
with the stormwater management system drainage permits and 
master drainage plan, and periodically remove pollutant 
accumulations as required by the stormwater permitting agencies.
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 3. Use silt screens and aprons during any phase of project 
construction that may increase turbidity in adjacent surface waters. 

 4. Mulch, spray, or grass exposed areas to prevent soil erosion, 
minimize air pollution and stormwater runoff. 

(B) Design, construct, and maintain any additions, expansions, or 
replacements to the on-site irrigation system to minimize salt-water 
intrusion and excessive irrigation in accordance with SFWMD guidelines.  
When practicable, use water conserving techniques to reduce the demand 
on the region’s potable water supply; including the installation of rain 
sensors on irrigation timers, and compliance with any applicable code 
restrictions on irrigation timing required by the City of Coral Springs. 

(C) Incorporate, as practicable, the use of water sensors, ultra-low 
volume water use plumbing fixtures, self-closing and/or metered water 
faucets, and other water conserving devices/methods to reduce the demand 
on the region’s potable water supply.  These devices and methods shall 
meet, at a minimum, the criteria outlined in the water conservation plan of 
the public water supply permit issued to Broward County by the SFWMD.  
To the extent feasible, follow construction practices in accordance with 
LEED (Leadership in Energy and Environmental Design) Certification. 

(D) Remove Melaleuca, Casuarina, Schinus and all other invasive 
exotic vegetation, as recognized by the Florida Exotic Pest Plant Council 
as Category I species, in each phase of the development.  Monitor 
common areas, including but not limited to roadways, rights-of-way, 
easements and public open spaces to ensure that invasive, exotic plants do 
not become reestablished.  Place visible barriers around the desirable trees 
or tree clusters that are proposed to remain on site, prior to removal of 
invasive exotic vegetation with heavy equipment. 

(E) Comply with the tree preservation requirements and the 
landscaping standards of applicable requirements and standards of the City 
of Coral Springs.  When practicable, the Applicant should follow 
xeriscape principles in landscape design and the selection of species for 
planting.  Substitute landscaping species may only be used if written 
approval is provided by the City of Coral Springs in consultation with the 
Broward County and SFRPC staff.  Such approval will be based on the 
following criteria for plant materials: 

    1.  Does not require excessive irrigation or fertilizer; 

    2. Is not prone to insect infestation or disease; 

    3. Does not have invasive root systems; and 

4. Other criteria as may be appropriate. 
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(F) The CRA, through Project Developers, shall be permitted to 
develop a maximum amount of land uses in accordance with the land uses 
listed below, which have been subject to the required approvals. The 
exchange of these uses are permitted as governed by Condition (AA) and 
Exhibit D of this Development Order.  In all cases, no Certificates of 
Occupancy shall be issued for Net New Development that would, in the 
aggregate, exceed the total nn2wph (net new 2- way peak hour) trips of 
2,802 vehicles per hour as shown in the Consolidated ADA.  Initial 
development will be limited to: 

Development Program Summary

Land Use Existing 
Development

Proposed Total 
Development 

Net New 
Development 

Minimum
Amount of 

Development 

Maximum 
Amount of 

Development 

Office  624,168
SF GFA* 

1,379,000
SF GFA* 

754,832 
SF GFA*  

400,000 
SF GFA* 

2,000,000 
SF GFA* 

Retail 215,191
SF GLA** 

783,057
SF GLA** 

567,866 
SF GLA** 

215,191 
SF GLA** 

1,200,000 
SF GLA** 

Residential 
Condominium 

121 DUs*** 1,670 DUs*** 1,549 DUs*** 400 DUs*** 2,400 DUs*** 

Library 72,000 SF 
GFA*

72,000 SF 
GFA*

0 SF GFA* Existing Existing

School 1,600
Students

1,600 Students 0 Students Existing Existing

Government
Office 

92,475 SF 
GFA*

95,000 SF 
GFA*

2,525 SF GFA* 50,000 SF 
GFA*

100,000 SF 
GFA*

Hotel 103 Rooms 500 Rooms 397 Rooms 103 Rooms 750 Rooms 

Movies 0 SF GLA** 65,000
SF GLA** 

65,000 SF 
GLA**

0 80,000 
SF GLA** 

* Square Feet; Gross Floor Area (GFA) 
** Square Feet; Gross Leasable Area (GLA) 
*** Dwelling Units (DU)

(G) Utilize economic development enhancement resource agencies and 
programs designed to involve small and minority businesses in the 
development and expansion of permanent job opportunities within the 
project.  Examples of such agencies and programs include, but are not 
limited to, those contained in the South Florida Small and Minority 
Business Resource Directory.  Project Developers will attempt to access 
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the range of job skills available in the region and promote greater labor 
force enhancement.  At a minimum, Project Developers are encouraged to 
provide potential commercial tenants with information about employment 
and training agencies that maintain a database of trained/skilled workers to 
consider in meeting the project’s employment needs. This information 
shall be biennially updated and submitted as a part of the Biennial Status 
Report, using a form that is attached as Exhibit C.

(H) The DDRI is not anticipated to include laboratories, storage 
facilities, warehouse space or other uses which have a significant 
hazardous materials generation/usage impact as defined in Rule 9J-
2.044(2)(f) and (5)(a) of the Florida Administrative Code.  In the event 
that hazardous material usage on any property within the DDRI will have 
a significant impact, prior to issuance of a certificate of occupancy for any 
such use, the owner(s) and/or Project Developer, to the extent necessary 
and appropriate, after consultation with any leaseholders, shall submit a 
Hazardous Materials Management Plan (HMMP) for review and approval 
by the City of Coral Springs, Broward County Department of Planning 
and Environmental Protection (DPEP), the Florida Department of 
Environmental Protection (FDEP), and the SFRPC which conforms with 
the requirements of Rule 9J-2.044(5)(b)2 of the Florida Administrative 
Code.  The Project Developer, its successors and/or assigns shall provide a 
copy of the approved plan to the City of Coral Springs Fire Department.  
The HMMP shall be incorporated into the development by lease as 
applicable and shall be incorporated into the project by sale agreement, 
restrictive covenant or other appropriate legally binding enforcement 
provision when any of the property is conveyed, as applicable. 

(I) Incorporate, as practicable, energy conservation measures into the 
design and operation of projects developed within the DDRI.  At a 
minimum, Project Developers shall construct all development in 
conformance with the specifications of the applicable building code at the 
time of the issuance of the building permit and the Florida Energy Code.  
Consider using natural gas and/or renewable energy sources (e.g., solar 
heating) for water heating, space heating, air-cooling and lighting control.  
The City shall encourage other energy conservation measures as 
appropriate and as an example to Project Developers, and shall monitor 
design review procedures and electrical energy conservation measures, 
proposed in the ADA, during the project construction phase to assess the 
effectiveness of same.  To the extent feasible, follow construction 
practices in accordance with LEED (Leadership in Energy and 
Environmental Design) Certification. 

(J) Assure that any fill material utilized at a project site, whether from 
onsite excavation activities or from offsite sources, meets the clean soils 
criteria of the FDEP and DPEP, as applicable. 

(K) Notify state archeological officials at the Division of Historical 
Resources of the Florida Department of State of construction schedules.  
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Delay construction up to three months in any area where potentially 
significant historical or archeological artifacts are uncovered, and permit 
state and local historical preservation officials to survey and excavate the 
site.

  (L) The CRA shall work with the City to ensure the adequate provision 
of fire/rescue services necessary to serve development within the CRA.  A 
Project Developer shall submit a site plan to the City Fire Marshal for 
review in order to identify any additional sites, equipment and/or facilities 
that the project will generate.

(M) Maintain an understanding with the City’s Police Department to 
ensure adequate provision of police services for the DDRI. 

(N) Assure that for any project containing surface parking areas 
generating 1,500 (or greater) vehicle trips/hour or any parking garage 
generating 750 (or greater) vehicle trips or any combination of surface 
parking and parking garage generating 1000 (or greater) P.M. peak hour 
vehicle trips, a Carbon Monoxide (CO) air quality analysis shall be 
submitted and a Broward County DPEP Parking Facility license required.  
In addition, any intersections operating at LOS “E” or “F”, with 5% 
project traffic, shall also be considered for a CO air quality analysis 
through the build-out date.  The analysis shall be reviewed and approved 
by DPEP, FDEP, the SFRPC and the City of Coral Springs, prior to the 
issuance of the first certificate of occupancy for the project.  It shall 
incorporate the methodology of the latest FDEP guidelines.  The study 
should include, if necessary, mitigation measures for which the individual 
project shall be responsible. 

(O) If the results of the air quality analysis study, as described in 
condition (N) above, exceed State standards for CO concentrations, do one 
of the following:

1. Revise the analysis using DPEP and FDEP approved 
Transportation Control Measures and/or physical planning 
measures (e.g., signalization, parking area locations, addition of 
turn lanes, etc.), for which the Applicant or Developer shall be 
responsible, to ensure that State standards for CO concentrations 
are met. 

2. Withhold the issuance of any building permits for Net New 
Development within the sub-area that shows exceedences. 

(P) Actively encourage transit use, carpooling and vanpooling by 
disseminating rideshare and transit information to tenants and 
employees, or provision of other amenities to increase ridership, 
utilizing the services and programs of such agencies as the Florida 
Department of Transportation’s South Florida Commuter Services.   
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(Q) Actively encourage transit use by provision of amenities to 
increase ridership, and provide transit route and schedule information, as 
available, in convenient locations throughout the project in coordination 
with Broward County Transit (BCT). 

(R) Designate three percent of employee parking spaces, conveniently 
located, for exclusively high occupancy vehicle use and alternative fuel 
vehicle use. 

(S) Provide on-site bicycle storage facilities, along with consideration 
for shower facilities, to encourage use of alternative modes of 
transportation. 

(T) Regularly schedule vacuum sweeping of all parking lots of eleven 
or more parking spaces and roadways serving the parking lots. 

(U) To the extent cost-effective, utilize efficient, low emission vehicles 
for on-site services like parking enforcement, maintenance, and security 
services, with specific consideration of alternative fuel vehicles. 

(V) Vehicle access points to the off-site roadway network will be 
identified during the driveway permitting process. 

(W) Prior to the issuance of the first certificate of occupancy for the 
uses approved in the DDRI Pre-Development Agreement (PDA), which is 
72,000 square feet of gross floor area of office and 24,000 square feet of 
gross leasable area of retail development, or 285 net new two-way pm 
peak hour trips (nn2wph), or 10% of the total nn2wph trips, the portion of 
the Group i improvements shown in Exhibit E, Transportation 
Improvements Candidates, equal to maximum amount of $500,574.51  
(10% of the proportionate share), will be open to traffic.

(X) Prior to the issuance of a certificate of occupancy for any use more 
than 285 nn2wph trips (10% of the total nn2wph trips), a portion of the 
Group ii and Group iii improvements, to be determined by the City, shown 
in Exhibit E, Transportation Improvements Candidates, equal to a 
maximum of $1,001,149.02  (20% of the proportionate share) will be open 
to traffic.  The selection of the improvements within Group ii and Group 
iii to meet that maximum will be based on preliminary engineering and 
right of way cost estimates at that time.    In lieu of construction of these 
same improvements, an amount equal to the full or unspent amount will be 
dedicated to the agency maintaining the facility. 

(Y)       Prior to the issuance of a certificate of occupancy for any use more 
than 840 nn2wph trips (30% of the total nn2wph trips), a portion of the 
Group ii and Group iii improvements, to be determined by the City,  
shown in Exhibit E, Transportation Improvements Candidates, equal to a 
maximum of $ $1,001,149.02 (20% of the proportionate share) will be 
open to traffic.  The selection of the improvements within Group ii and 
Group iii to meet that maximum will be based on preliminary engineering 

Doc. 75289 v2 Page 10 of 26 O. 2005-105 
248



and right of way cost estimates at that time.    In lieu of construction of 
these same improvements, an amount equal to the full or unspent amount 
will be dedicated to the agency maintaining the facility. 

(Z)       Prior to the issuance of a certificate of occupancy for any use more 
than 1,401 nn2wph trips (50% of the total nn2wph trips) have open for use 
a Neighborhood Transit Center (NTC) within the boundaries of the CRA.  
This NTC will provide the type of operations and facilities described in 
Exhibit F, Transit/Transportation Demand Management (TDM) Strategies 
Candidates - A, B, and C - with a maximum of $ 2,502,872.54 (50% of the 
proportionate share) for the construction and right-of-way for this facility.  
If the NTC within the CRA does not require this maximum amount for 
implementation, then the unspent amount will be dedicated to first, Transit 
Enhancements (TE) candidates D-G of Exhibit F.  Once the Transit 
Enhancements projects of Exhibit F have been implemented as determined 
by the City in consultation with Broward County Transit to be appropriate 
and feasible, then the unspent amount will be dedicated to roadway 
improvements or TDM candidates H-X of Exhibit F, to be determined in 
consultation with Broward County Transit and the Florida Department of 
Transportation.  The selection of Transit Enhancement and/or roadway 
improvement projects will be based on preliminary engineering and right 
of way cost estimates at that time.    In lieu of construction of these same 
improvements, an amount equal to the full or unspent amount will be 
dedicated to the entity(ies) maintaining the facility(ies).   

(AA) Upon the issuance of a Certificate of Occupancy for any of the 
land use categories in Condition (F), the City shall make appropriate 
subtractions from the land use totals shown in that Condition. The City 
may permit simultaneous increases and decreases in the above described 
land use categories using the land use exchange rates in Exhibit D, Land 
Use Exchange Rate, without filing for an NOPC (Notice of Proposed 
Change). New land uses categories may be added to Exhibit D using the 
rate formula shown on that Exhibit.  In all cases, the total revised Net New 
Development for the site shall not generate traffic volumes that exceed the 
total nn2wph trips of 2,802 vehicles per hour as shown in the Consolidated 
ADA. The annual traffic monitoring report prepared by the City shall 
include a calculation of the nn2wph trips for the revised Net New 
Development summary as well as the remaining nn2wph trips as of the 
date of each report. 

(BB) Within 90 calendar days of the City of Coral Springs’ adoption of 
this Development Order, the City shall contribute $7,000 in cash to the 
City of Coral Springs’ State Housing Initiative Partnership (SHIP) 
program  

(CC) The CRA's Housing Affordability Study dated February 24, 2005 
further demonstrates that the DDRI will not adversely affect the ability of 
people to find adequate housing reasonably accessible to their places of 
employment. Nevertheless, to further enhance affordable housing within 
the City, the City and CRA commit that they shall use their best efforts to 
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ensure the continued availability of affordable housing to serve the needs 
of the workforce anticipated to be employed within the DDRI and to 
encourage its provision by Project Developers where appropriate.

(DD) The City and CRA also shall cooperate with Broward County in 
the establishment and funding of a “Subordinated Second Mortgage 
Program to Support Affordable Housing in Broward County” in order to 
make home ownership more feasible for low and moderate income 
families.  

4.02 THE CITY OF CORAL SPRINGS SHALL: 

(A)  Withhold the issuance of building permits or certificates of 
occupancy, or both, if the Project Developer fails to meet the requirements 
of Conditions of paragraph 4.01. Withhold the issuance of building 
permits or certificates of occupancy, or both, if potable water and 
wastewater treatment demand exceeds capacity adequate to serve that 
demand. 

(B) Review project landscape plans to ensure that only those plant 
species identified in the applicable codes of the City of Coral Springs are 
used for project landscaping and that xeriscape principles are utilized in 
such landscape plans, as practicable. 

(C) Monitor site development to ensure that invasive exotic plant 
species are removed and the property maintained to prevent the re-
establishment of invasive exotic species. 

(D) Withhold the issuance of building permits or certificates of 
occupancy for any use that will have a significant hazardous materials 
generation/usage impact as defined in Rule 9J-2.044(2)(f) and (5)(a), 
Florida Administrative Code, until the submittal of an HMMP in 
accordance with Condition 4.01 (H). 

(E) In the event the Applicant, its successors, or assigns violate any of 
the conditions of the Development Order or otherwise fails to act in 
substantial compliance with the Development Order (hereinafter 
“violator”), stay the effectiveness of the Development Order as to the 
tract, or portion of the tract, in which the violation or conduct has occurred 
and withhold further permits, approvals, and services for development in 
said tract, or portion of the tract, upon passage of any appropriate 
resolution by the local governments of jurisdiction, adopted in accordance 
with this section, finding that such violation has occurred.  The violator 
will be given written notice by the local government of jurisdiction that 
states: 1) the nature of the purported violation, and 2) that unless the 
violation is cured within 15 calendar days of said notice, the local 
government of jurisdiction will hold a public hearing to consider the 
matter within 30 calendar days of the date of said notice. 
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(F) If the violation is not curable in 15 calendar days, the violator’s 
diligent good faith efforts to cure the violation within that period will 
obviate the need to hold a public hearing and the Development Order will 
remain in effect unless the violator does not diligently pursue the curative 
action to completion within a reasonable time, in which event the local 
government of jurisdiction will give 15 calendar days notice to the violator 
of its intention to stay the effectiveness of the Development Order and 
withhold further permits, approvals, and services as to the tract, or portion 
of the tract, in which the violation has occurred and until the violation is 
cured.  For purposes of this paragraph, the word “tract” shall be defined to 
mean any area of development identified on the Downtown Coral Springs 
DRI Development Plan.  In addition, the phrase “portion of a tract” means 
a division of a tract into more than one ownership as created by deed or 
plat.

(G) The lessees of tracts or portions of tracts within the property from 
the CRA shall not be considered successors of the CRA for the purpose of 
affirmative compliance hereunder, including but not limited to all 
obligations for notification, execution of utility agreements and reporting 
requirements.  Compliance by a lessee as to its tract or portion of tract 
shall be considered compliance by the CRA.  However, nothing herein 
shall be construed to limit the obligation of the CRA to ensure compliance 
with this Development Order. 

4.03 MONITORING OFFICIAL  

(A) The City Monitoring Official shall be responsible for assuring 
compliance of the Applicant, Project Developers, their grantees, 
successors and assigns, with this Development Order.  The person with the 
authority to stay the effectiveness of this Order upon notification and 
verification of a violation of any condition herein shall be the City 
Manager or his/her designee. The City Monitoring Official shall insure 
that the conditions set forth herein shall be reviewed prior to the issuance 
of any development permits pursuant to the applicable provisions of the 
Code of the City of Coral Springs.  The City Monitoring Official is 
designated as the Director of Development Services or his/her designee. 

 (B) Upon the written request of the owner(s) or developers of the 
property or tract, the City Monitoring Official shall certify in writing to 
the owner(s), developers, mortgagees, and potential mortgagees or other 
designees of the above, the compliance status of the conditions of this 
Development Order relative to the stated property or tract. If all conditions 
of this Development Order are being satisfied or are otherwise in 
compliance, the certification shall provide that the Development Order is 
in full compliance. If all conditions are not being complied with, the City 
Monitoring Official shall specify in writing, which conditions are not in 
compliance.  
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SECTION 5.  RECORDATION. 

Within thirty (30) calendar days of the effective date of this Development 
Order, the CRA shall record this Development Order with the Clerk of the 
Circuit Court of the Seventeenth Judicial Circuit, in and for Broward 
County, Florida pursuant to Section 380.06(15)(f), Fla. Stat.  This 
Development Order runs with the land and is binding upon the CRA, 
Project Developers, and their successors, grantees and assigns, jointly or 
severally.  The CRA shall provide a recorded copy of this Development 
Order to the City, SFRPC and DCA. 

SECTION 6.  CONFLICTS. 

   All Ordinances or parts of Ordinances in conflict herewith are hereby 
repealed to the extent of such conflicts. 

SECTION 7.  SEVERABILITY. 

If any section, sentence, clause or phrase of this Ordinance is held to be 
invalid or unconstitutional by any court of competent jurisdiction, then 
said holding shall in no way affect the validity of the remaining portions 
of this Ordinance.   

SECTION 8.  EFFECTIVE DATE 

The effective date of this Development Order shall be forty-five (45) 
calendar days from the date of transmittal by the City to the DCA and the 
SFRPC; provided, however, that the Ordinance shall not take effect until 
the day after all appeals, if any, have been withdrawn or resolved pursuant 
to Section 380.07(2), Fla. Stat. 

[The Balance of this Page Intentionally Left Blank] 
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PUBLISHED the      _           day of     _ ________________ , 2005. 

PASSED FIRST READING this  ________ day of __________________________, 2005. 

PASSED SECOND READING this ________ day ______________________ , 2005. 

CITY OF CORAL SPRINGS, FLORIDA 

      ________________________________ 
            RHON ERNEST-JONES, Mayor 
ATTEST: 

_________________________________________
PETER M.J. RICHARDSON, CRM, CITY CLERK 

Unanimous ____
Motion/2nd  
      Yes No 
___ ___ Mayor Ernest-Jones  ___ ___ 
___ ___ Vice Mayor Calhoun  ___ ___ 
___ ___ Commissioner Brook  ___ ___ 
___ ___ Commissioner Gold  ___ ___ 
___ ___ Commissioner Mena  ___ ___
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EXHIBIT “B” 

LAND USES APPROVED 
Downtown Coral Springs Development of Regional Impact 

Land Use Existing 
Development

Proposed Total 
Development 

Net New 
Development 

Minimum
Amount of 

Development 

Maximum 
Amount of 

Development 

Office 624,168
SF GFA* 

1,379,000
SF GFA* 

754,832
SF GFA*  

400,000
SF GFA* 

2,000,000
SF GFA* 

Retail 215,191
SF GLA** 

783,057
SF GLA** 

567,866
SF GLA** 

215,191
SF GLA** 

1,200,000
SF GLA** 

Residential
Condominium 

121 DUs*** 1,670 DUs*** 1,549
DUs***

400 DUs*** 2,400
DUs***

Library 72,000 SF
GFA*

72,000 SF 
GFA*

0 SF GFA* Existing Existing

School 1,600
Students

1,600 Students 0 Students Existing Existing

Government 
Office

92,475 SF 
GFA*

95,000 SF 
GFA*

2,525 SF 
GFA*

50,000 SF 
GFA*

100,000 SF 
GFA*

Hotel 103 Rooms 500 Rooms 397 Rooms 103 Rooms 750 Rooms 

Movies 0 SF GLA** 65,000
SF GLA** 

65,000 SF 
GLA**

0 80,000
SF GLA** 

* Square Feet; Gross Floor Area (GFA) 
** Square Feet; Gross Leasable Area (GLA) 
*** Dwelling Units (DU)

Exchange of Land Uses are permitted as governed by Condition AA and Exhibit D of the 
Development Order  
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EXHIBIT “C” 

DEVELOPMENT OF REGIONAL IMPACT 
BIENNIAL REPORT 

Subsection 380.06(18), Florida Statutes, (F.S.) places the responsibility on the developer of an 
approved development of regional impact (DRI) for submitting a biennial report to the local 
government, the regional planning agency, the Department of Community Affairs, and to all 
affected permit agencies, on the date specified in the development order. The failure of a 
developer to submit the report on the date specified in the development order may result in the 
temporary suspension of the development order by the local government until the biennial report 
is submitted to the review agencies. This requirement applies to all developments of regional 
impact which have been approved since August 6, 1980. If you have any questions about this 
required report, call the DRI Planner at (904) 488-4925. 

Send the original completed biennial report to the designated local government official stated in 
the development order with one copy to each of the following: 

a)  The regional planning agency of jurisdiction (along with the required $2,500 review fee). 

b)  All affected permitting agencies (particularly the County and FDOT). 

c)  Division of Resource Planning and Management 
Bureau of Local Planning 
2555 Shumard Oak Blvd. 
Tallahassee, Florida 32399 
904/488-4925

BIENNIAL STATUS REPORT

Reporting Period:________________________ to _______________________
Month/Day/Year  Month/Day/Year 

Development:_____________________________________________________
                               Name of DRI 

Location:________________________, _______________________________
                 City                             County 

Developer:  Name:________________________________________________
                                Company Name 

Address:________________________________________________________
                                Street Location 

             ________________________________________________________
                                          City, State, Zip 
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1. Describe any changes made in the proposed plan of development, phasing, or in the 
representations contained in the Application for Development Approval since the 
Development of Regional Impact received approval.  Note any actions (substantial 
deviation determinations) taken by local government to address these changes. 

Note:  If a response is to be more than one sentence, attach as Exhibit A a detailed 
description of each change and copies of the modified site plan drawings.  Exhibit A 
should also address the following additional items if applicable: 

a) Describe changes in the plan of development or phasing for the reporting year and 
for the subsequent years; 

b) State any known incremental DRI applications for development approval or 
requests for a substantial deviation determination that were filed in the reporting 
year and to be filed during the next year; 

c) Attach a copy of any notice of the adoption of a development order or the 
subsequent modification of an adopted development order that was recorded by 
the developer pursuant to Paragraph 380.06(15)(f), F.S. 

2. Has there been a change in local government jurisdiction for any portion of the 
development since the development order was issued?  If so, has the annexing local 
government adopted a new DRI development order for the project?  Provide a copy of the 
order adopted by the annexing local government. 

3. Provide copies of any revised master plans, incremental site plans, etc., not previously 
submitted. 

Note:  If a response is to be more than one or two sentences, attach as Exhibit B. 

4. Provide a summary comparison of development activity proposed and actually conducted 
for the reporting year as well as a cumulative total of development proposed and actually 
conducted to date. 

Example:  Number of dwelling units constructed, site improvements, lots sold, acres 
mined, gross floor area constructed, barrels of storage capacity completed, permits 
obtained, etc. 

Note:  If a response is to be more than one sentence, attach as Exhibit C. 

5. Have any undeveloped tracts of land in the development (other than individual single-
family lots) been sold to a separate entity or developer?  If so, identify tract, its size, and 
the buyer.  Provide maps, which show the tracts involved. 

________________________  ______________________________
              Buyer       Tract  

Note:  If a response is to be more than one sentence, attach as Exhibit D. 
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6. Describe any lands purchased or optioned adjacent to the original DRI site subsequent to 
issuance of the development order.  Identify such land, its size, and intended use on a site 
plan and map. 

Note:  If a response is to be more than one sentence, attach as Exhibit E. 

7. List any substantial local, state and federal permits, which have been obtained, applied 
for, or denied during this reporting period.  Specify the agency, type of permit, and duty 
for each. 

Note:  If a response is to be more than one sentence, attach as Exhibit F. 

8. Provide a list specifying each development order conditions and each developer 
commitment as continued in the ADA land sate how and when each condition or 
commitment has been complied with during the biennial report-reporting period. 

Note:  Attach as Exhibit G. 

9. Provide any information that is specifically required by the development order to be 
included in the biennial report. 

10. Provide a statement certifying that all persons have sent copies of the 
biennial report in conformance with Subsections 380.0(15) and (18), F.S. 

Person completing the questionnaire: 
_________________________________________________

Title:___________________________________________________________________

Representing:____________________________________________________________

Doc. 75289 v2 Page 20 of 26 O. 2005-105 
258



EXHIBIT “D” 

LAND USE EXCHANGE RATES 
TWO-WAY PM PEAK HOUR ITE TRIPS 

Downtown Coral Springs Development of Regional Impact 

Office
1.351

Retail
4.605

Residential 
Condominium/

Townhouse 
0.423

Government 
Office 
7.874

Hotel
0.564

Movies
3.800

Apartment
0.62

Medical
Office 
3.66

Office 
1.351 1 0.293 3.191 0.172 2.395 0.356 2.179 0.369
Retail
4.605 3.409 1 10.878 0.585 8.165 1.212 7.427 1.258

Residential 
Condominium/

Townhouse 
0.423 0.313 0.092 1 0.054 0.751 0.111 0.683 0.116

Government 
Office 
7.874 5.828 1.710 18.598 1 13.960 2.072 12.699 2.151
Hotel 
0.564 0.417 0.122 1.332 0.072 1 0.148 0.910 0.154

Movies 
3.800 2.813 0.825 8.976 0.483 6.738 1 6.129 1.038

Apartment 
0.62 0.459 0.135 1.464 0.079 1.099 0.163 1 0.169

Medical Office 
3.66 2.709 0.795 8.652 0.465 6.489 0.963 5.903 1

The land uses are measured in the units listed below: 

Land Use     Unit
Office     1,000 Square Feet of Gross Floor Area 
Retail     1,000 Square Feet of Gross Leasable Area 
Residential Condominium  Dwelling Unit  
Government Office   1,000 Square Feet of Gross Floor Area 
Hotel     Rooms   
Movies     1,000 Square Feet of Gross Leasable Area 
Apartment    Dwelling Unit  
Medical Office    1,000 Square Feet of Gross Floor Area 
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EXHIBIT “E” 

TRANSPORTATION IMPROVEMENT CANDIDATES 
Downtown Coral Springs Development of Regional Impact 

i. Platting Improvements required for PDA 

BUS PULLOUT BAY (BOND FOR AND CONSTRUCT) 

1) Construct one (1) modified, northbound bus pullout bay on University Drive near the 
intersection of Northwest 31 Court. 

2) Construct one (1) eastbound bus pullout bay on Sample Road near the intersection of 
University Drive. 

TURN LANE IMPROVEMENTS (BOND FOR AND CONSTRUCT) 

3) An eastbound right turn lane on Sample Road (SR#834) at the west 80-foot opening. 
4) A northbound right turn lane on University Drive (SR #817) at Sample Road (SR #834) 

with 435 feet of storage and 50 feet of transition.  Design of this turn is subject to approval 
by the Florida Department of Transportation. 

5) A northbound right turn lane on University Drive (SR #817) at the 80-foot opening.

SIDEWALK REQUIREMENTS (BOND FOR AND CONSTRUCT) 

6) Along Sample Road (SR #834) adjacent to this plat, displaced by turn lane construction. 
7) Along University Drive (SR #817) adjacent to this plat, displaced by turn lane construction. 

SIGNALIZATION IMPROVEMENTS (BOND FOR CONSTRUCTION)

8) Any necessary modifications to the existing traffic signal at the intersection of Sample 
Road (SR #34) and University Drive (SR #817) to provide for the required improvements. 

SCHOOL ZONE FLASHER IMPROVEMENTS (BOND FOR AND CONSTRUCT) 

9) Bond or letter of credit to provide for all improvements and equipment, including pavement 
markings and signs, necessary for school zone flasher installations. 

ii. Additional Transportation improvements 

1. University Drive/Wiles Road, add NB and SB though lanes, add NB and SB LT lanes, add 
EB and WB left turn lanes. 

2. University Drive/Sample Road, add SB right turn lane, EB right turn lane and WB right 
turn lane.

Doc. 75289 v2 Page 22 of 26 O. 2005-105 
260



3. Sample Road/Coral Springs Drive, add EB right turn lane, and WB right turn lane. 
4. Sample Road/Riverside Drive, add EB right turn lane, NB left turn lane and SB left turn 

lane.
5. Sample Road/NW 85 Avenue, add NB left turn lane and SB left turn lane. 
6. Sample Road/Sportplex Drive, install new traffic signal. 
7. Coral Hills Drive, Sample Road to NW 29 Street, widen to provide a 3-lane cross section. 
8. NW 33 Street, Coral Hills Drive to NW 99th Way, widen to provide a 3-lane cross section. 
9. Other improvements, as determined in consultation with the Florida Department of 

Transportation, if needed. 

iii. Reimbursable Improvements 

a. University Drive, Wiles Road to NW 40 Street, widen from 4 lanes to 6 lanes; 
b. Wiles Road, University Drive to Riverside Drive, widen from 4 lanes to 6 lanes. 

Notes:
• Detailed Engineering Cost Estimates for construction, engineering design, and right-of-way 

will be prepared for each candidate shown above during the selection process for each 
phase.  In all cases, the proportionate share for each phase will control the amount of 
improvement dollars spent in that same phase.   

• Proportionate Share was calculated in 2004 construction dollars. Adjustments to current 
year dollars will be made to update to the year when the improvement is built based on the 
State Highway Bid Index for the State of Florida. 

• Reimbursable improvements, as shown above, are the responsibility of the Florida 
Department of Transportation and Broward County, respectively.  The proportionate share 
money may be made available to advance their construction.  If any of the improvements 
listed above are ultimately funded by a jurisdiction other than the City, the improvement 
cost amount will be available (after reimbursement) for additional improvements.   
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EXHIBIT “F” 

TRANSIT/TRANSPORTATION DEMAND STRATEGIES CANDIDATES 
Downtown Coral Springs Development of Regional Impact 

The applicant commits to construct a Neighborhood Transit Center within the Downtown Coral 
Springs DRI to encourage transit use.  This center will incorporate the following into the project 
design and operation: 

A. The proposed Neighborhood Transit Center (NTC) and shuttle system will be located 
within the boundaries of the approved Community Redevelopment Area (CRA).  

B. The NTC will provide kiss and ride, walk to outside destinations, bicycle storage, and bus 
transfer operation facilities.

C. The NTC is not intended as a park and ride facility and will not include parking for this 
purpose.

In the case that Broward County Transit (BCT) provides funding for the NTC, then the City, in 
consultation with BCT, will follow the NTC guidelines below. 

• City shall ensure that a qualified consultant(s) provide for design and preparation of a 
complete set of contract documents for the construction of roadways, walkways, a 
commuter parking lot, bus bays, station platform canopies, signage and pavement 
markings, signalization, lighting, drainage, landscape, landscaping, and utility relocation. 

• Bus platform canopies and pedestrian/bicycle-friendly streetscape improvements should 
be designed to be compatible with the surrounding area.  The City shall ensure that the 
Neighborhood Transit Center plans include appropriate intermodal transportation 
facilities with public rest rooms, pay telephones, bicycle storage facilities, a bus operation 
comfort station, ticket office, vending machines, and other amenities such as an ATM for 
automated ticket sales. 

• Improvement to pedestrian circulation should include covered walkways, passenger 
shelters, benches, exterior lighting at platform waiting areas, information kiosks, public 
art, and other transit-related capital improvements. 

• City shall also ensure that consultant(s) develop a schedule of public participation 
meetings and assist City and County in community involvement activities and maintain 
close coordination throughout design and construction with all agencies involved in the 
project.   These agencies consist of, but are not limited to: aesthetic review committee, 
bicycle coordinators, ADA coordinators, FDOT, and community organizations. 

• Design and construction will be in compliance with all applicable Broward County and 
City of Coral Springs Public Works Department Manuals and Guidelines and the South 
Florida Building Code.  The estimated design and construction costs for the Downtown 
Coral Springs Neighborhood Transit Center is $830,000. 
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If the proportionate share money is available after the NTC is completed, the CRA and/or the 
City of Coral Springs shall use the full or unspent amount on Transit Enhancements (D-G), as 
below.  If the Transit Enhancements of Exhibit F have been implemented through other means, 
then the full or unspent amount will be dedicated to TDM projects (H-X) of Exhibit F or 
roadway improvements, to be determined in consultation with Broward County Transit and the 
Florida Department of Transportation. 

Transit Enhancements 

A. Establishment or enhancement of community shuttle service: Bus or van service that 
provides transportation between the company’s facilities or from the employer’s site to 
transportation facilities such as: Park and Ride lots & Tri-rail stations. 

B. Improvements to Broward County Transit routes serving the project area. 
C. Establishment or enhancement of South Florida Regional Transportation Authority transit 

service to the project area. 
D. Additional amenities at bus stops, including shade, seating, covers and lighting. 

TDM Improvement Candidates 

E. Promote and encourage all employees to take advantage of Tri-Rail’s introductory 
employee discount programs, employer subsidy programs and pre-tax set-asides for 
transit fares. 

F. Coordinate and support the distribution of Broward County Transit and Tri-Rail Passes to 
employees for AM and PM peak hour use. 

G. Actively participate and support initiatives by Broward County Transit (BCT) to 
implement transit improvements that will improve the transit service for the employees 
and employers of the Downtown Coral Springs DRI.   

H. Assist and scheduling of the existing shuttle service so that routes and timings are 
coincident with routes provided by BCT and work schedules. 

I. Implement through its web site marketing information programs to promote transit. 
J. On-Site Employer Transportation Coordinator (ETC): An on-site person assigned to 

coordinate transportation activities of major employers.  This is a person who is 
responsible for coordinating rider-sharing activities at the company’s site. 

K. Promote rider-sharing: A vehicle shared by several persons for trips to and from work.  
The following categories are defined in this strategy: 
a. Carpooling: Use of a private car to carry fellow employees to work.  Not necessarily 

limited to employees of the same company. 
b. Vanpooling: Use of an 8-15 passenger van, driven by one of the employees. 

Participants pay a monthly fee to share capital and operating costs. 
c. Subscription Bus: Use of a mini-bus to provide transportation to a transit facility or 

place of employment.  This service is usually sponsored by employers to facilitate the 
commute of their employees.  However, participants pay a monthly fee to cover 
operational costs.  This is a subscription service that participants may cancel at any 
time. 

L. Marketing Information Programs: Transit and traffic congestion marketing and 
educational programs are developed by employers and government agencies to promote 
travel reduction strategies for employees.  Areas of focus in this strategy are: Mobility 
improvement, congestion alleviation and air quality improvement.  The campaign is 
oriented to create public awareness of transit services and alternatives. This can be done 
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by using printed materials, visual aids, conferences, seminars and workshops, among 
others.

M. Preferential Parking: Employers provide preferential parking spaces and treatments for 
carpool and vanpool vehicles.  These parking spaces usually are located within close 
proximity to the main entrance. 

N. Emergency Ride Home Program: Employer provides an allowance for a taxi or a 
company vehicle for ridesharing employees when and if an emergency situation arises.  
This is an incentive for ridesharing. 

O. Employer Subsidized Transit Use: Employer provides full or partially paid transit passes 
to employees for commuting by public transit in lieu of a free parking space. 

P. Employee Transportation Allowance: Transportation allowance provided by employers to 
employees exclusively for or to encourage use of public transit or nontraditional modes 
such as carpool, vanpool, walk or bike.  This allowance usually replaces free parking 
provisions.

Q. Parking Management: Employers eliminate or reduce the number of parking spaces for 
employees to discourage driving alone to work; construction of peripheral parking 
garages; elimination of subsidies to employees for parking costs; and; development of 
advanced parking information systems.  

R. Alternative Work Hours: This strategy spreads the demand for travel at peak-periods.  
Some alternatives are: 
a. Staggered Work Hours: Different work groups are assigned to begin work at different 

times. 
b. Flex-Time: Employees are allowed to choose their own working schedules within 

company guidelines. 
c. Compressed Work Week: Employees are allowed to work four ten-hour days. 

S. Telecommuting: Employees are allowed to work from home or a satellite office using 
Personal Computer Systems and phone lines connected to the main office. 

T. Areawide Commute Management Organization: A public or private organization that 
coordinates and promotes matching services. 

U. Formation of Transportation Management Association (TMAs): A partnership between 
business and location government looking for transportation solutions within a specific 
area.  This strategy promotes private sector involvement in the decision-making process.  
Local governments are not necessarily part of the TMAs. 
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