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Requested Action   (Identify appropriate Action or Motion, Authority or Requirement for Item and identify the outcome 
and/or purpose of item.) 

MOTION TO ADOPT a resolution approving the City of Lauderhill State Road 7 Corridor Community 
Redevelopment Plan (Plan) and delegating certain powers to implement the Plan based on the 
understanding that County funding for the City of Lauderhill State Road 7 Corridor redevelopment 
area will be predicated upon successful negotiation of an Interlocal Agreement which specifically 
enumerates the terms and conditions for County participation. (Commission Distri cts 1 and 9) 
 
Why Action is Necessary: 
 

Board action is required for approval of Community Redevelopment Plans
and delegation of powers, pursuant to Section 163.410, FS.  

What Action Accomplishes:  The recommended action will allow the City of Lauderhill to implement its 
Community Redevelopment Plan for the State Road 7 Corridor. 

Is this Action Goal Related?  Yes  No  

Summary Explanation/Background  
(The first sentence includes the Agency recommendation. Provide an executive summary of 
the action that gives an overview of the relevant details for the item. Identify how item meets 
Commission Challenge Goal.) 

The Department of Urban Planning and Redevelopment, Planning Services Division (PSD) 
recommends approval of the motion.   
 
On June 22, 2004, the Board of County Commissioners adopted Resolution 2004-596 (Exhibit 5) 
approving the Finding of Necessity Report, and delegating authority to the City of Lauderhill to 
create a Community Redevelopment Agency (CRA), and prepare a Community Redevelopment 
Plan (Plan) (Exhibit 2) pursuant to Chapter 163, Part III, F.S.  The resolution also stated that the City 
and the CRA have agreed that County funding of redevelopment activities within the State Road 7
Corridor Redevelopment Area would be delineated in an Interlocal Agreement by and between the 
City, the CRA and the County.   
 
The State Road 7 Corridor redevelopment area covers 446 acres comprising approximately 10.8% 
of the City’s land area, and approximately 9.0% of the City’s taxable property value.   
 
City and County staff met regularly to collaboratively discuss the City’s Community Redevelopment 
Plan and an Interlocal Agreement as shown in the Department of Urban Planning and 
Redevelopment, Planning Services Staff Report. (Exhibit 4)  



Continued Page 2 of 2
 

 

County staff also met with the City Attorney and Consultants to discuss specific redevelopment 
projects envisioned by the City. 
 
On September 26, 2005, the City Commission adopted Resolution 05R-09-335 (Exhibit 6) and 
thereby approved the Plan. On November 14, 2005, the Plan was submitted to the County for staff 
review.  Planning Services Division (PSD) staff requested additional clarification and City staff 
provided the “Points of Clarification” shown in Exhibit 3.  PSD staff concluded that the Plan generally 
satisfies the statutory requirements of ss. 163.360 and 163.362, F.S. (Exhibit 4) 
 
The Plan envisions infrastructure improvements, a regional park, a multi-event facility, and 
significant private development including a hotel, office, retail space, and mixed-use development 
that will enhance the sense of place and community character of the City.  The Plan is consistent 
with and furthers the objectives of the State Road 7 Collaborative efforts to revitalize State Road 7.   
 

Fiscal Impact/Cost Summary  (Include projected cost, approved budget amount and account number, source of funds, and 
any future funding requirements.) 

No fiscal impact will result from approval of the Plan.  County funding within the City of Lauderhill 
State Road 7 Corridor redevelopment area will be predicated upon successful negotiation of an 
Interlocal Agreement which specifically enumerates the terms and conditions for County 
participation. 

Exhibits Attached   (copies of original agreements)  (Please number exhibits consecutively.) 

Exhibit 1. Broward County Resolution approving the City of Lauderhill State Road 7 Corridor 
Community Redevelopment Plan. 

Exhibit 2. State Road 7 Corridor Community Redevelopment Plan which includes a boundary 
map of the redevelopment area on page 23 dated 11/14/05.  Exhibit 2 has been 
distributed to the Board on CDs, and is available for viewing in Document Control 
(Room 336U) and on the Internet. 

Exhibit 3. City of Lauderhill staff provided a “Points of Clarification” letter to the State Road 7 
Corridor Community Redevelopment Plan dated 11/30/05. 

Exhibit 4. Department of Urban Planning and Redevelopment, Planning Services Division Staff 
Report (including reviewing agencies’ comments to date) 11/30/05. 

Exhibit 5. Broward County Resolution 2004-596 approving the Finding of Necessity Report and 
delegating certain powers dated 6/22/04. 

Exhibit 6. City of Lauderhill Resolution 05R-09-335 approving State Road 7 Corridor Community 
Redevelopment Plan dated 9/26/05. 

Document Control  Commission Action  

4 Executed original(s) for permanent record APPROVED DENIED 
(Number) 

 
(Number) 

Executed copies return to: Cathy Randazzo 
Planning Services Division 
(954) 357-6674 

DEFERRED 

Other instructions (Include name, agency, and phone)  
From:  

To:  
Please return 3 of the executed originals to Cathy Randazzo. 

 

 





















N o v e m b e r     1 4 ,    2 0 0 5 



HOWARD BERGER

RICHARD J. KAPLAN

DALE V.C.HOLNESS

M. MARGARET BATES
LEE MIRSKY

CHARLES “CHUCK” FARANDA

DESORAE GILES-SMITH

EARL HALL



TA BLE O F C O N TEN TS
IN TRO D UC TIO N

History of the Corridor and of the Plan for Redevelopment

Current Conditions and Opportunities in the State Road 7 Corridor

�™ Loc a tion
�™ Land  ava ilab ility and  uses
�™ Community c harac ter
�™ Transporta tion c irc ula tion and  parking
�™ Infrastruc ture

C O M M UN ITY RED EV ELO PM EN T A G EN C Y PLA N

The Market for Redevelopment

Ac tion Plan for Redevelopment

�™ Improve tra ffic  c irc ula tion and  ac c ess in the Sta te Road  7 c orridor
�™ Crea te a  Distinc t Identity through Streetsc ape Improvements and  Design

Standards
�™ Add Residentia l and  Mixed  Use Development tha t Supports the Corridor

Identity and  Commerc ia l Properties
�™ Develop  Open Spac e and  Park Fac ilities to Crea te a  Sense of Plac e and

Community
�™ Transition Zones
�™ Arc hitec ture and  Design
�™ Community Polic ing  Initia tives

D ISTRIC TS W ITHIN  THE STA TE RO A D  7  RED EV ELO PM EN T A REA

�™ Rec rea tion & Enterta inment Distric t
�™ Residentia l Distric t
�™ Industria l Distric t 
�™ Arts Distric t 
�™ Commerc ia l Distric t
�™ Commerc ia l to Residentia l Distric t 
�™ Town Center

IM PLEM EN TA TIO N  STRA TEG IES 

�™ Ac tive Partic ipa tion in Ca ta lytic  Redevelopment Projec ts
�™ Mod ific a tions to the Land  Development Regula tions
�™ Community Reinvestment
�™ Tax Inc rement Financ ing

Priorities for Future Ac tion

A PPEN D IC ES

Append ix A - Needs Assessment 
Append ix B - Market Ana lysis 
Append ix C - Fund ing Sourc es 
Append ix D - Lega l Desc rip tion 
Append ix E - Sta tute Requirements 
Append ix F - Design Guidelines

LIST O F FIG URES

FIGURE 1A-1D - Context Maps 
FIGURE 2 - Proposed  Land  Use Map
FIGURE 3 - Reg iona l Market Map 
FIGURE 4 - Open Spac e Ana lysis
FIGURE 5 - Roadways Map
FIGURE 6 - C.R.A. Master Plan
FIGURE 7 - Existing  c urb -c ut ana lysis
FIGURE 8 - Proposed  c urb -c ut ana lysis 

LIST O F TA BLES

TABLE 1  - Tax Inc rement Financ ing 
TABLE 2  - Net Present Va lue Ana lysis
TABLE 3 - Pub lic  Improvements Fund ing
TABLE 4  - Market Demand  by Land  Use 
TABLE 5  - Estima ted  Future Market Demands

PA G E 36

PA G E 43

PA G E 13

PA G E 4

FIGURE 9 - S.R. 7 Proposed  c ross-sec tion 
FIGURE 10 - Transition Zone Conc ep t
FIGURE 11 - Proposed  Distric ts Map 
FIGURE 12 - Carishoc a  Plan 
FIGURE 13 - County Reg iona l Park 
FIGURE 14 - Arts Distric t Plan
FIGURE 15 - Lauderhill Town Center Plan
FIGURE 16 - C.R.A. Lega l Desc rip tion Map

P.6
P.7

P.13

P.13

P.14

P.15

P.16

P.17

P.18
P.21

P.23

P.24

P.26

P.31

P.35

P.55

P.38
P.39- 40

P.40

P.46

P.47

PA G E 23



The City of Lauderhill and  the Lauderhill Community Redevelopment Agenc y (CRA) have developed  a  bold ,

c omprehensive p lan to reverse dec ades of slow dec line in the Sta te Road  7 c orridor and  to transform it into a

showc ase of d iversity in style and  func tion in Broward  County.  The p lan, a lready in p rogress, fea tures infrastruc -

ture improvements tha t a re not only aesthetic a lly p leasing but whic h a lso, taken as a  whole, c rea te a  sense of

p lac e tha t reflec ts the d iversity of c ultures in Lauderhill tha t defines the c ity and  c ontributed  to its being selec ted

an All Americ a  City.  The p lan leverages a  new Broward  County Reg iona l Park and  c ric ket field  as a  magnet for

interna tiona l tourism and  housing development.  Fina lly, the p lan c a lls for ac tive pub lic  involvement in the rede-

velopment p roc ess through land  ac quisition and  zoning c hanges a llowing partnerships with p riva te developers

tha t fulfill the vision of the p lan and  a re a ttrac tive to both the development and  c onsumer markets.

Key c omponents of the Redevelopment Plan inc lude:

�z Carishoc a International Marketplac e -- Loc a ted  a t the entranc e to Lauderhill and  to the

Sta te Road  7 c orridor and  ad jac ent to the new Broward  County Reg iona l Park, Carishoc a  will fea ture over 100

stores and  offic es in a  marketp lac e a tmosphere with p lazas, a rc ades, and  landsc ap ing tha t enc ourages pedes-

trians to wa lk and  interac t in the many pub lic  spac es.  Carishoc a  is the keystone of this Plan.  It w ill estab lish the

Sta te Road  7 c orridor as a  destina tion and  symbol for those seeking Caribbean p roduc ts, servic es, and  amb ienc e

in South Florida , just as Ca lle Oc ho symbolizes the La tino experienc e in Miami-Dade County.

IN TRO D UC TIO N
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�z Roadway c onstruc tion and redesign --  Two new roads, NW 39 Avenue and  NW 41st Avenue

will d ivert loc a l tra ffic  from Sta te Road  7, inc reasing the throughput of tha t a rteria l, while a lso inc reasing the devel-

opment potentia l of severa l deep  p roperties tha t a re underutilized  bec ause of a  na rrow frontage on Sta te Road

7. Redesign and  rec onstruc tion of the intersec tions of Sta te Road  7 with NW 12 St, NW 16 St, NW 19 St, NW 21 St,

and  NW 26 Street will inc rease ac c ess to the a rteria l and  further define the d istinc tion between the c ommunity

design of the residentia l and  c ommerc ia l spac es and  the func tiona lity of a  ma jor sta te roadway.

�z Public  squares -- On Sta te Road  7 intersec tions, dec ora tive designs of p ineapp les, the sun, and  the

sea  imprinted  into the aspha lt and  framed  by paver c rosswa lks will emphasize the trop ic a l theme of the c orridor.

On side streets, landsc aped  squares tha t func tion as mini-pa rks and  tra ffic  c a lming devic es will c omp lement the

c onc ep t of the c orridor being a  friend ly p lac e tha t enc ourages pedestrians and  interac tion.

The Sta te Road  7 Community Redevelopment Distric t is 446 ac res in size, c omprising  approximately
10.8% of Lauderhill's land  a rea  and  approximately 9.0% of Lauderhill's taxab le p roperty va lue.
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This doc ument desc ribes how the p lan was c onc eived , how it will func tion as a  beac on for the revita liza tion effort,

and  why it w ill suc c eed .  It beg ins with the history and  demographic s of the City of Lauderhill and  the Sta te Road

7 c orridor in pa rtic ula r in order to understand  the c ha llenges tha t Lauderhill has fac ed  in slowing and  reversing the

dec line of wha t was onc e a  showp iec e of Broward  County.  It then reviews the c urrent c ond itions and  land  uses

in the c orridor a long with an ana lysis of the extant infrastruc ture inc lud ing tra ffic  c ond itions and  utility ava ilab ility.

The Redevelopment Plan then c ontinues on to a  summary of the c urrent market c ond itions in the Sta te Road  7

c orridor (a  c omp lete Market Ana lysis is a ttac hed  as Append ix B).  The a rea  is p rimarily a  reta il c ommerc ia l d istric t,

a lthough it a lso c onta ins light industria l, offic e spac e, and  multi-family residentia l uses.  The market ana lysis d is-

c usses the shortc omings in the c orridor tha t c ontribute to the c urrent slum and  b light sta tus and  further highlight

the market c ha llenges for future development tha t p red ic a te the need  for substantia l pub lic  investment to make

priva te redevelopment efforts suc c essful. 

In the Ac tion portion of the p lan, the unique elements of the c ommunity and  the c orridor a re identified  whic h

c ould  p rovide a  viab le nic he for the Sta te Road  7 c orridor to foster both residentia l and  c ommerc ia l development.

The p lan desc ribes, in words, maps, and  illustra tions, the overa ll design p lan for the c orridor and  how it will stimu-

la te both financ ia l investment and  a  sense of p lac e and  c ommunity tha t will transc end  the short-term benefits of

new c onstruc tion.  The Ac tion sec tion inc ludes d isc ussions of 

�z Tra ffic  c irc ula tion and  streetsc ape improvements

�z Mixed  use development and  design guidelines

�z New open spac e in pub lic  squares and  linear pa rks

�z Seven spec ific  d istric ts within the c orridor and  their design and  purpose

The Redevelopment Plan c onc ludes with spec ific  Imp lementa tion Stra teg ies tha t will turn the p lan into rea lity.

These inc lude the need  to mod ify the Land  Development Regula tions to a llow and  enforc e the design and  uses

envisioned  in this Plan as well as deta ils on pub lic , p riva te, and  tax inc rement financ ing and  the p rojec ts they will

fund .

�z Streetsc ape and landsc ape improvements a long State Road 7 -- Trees, shrubbery,

and  swaths of g reen sod  and  groundc over p lants will rep lac e the barren c onc rete jung le tha t c urrently lines the

roadway.  Meandering  sidewa lks, benc hes, and  pedestrian-level lighting  will enc ourage residents and  visitors to

spend  time in the pub lic  spac es a llowing for both interac tion and  add itiona l eyes on the street to d isc ourage

c rime and  p romote c ommunity.

�z Mixed use development -- Combining residentia l and  c ommerc ia l development is a  p roven

tec hnique for p romoting  a  sense of c ommunity as residents pa tronize the loc a l merc hants; for inc reasing p roper-

ty va lues bec ause flexib le uses a llow for developers to ta ilor the mix of spac e to market c ond itions; and , for reduc -

ing  c rime through the c ommunity polic ing  c onc ep t of utilizing  residents to observe and  report unusua l ac tiv

ities in the pub lic  and  c ommerc ia l spac es when they would  otherwise be vac ant.



CITY MAP- The C.R.A.’s linear orienta-
tion a long S.R. 7 a llows for a c ontinuous opportu-
nity for entry points a long the c orridor. 

CITY MAP- The c ity’s proximity to I-95
and the Florida Turnpike make the S.R.7 c orridor
an appropriate “ Gateway”  to the c ity via Sunrise
Ave.

REGIONAL MAP- Lauderhill is c entra lly
loc ated in Broward County and easily ac c essib le
to Miami Dade and W. Palm Beac h County. 

HISTO RY O F THE C O RRIDO R A ND O F THE PLA N FO R REDEV ELO PM ENT

Estab lished  in 1959 with only 100 residents, the City of Lauderhill today is nearly built-out with an offic ia l popula tion of

57,585 in 2000, and  an estima ted  popula tion, inc lud ing two rec ently-annexed  a reas, of over 70,000 in 2005.  Lauderhill's

exp losive growth phase oc c urred  in the 1970s and  1980s when p lanning in South Florida  c entered  on p rovid ing  for auto-

mob ile tra ffic . Growth in the number of residents and  c a rs per household  and  the overa ll g rowth of the reg ion were not

antic ipa ted  in this p roc ess and  have resulted  in c hoking tra ffic  on overburdened  roads and  ineffec tive land  use pa t-

terns in Lauderhill and  throughout Broward  County. Princ ipa l roads, suc h as Sta te Road  7 (U.S. Route 441/ NW 40

Avenue), tha t were onc e used  a lmost exc lusively for moving reg iona l tra ffic , have taken on the add itiona l burden of

c a rrying  loc a l tra ffic  using the road  for everyday trips. The shift in the role of roadways suc h as Sta te Road  7 has had  a

profound  effec t on the parc els abutting  the a ffec ted  roads and  the way they a re ac c essed .

The demographic s and  d iversity of the residents of the City has a lso c hanged  d ramatic a lly over the past four dec ades.

Lauderhill was developed  and  p romoted  in phases.  The orig ina l demographic s mirrored  tha t of South Florida  in gen-

era l, families and  retirees fleeing the c old  of the northeast for suburban-style homes and  c ondominiums.  In Lauderhill,

the older east and  c entra l sec tions, whic h inc lude the Sta te Road  7 c orridor, c onta in homes tha t were orig ina lly mar-

keted  p rimarily on p ric e and  a re now rela tively sma ll and  p rovide minima l amenities c ompared  to the demands of the

c urrent South Florida  market.  Even within the City, the demand  for these residenc es was supp lanted  by the develop-

ment of the huge Inverra ry a rea  and  its famous golf c ourses in the northwest sec tion of the City.  Many orig ina l residents

near the Sta te Road  7 c orridor reloc a ted  to Inverra ry and  northwest Lauderhill during  its g rowth phase in the 1980s.

[ FIGURE 1a ]

C.R.A. MAP- The perimeter of the C.R.A. has been generally defined by the c ity limits to the north, east,
and south, and the single family neighborhoods to the west. Other defining features are the c anals that run along
most of the perimeter and the S.R.7 c orridor that c urrently ac ts as a east/ west barrier.

[ FIGURE 1b] [ FIGURE 1c  ]
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[ FIGURE 1d ]
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As the older sec tions of Lauderhill lost many homeowners, investors began buying dup lexes, trip lexes, and  c ondominiums and  assemb ling  them as

quasi-apartment build ings.  The rela tively low rents were a ttrac tive to rec ent immigrants from Caribbean na tions who built a  viab le c ore of businesses

and  a  c ommunity tha t a ttrac ted  not only new immigrants but a lso the reloc a tion of fellow rec ent a rriva ls from other a reas in South Florida  so tha t today

the City is uniquely d iverse in terms of ethnic ity, rac e, and  soc ioec onomic  sta tus. This d iversity manifests itself in the range of loc a l businesses foc used

on Caribbean p roduc ts and  servic es as well as the suc c ess of rec rea tiona l ac tivities suc h as the City's c ric ket tournament and  the annua l Unite-A-Fest

and  Trinidad / Tobago Independenc e Day c elebra tions, whic h d raw up  to 40,000 spec ta tors eac h year.

The City of Lauderhill p roposes to intervene in the Sta te Road  7 Corridor through a  c omb ina tion of

stra teg ies.  On June 14, 2004, the City Commission of Lauderhill adop ted  Resolution 04-R0691, whic h

approved  the Find ings of Nec essity Report for the Sta te Road  7 Corridor and  forwarded  the report

to the Broward  County Commission for review and  ac tion. On June 22, 2004, the Broward  County

Commission passed  Resolution 2004-596, whic h c onferred  power to the City of Lauderhill to c rea te

a  Community Redevelopment Agenc y and  p repare a  Community Redevelopment Plan for the

Sta te Road  7 Corridor. In order to guide development in the a rea  and  to identify and  ac c ess fund-

ing  sourc es for pub lic  improvements, the City of Lauderhill has p repared  this CRA p lan.

The p redec essor to this CRA p lan, the Stra teg ic  Redevelopment Plan for the Sta te Road  7 Corridor,

was d isc ussed  in d ra ft format a t a  meeting  open to the pub lic  on June 17, 2003. Severa l City

Commissioners and  approximately 100 interested  residents and  business owners in the Sta te Road  7
Treasure Coast Regional Planning Counc il headed a
weeklong public  c harrette that initia ted the proc ess of
c reating a masterplan for the C.R.A.



EXISTING LAND USE MAP- The S.R. 7 c orridor is predominately c ommerc ia l in nature. Other land uses are isolated with no physic al linkages to eac h
other. This fragmentation has resulted in a lac k of identitiy, and has prevented this area from attrac ting the private development that improves value.
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c orridor a ttended . In add ition, the Sta te Road  7 Collabora tive, a  reg iona l c oa lition of loc a l munic ipa lities tha t bor-

der Sta te Road  7, c onduc ted  a  weeklong pub lic  c harrette headed  by the Treasure Coast Reg iona l Planning

Counc il from Marc h 6 through Marc h 12th 2004. Thoughts and  ideas genera ted  and  d isc ussed  a t both of these

meetings a re inc luded  in this p lan, and  a re the basis of this CRA p lan. This p lan and  the existing  c ond itions sec tion

address just the Sta te Road  7 c orridor, not other a reas of Lauderhill.

C URREN T C O N DITIO N S A N D O PPO RTUN ITIES IN  THE STA TE RO A D 7
C O RRIDO R

Loc ation 

Loc a ted  c entra lly within not only Broward  County but a lso within the entire tri-c ounty a rea , Lauderhill is idea lly sit-

ua ted  as a  c ommunity for the future.  Sta te Road  7 is c entra lly loc a ted , serving  as a  north-south transporta tion

arteria l in the tri-c ounty (Miami-Dade, Broward , and  Pa lm Beac h) a rea .  The c orridor is flanked  by the Florida

Turnp ike 1 mile to the west and  I-95 2.5 miles to the east.  Oakland  Park Boulevard , another ma jor east-west c orri-

dor, is only 0.25 miles away from the northern boundary of the c orridor.  

Sta te Road  7 lies approximately seven miles due west of the Atlantic  Oc ean and  Fort Lauderda le beac hes.

Ac c ord ing to MapQuest, the c orridor is 9.5 miles and  a  17-minute d rive from the Fort Lauderda le Interna tiona l

Airport and  less than a  one hour d rive from either Miami or Pa lm Beac h Interna tiona l Airports.  Port Everg lades,

whic h servic es numerous c ruise ships traveling  to the Caribbean and  beyond , is ad jac ent to the Fort Lauderda le

Airport.  The Sta te Road  7 c orridor, therefore, is well-positioned  to c ap ture its share of the huge South Florida

tourism market if it c an estab lish an identity and  a ttrac tions interesting  enough to entic e visitors to make a  the short

trip  to Lauderhill.

For year-round  residents of South Florida , Lauderhill's c entra l loc a tion makes its reta il outlets ac c essib le to residents

of the entire tri-c ounty a rea , as further deta iled  in the Market Ana lysis - Append ix B.  The Sta te Road  7 c orridor is

a lso well-positioned  as a  site for residentia l development as it is c lose to downtown Fort Lauderda le and  not a  long

c ommute to anywhere, g iven its ready ac c ess to the Florida  Turnp ike and  I-95.

Land Availability and Uses

The land  uses tha t c urrently c omprise the Sta te Road  7 c orridor a re a  visua l d ra in on the c harac ter of this d istric t.

Among the build ings tha t border Sta te Road  7 - fast food  restaurants, auto dea lers, repa ir shops and  parts stores,

strip  c ommerc ia l shopp ing c enters, and  c onvenienc e stores - none a re a rc hitec tura lly signific ant or p leasing

exc ep t the Hess Gas Sta tion on the Southeast c orner of NW 21 Street whic h was the p rototype for the City's design

guidelines. Vast open parking lots and  narrow sidewa lks separa ted  from the Sta te Road  7 roadway by two-foot

wide strips of sod  front the monotonous reta il boxes and  add  to the b landness of the streetsc ape. Severa l vac ant

and  underutilized  p roperties a lso line the c orridor, inc lud ing the abandoned  Mc Arthur Da iry site, the shuttered  K-

Mart site, and  a  long-vac ant Lum's restaurant.  Setbac k from the Sta te Road  7 roadway but within the c orridor a re
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PROPOSED LAND USE MAP- The proposed improvements seek to c reate an urban fabric  that is anc hored by a mixed-use Town Center. The new
arrangement has a balanc e of land uses that varies from the Mixed-use/ enterta inment developement at the entry from Sunrise, to the c ommerc ia l
frontage of S.R. 7, a c ommerc e park buffering the already suc c essful c ore of light industry, a vibrant artist live/  work d istric t, a variety of residentia l devel-
opment,and a green link c orridor within the Townc enter to tie it a ll together.

[ FIGURE 2b ]

[ FIGURE 2a ]



the p revious World  Com build ing  and  p roperty and  the c urrent AT&T antenna  field .   All of these sites rep resent

opportunities to c rea te c a ta lytic  p rojec ts.  Add itiona lly, la rge trac ts of underutilized  or vac ant land  exist - 19 c om-

merc ia l pa rc els of a t least two ac res, the la rgest of whic h is the Lauderhill Ma ll - where c onsiderab le redevelop-

ment c ould  oc c ur.  

While the Sta te Road  7 c orridor is p redominantly c ommerc ia l in na ture, the CRA and  this Plan intend  to inc orpo-

ra te other uses and  c rea te a  ba lanc e of c ommerc ia l, offic e, residentia l, rec rea tiona l and  industria l spac e a long

the c orridor. While a lterna te land  uses a lready exist in the a rea , they a re isola ted  on ind ividua l pa rc els with no

physic a l or log ic a l linkages. Currently, there a re severa l low-rise multifamily residentia l build ings c lustered  in the

most northwestern portion of the Sta te Road  7 c orridor just north of 19th Street.  Rang ing in size from 40 to over 800

dwelling  units, eac h development is self-c onta ined  with one or two ingress/ egress points and  no ac c ess to one

another or to the c ommunity a t la rge.

A high-rise multi-family development, the Inverra ry 441 Apartments, is loc a ted  in the southeast portion of the CRA

and  borders the Broward  County Reg iona l Park site.  It c omprises more than 300 dwelling  units, yet has only one

entranc e and  no d irec t pedestrian or vehic ula r c onnec tivity to either the pa rk site or the reta il businesses on Sta te

Road  7.   Both of these residentia l a reas need  to be redeveloped  using the Pub lic  Squares c onc ep t to enc ourage

the sense of p lac e and  c ommunity tha t will lead  to inc reased  assessed  va lues.

The Lauderhill Commerc e Park, an assemb ly of c ommerc ia l, wholesa le, and  industria l uses, lies just east of Sta te

Road  7 and  near the Reg iona l Park site. While the build ings a re, for the most pa rt, oc c up ied  with viab le business-

es, the one-story build ings a re obsolete, una ttrac tive, and  underutilized . Severa l house storefront c hurc hes whic h

are tax-exempt.  As the underlying  land  bec omes more va luab le with the development of the pa rk and

Carishoc a , these p roperties should  be more intensively redeveloped  as d isc ussed  la ter in the Arts Distric t sec tion.

While there is rela tively little vac ant land  within the City, there is substantia l land  a rea  tha t is c urrently underutilized

or oc c up ied  by obsolete build ings. While the c ost of land  assemb ly is genera lly signific ant in the c ontext of rede-

velopment, the rela tively modest c harac ter of most of the improvements in the Sta te Road  7 Corridor, pa rtic ula r-

ly in the southern pa rt of the c orridor in Lauderhill, means the land  is rela tively ava ilab le when c ompared  to other

underutilized  or overlooked  a reas in the County. 

The K-Mart p roperty and  the Mc Arthur Da iry p roperty, whic h have been ac quired  by the City in support of c om-

munity redevelopment, a re two good  examp les of the ava ilab ility of land  in the City.

If the City of Lauderhill w ishes to bec ome a  c ity of the future and  d istinguish itself from others, the City must p ro-

vide existing  and  future residents with a  ba lanc e of land  uses tha t will g ive its residents the opportunity to live and

work in c lose p roximity. It is the ba lanc e of land  uses tha t will ultima tely solve the d ilemma of tra ffic  c ongestion

within the Sta te Road  7 Corridor. Many d ifferent redevelopment ideas will be introduc ed  in this CRA p lan and  they

a ll p romote a  mix of uses. It is a lso important to note tha t for many of the p roposed  redevelopment ideas, the new

produc t is rep lac ing an existing  sing le use development, whic h is genera ting  as many trips, if not more than the

development, espec ia lly when part of the new development is residentia l.
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CURRENT BLIGHTED CONDITIONS- The Areas shaded in red show  just
some of the largest parc els that are either available or c urrently under-
utilized. The c ity has already ac quired numbers 4 and 5 as designated
on the map above. Suc c essful developments on these key parc els in
c onjuc tion with the County Park (#3) will ininfluenc e the future develop-
ment throughout the c orridor.  
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Community Charac ter

Estab lishing an identity for Lauderhill is c ritic a l to d istinguishing it as a  p lac e to live, work, and  p lay in Broward  County.

Slum and  b light a re d istinguished  as muc h by perc ep tions of a  c ommunity as they a re by its physic a l a ttributes.   The

c ommunity c omes to understand  tha t some p lac es a re slums, or run-down, or not sa fe and  tha t perc ep tion trans-

la tes into neg lec t and  depressed  p roperty va lues.  

The Sta te Road  7 c orridor's identity devolved  over time from a  suburban reta il utop ia  anc hored  by the Lauderhill Ma ll

and  numerous furniture stores on NW 19 Street to one numerous inc ongruous mom-and-pop  stores housed  in out-

da ted , ha lf-empty build ings and  a ttrac ting  a  "d ifferent" c lientele.  A dec ade ago, a  loc a l newspaper ran a  long fea -

ture a rtic le on the c hang ing c harac ter of Lauderhill, derisively referring  to "Jama ic ahill."

Lauderhill's politic a l and  c ivic  leaders, however, have long rec ognized  tha t d iversity is strength in a  modern c om-

munity and  the City is c urrently rec ognized  as being a t the forefront in Broward  County in integra ting  a  range of

peop les and  c ultures into one c ommunity.  Their efforts a re va lida ted  by Broward  County's rec ent dec ision to build

the first c ric ket stad ium in the southeastern United  Sta tes in Lauderhill; by the exp losion of sma ll business develop-

ment c a tering  to an interna tiona l c lientele in the Sta te Road  7 c orridor - ep itomized  by Charlie 's Pastries whic h sells

Jama ic an meat pa tties a round  the world  - tha t has filled  c ommerc ia l build ings; and , most d ramatic a lly, by

Lauderhill's rec ently being named an All Americ a  City based  on its app lic a tion whic h emphasized  the d iversity of the

c ity's residents and  p rograms.

Following the suc c ess of the Mizner Park renova tion in Boc a  Ra ton, mixed  use, trop ic a l-style redevelopment has

bec ome the standard  for c ities in South Florida  seeking to rehab ilita te downtown a reas.  While Lauderhill simila rly

inc orpora tes these suc c essful elements into its p lan for physic a l redevelopment, the model for c ommunity c harac -

ter is more like the Adams Morgan neighborhood  of Washington, DC.  Two dec ades ago, this neighborhood  bor-

dered  on the utter dec ay and  lawlessness tha t c harac terizes ad jac ent neighborhoods even today in southeast DC.

Vac anc ies and  low rents a ttrac ted  an interna tiona l immigrant popula tion to the c ommunity whic h began to flower

with sma ll businesses whose owners and  extended  families often lived  upsta irs in the same build ings.  Today, Adams

Morgan is a  c hic  address in DC, with p roperty va lues sec ond  only to Georgetown, p rec isely bec ause its vib rant mix

of na tiona lities, p rofessions, and  lifestyles makes it identifiab le and  desirab le to a  la rge segment of the popula tion.
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Transportation c irc ulation and parking

The Sta te Road  7 c orridor lac ks a  suffic ient number of loc a l through roads to p rovide adequa te c irc ula tion.   For examp le, NW 38th Avenue extends only from NW 19th Street to NW 15th Street and , therefore, ac c ess to the road  north of the reg iona l pa rk is

unava ilab le.  West of Sta te Road  7, NW 41st and  NW 42nd  Avenues do not exist.  Consequently, loc a l north and  south tra ffic  must load  onto Sta te Road  7 in order to travel within the a rea .  The add ition and  expansion of north-south oriented  roadways will

help  p rovide some relief from tra ffic  c ongestion. Likewise, the add ition of east-west roads would  improve c irc ula tion.  Between NW 16th Street and  NW 19th Street, ac c ess from Sta te Road  7 eastward  to NW 38th Avenue is not ava ilab le.  The add ition of NW

17th and  18th Streets would  a llow suc h c onnec tions.  The add ition of NW 13th and  NW 14th Streets west of Sta te Road  7 would  further enhanc e c irc ula tion within the Sta te Road  7 c orridor. 

Another c onsidera tion to be made in the tra ffic  c ongestion p rob lem is tha t as the Sta te Road  7 Corridor gets redeveloped , the exc essive number of d riveway c uts onto Sta te Road  7, whic h severely slow down tra ffic  flow and  inc rease travel times, will d imin-

ish. This will signific antly help  inc rease the flow of tra ffic  a long Sta te Road  7. 

The Sta te Road  7 Corridor has the highest pub lic  transit ridership  in Broward  County.  The Broward  County Mass Transit Division opera tes a  reg iona l pub lic  transit fac ility out of the Lauderhill Ma ll but the fac ility is overc apac ity, aesthetic a lly unappea ling , and

poorly loc a ted  in rela tion to the c orridor.  Moreover, the c orridor lac ks appropria te pub lic  transit amenities, suc h as bus shelters, bus benc hes, trash rec ep tac les, lighting  and  landsc ap ing. This p lan rec ommends a  new transit sta tion, either as pa rt of the rede-

velopment of the Ma ll site or a t a  new loc a tion in the c orridor.

The Sta te Road  7 Corridor lac ks b ic yc le and  pedestrian fac ilities and  amenities.  The Corridor itself lac ks b ic yc le lanes and  b ic yc le fac ilities and  amenities suc h as b ic yc le loc kers.  Pedestrian fac ilities and  amenities, suc h as shelters, founta ins and  c urb  c uts,

a re either unava ilab le or inappropria te.  For examp le, many sidewa lks on loc a l streets have a  4' wid th ra ther than the 5' wid th required  by the City's Land  Development Regula tions.  The Sta te Road  7 c orridor itself has the minima lly-required  5' wid th, but even

this is inadequa te if wa lking  is to be enc ouraged .  Further, the Sta te Road  7 road  edge lac ks suffic ient landsc ap ing and  pedestrian sc a led  lighting  while the existing  sidewa lk is loc a ted  too c lose to the roadway for sa fety.

Infrastruc ture

Redevelopment of the Sta te Road  7 c orridor will require tha t City infrastruc ture be upgraded  to meet the demands of add itiona l density of both c om-

merc ia l and  residentia l units.  Planned  improvements to the Sta te Road  7 roadway and  intersec tions and  to tra ffic  pa tterns in genera l a re d isc ussed  in deta il

in other sec tions of the Plan.  This sec tion will foc us on wa ter and  wastewater c apac ity, stormwater d ra inage, and  parks.

A TYPICAL SIDEWALK AND BUS STOP ALONG THE S.R.7 CORRIDOR- Current sidewalk c onditions are not only aesthetic ally d ispleasing, but a danger to public  safety. Current look down the S.R. 7 Corridor. The 3 lanes going eac h way and median make up about 100’ of the c orridor. 



The Lauderhill wa ter p lant has a  permit to pump and  p roduc e 9 million ga llons per day (mgd) of potab le wa ter.

Current usage is approximately 90% of permit c apac ity.  The p lant itself, however, is designed  for and  c apab le of

p roduc ing up  to 17 mgd .  The p lanned  add ition of 5550 housing units in the Sta te Road  7 c orridor c omb ined  with

nomina l g rowth in the rema inder of the City will tax the limit of a llowab le p roduc tion.

The City has investiga ted  severa l op tions and  believes tha t by following through on eac h, it w ill c omfortab ly ma in-

ta in the c apac ity to serve the antic ipa ted  development envisioned  in the Plan.

�z App ly to South Florida  Water Management Distric t (SFWMD) for add itiona l permitted  withd rawa l from the

Bisc ayne aquifer.  Depend ing on the c ond ition of the aquifer and  growth c ond itions elsewhere, the City believes it

is possib le tha t its permit will be inc reased  to offset volunta ry reduc tions it had  agreed  to in the past.

�z Disc ourage the use of potab le wa ter for irriga tion, freeing c apac ity for development.  The City p lans to elim-

ina te separa te meters and  ra tes for irriga tion use to enc ourage c onserva tion and  a lterna te sourc es of irriga tion

water.  The City further p lans to take advantage of a  rec ently-introduc ed  grant p rogram by SFWMD for a  p lanned

projec t to build  p ipelines and  pump sta tions for pa rtia lly-trea ted  wastewater from the City of Sunrise and  c ana l

wa ter for use by resident p roperties without c ana l ac c ess.

�z Upgrade the City wa ter p lant to utilize wa ter from the Floridan aquifer.  The Floridan groundwater requires

12

a  more intensive trea tment p roc ess, but is read ily ava ilab le

for add itiona l permitted  c apac ity.  The City estima tes the c ost to upgrade the p lant to be $10 million.  Although other

op tions would  be fully exp lored  p rior to undertaking a  p lant expansion, the new growth would  justify the upgrade

whic h would  not only meet the Plan needs but a lso growth in the rema inder of the City.  The 5550 new residentia l

c ustomers and  new c ommerc ia l meters in the Sta te Road  7 c orridor would  genera te $1.2 million annua lly in wa ter

and  wastewater revenue.  TIF fund ing would  supp lement the user fees to servic e the deb t for expansion.

The stormwater d ra inage system in the Sta te Road  7 c orridor will be signific antly upgraded  as pa rt of the p lan.  The

City rec ently c omp leted  insta lla tion of a  new d ra inage system on NW 12 Street from Sta te Road  7 to NW 43 Terrac e.

Both the County Reg iona l Park and  the new Cornerstone housing p rojec t have lakes and  signific ant on-site retention.

As the entire c orridor is c urrently a  c onc rete jung le, muc h of the redevelopment will ac tua lly inc rease the pervious

area  and  improve d ra inage c ond itions.  The Lauderhill Ma ll, for examp le, is c urrently over 95% impervious.  The Plan

envisions redevelopment with severa l landsc aped  squares and  entranc e fea tures tha t will signific antly reduc e tha t

number.  

In pub lic  a reas, the add ition of squares tha t serve as mini-pa rks will inc rease both the d ra inage c harac teristic s of the

c orridor as well as add ing green spac e and  p lay a reas.  Of c ourse, the Broward  County Reg iona l Park will bec ome

the la rgest pa rk in the City limits and  p rovide numerous rec rea tiona l ac tivities for the new and  existing  residents with-

in the redevelopment a rea .

The monotonous streamline of c onc rete and c urb c uts is the only impression left on those
passing through the c orridor.

S.R.7/  441 c ongestion is a result of having to ac c omodate to
loc al and c ommuter traffic . To alleviate this problemthe
improvement to and addition of arteria l roads is key. The
c ombination of streetsc ape improvements and driving
options will not only improve the identify of Lauderhill, but
a lso inc rease patronage to businesses fronting S.R. 7.

Adams Morgan neighborhood in Washington D.C.- A c omparable example of how Lauderhill c an use its mix of c ulture, ethnic ity, and soc ioec onomic  demo-
graphic s to c reate a sense of “ p lac e”  unique to its surroundings.
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THE M A RKET FO R REDEV ELO PM ENT

A trad itiona l ana lysis of the market in the City of Lauderhill would  c onc lude tha t the demographic s of the City and  its environs would  be

hard  p ressed  to support any signific ant c ommunity redevelopment. Household  inc omes within three miles of the intersec tion of Sunrise

Boulevard  and  Sta te Road  7 lag  behind  c ounty, sta te and  na tiona l averages.  But a  trad itiona l ana lysis overlooks the stra teg ic  loc a tion of

the City and  the opportunities tha t a  maturing  metropolitan reg ion offers. There a re a lready early signs tha t reg iona l mob ility limita tions a re

help ing to red irec t g rowth bac k towards the c oast and  overlooked , underutilized  a reas with signific ant redevelopment opportunities.

Urban development during  the last dec ade has been remarkab le, and  tha t g rowth is the result of five fac tors: munic ipa l a ttention to rede-

velopment; the evolution of new quasi-urban housing types; an emerg ing understand ing tha t "you c an't build  enough roads" to solve

reg iona l mob ility needs; the dec lining  ava ilab ility of undeveloped  land ; and  a  rea liza tion tha t residentia l loc a tions in the genera l vic inity

of the work p lac e is the best antidote to reg iona l transporta tion c ongestion. Lauderhill is stra teg ic a lly loc a ted  within the framework of

Broward  County.  Loc a tion, a long with the ava ilab ility of p roperties for redevelopment, a  ba lanc e of uses, and  unique c ommunity c har-

ac ter will define the a reas tha t experienc e strong ec onomic  growth in the future.

Rec ent inc reases in gasoline p ric es a re another element tha t supports the Plan's emphasis on c onc entra ted , mixed-use development.  The

sma ll business owners and  a rtists tha t a re potentia l residents of the c orridor will have the opportunity to live, work, and  p lay within a  pedes-

trian-friend ly c orridor tha t c an meet their lifestyle needs without long c ommutes.  The peop le the c orridor will a ttrac t a re in the early stages

[ FIGURE 4 ] REGIONAL MARKET MAP-Lauderhill’s c enteral loc ation within the c ounty makes it c onve-
niently ac c essib le to many other markets in the region.[ FIGURE 3 ] OPEN SPACE MAP- The existing open spac es equate to roughly 7 ac res and are limited to Wolk park and the edge of the Golf c ourse.

The proposed plan would add about 20 ac res of open spac e to c ompliment the County regional park’s 110 ac res, g iving the State Road
7 CRA plan an estimated 137 ac res of tota l open spac e

PROPOSED OPEN SPACE

EXISTING OPEN SPACE
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of their ea rnings potentia l when a ffordab le housing and  minima l transporta tion c osts a re an a ttrac tive inc entive

to loc a te their homes and  businesses in Lauderhill.

THE A C TIO N PLA N FO R REDEV ELO PM ENT

One of the grea test fa ilings of the sec ond  ha lf of the last c entury was tha t loc a l governments c eded  responsib ili-

ty for c ommunity design and  c harac ter to the p riva te sec tor by fa iling  to address suc h issues in their land  use reg-

ula tions.  As a  result, c ommunity design lac ks a  c oherent pub lic  sensib ility and  a  sense of p lac e. Lauderhill w ishes

to a lter the existing  tra jec tory of the Sta te Road  7 Corridor and  to p romote the c rea tion of a  c ommunity with a

unique identity.  

The City has moved  p roac tively to foster this p roc ess by purc hasing two key parc els within the c orridor, the former

K-Mart and  Mc Arthur Da iry p roperties, whic h sit a t the ga teway to the c orridor a t the intersec tion of Sta te Road  7

and  Sunrise Boulevard .  These ac quisitions will foster new mixed-use developments tha t will enhanc e the sense of

p lac e and  c ommunity c harac ter.  In add ition, Broward  County has ac quired  the land  to the east of the K-Mart

site for the development of a  reg iona l pa rk for the County. 

The City has a lso adop ted  amendments into the Land  Development Regula tions (LDR) tha t estab lish design guide-

lines for non-residentia l p roperties, tha t identify a  set of c olors or a  pa int pa lette for residentia l p roperties, and  tha t

designa te c erta in roads and  loc a tions respec tively as ga teway roads and  foc a l points tha t require spec ia lized

design trea tment. The City is a lso addressing c ommunity c harac ter by ma inta ining  and  improving landsc ap ing

and  irriga tion in the pub lic  rights-of-way and  on pub lic  p roperties and  by inc reasing c ode enforc ement efforts on

priva te p roperty.  City ownership  of entranc eway p roperties on ga teway roads (e.g ., Kmart and  Mc Arthur), a llow

the CRA to require upgraded  design trea tments before re-selling  the p roperty to the p riva te sec tor. 

All of these ac tions have been taken in antic ipa tion of the forma l development of this CRA Plan.  They ind ic a te

tha t the City's vision for the Sta te Road  7 c orridor is shared  and  espoused  by elec ted  offic ia ls, residents, and  c ity

sta ff, who a re now transla ting  tha t vision into this Plan.  Listed  below a re some of the many spec ific  a reas tha t will

be addressed  by the CRA as the Plan p rogresses:

Improve traffic  c irc ulation and ac c ess in the State Road 7 c orridor

The developed  reta il pa rc els a long Sta te Road  7 a re c urrently ac c essed  d irec tly from d riveway c uts on Sta te Road

7 lead ing to la rge parking lots fronting  build ings tha t house one or more businesses.  Genera lly, eac h build ing  has

its own, or multip le, d riveways tha t d irec tly ac c ess Sta te Road  7.  The c urrent layout is ineffic ient and  leads to

inc reased  c ongestion bec ause of the numerous c a rs slowing tra ffic  on Sta te Road  7 as they enter and  exit the

roadway a t many loc a tions.  It c rea tes unsa fe tra ffic  situa tions a long the c orridor for both motorists, who a re c on-

stantly c hang ing speeds and  having turning vehic les in front of them, and  for pedestrians, who fac e potentia l c on-

flic ts with turning vehic les a t short interva ls.

ROADWAY ANALYSIS MAP-To alleviate the c ongestion on S.R.7, Two new roads have been planned. East of S.R.7 there is 39th whic h would extend
from the Park, Library and Cultural Arts Center to the proposed 15th. To the West N.W. 41st Avenue would be c reated from easements that a lready
exist to extend a c onnec tion from Town Center to residentia l.

[ FIGURE 5 ]
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M A STER PLA N

C.R.A. MASTER PLAN- The C.R.A. Masterplan is a vision for what
this area of Lauderhill c ould bec ome. What is now a c onc rete
jungle of isolated land uses c onnec ted by only a few heavily
c ongested streets is shown here to bec ome muc h more.  By
c learly defining the c enter and edge, c reating a heirarc hy of
interc onnec ted streets with a variety of parks and open spac e,
this area begins to form the beginings of an urban fabric . When
a diversity of housing types are fused with mixed-use develop-
ments for work and shopping and tied together with c ivic  sites
and open spac es this area transforms into what c ould be seen
as the “ downtown” of Lauderhill. 

[ FIGURE 6 ]

Major Intersec tions
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Frequent turning movements from Sta te Road  7, c oup led  with through tra ffic  traveling  a t high speeds, results in a

situa tion ripe for rea r-end  c ollisions. Buses opera ting  a long the c orridor a lso p rovide dangerous c onflic ts with

automob iles as the buses frequently stop  a long the c urb . Without a  ded ic a ted  lane for buses, these c onflic ts will

c ontinue to esc a la te.

Add itiona lly, pedestrians ra rely enjoy a  stretc h of sidewa lk tha t is uninterrup ted  by a  d riveway/ ac c ess way.  These

are dangerous to c ross as well bec ause they a re genera lly loc a ted  too c lose to Sta te Road  7.  The situa tion does

not p resent a  welc oming a tmosphere for the businesses as pa trons do not feel c omfortab le d riving  or wa lking  to

the store. Inadequa te pa rking, landsc ap ing and  ug ly build ings add  to the ac c ess issues in making the shopp ing

experienc e b leak and  utilita rian ra ther than an adventure.  Fina lly, it is extremely d iffic ult to c omb ine shopp ing trips

as most pa rc els and  build ings a re c omp letely separa te with no vehic le or pedestrian c onnec tions.  

The p lethora  of street c uts on Sta te Road  7 does more than p resent pedestrian and  vehic ula r frustra tion and  dan-

gers.  Confining  ac c ess to pa rc els fronting  Sta te Road  7 requires tha t pa rking lots a lso be ad jac ent to Sta te Road

7 and  to the d riveway.  The setbac k of the build ings c ontributes to the b landness of the c orridor and  makes iden-

tific a tion of businesses more d iffic ult for potentia l c ustomers d riving  by.  The c urrent c onfigura tion a lso limits the

ab ility to develop  the rea r of lots fronting  Sta te Road  7 or other lots tha t a re c lose to, but do not front, Sta te Road

7.  

Examp les of the former situa tion would  inc lude three parc els on the east side of the c orridor between NW 15 St

and  NW 16 St - the Sea food  and  BBQ fast food  parc el, the Horizon Auto Sa les build ing , and  the Wac hovia  Bank

build ing .  Examp les of the la tter situa tion inc lude the storage lot of Phil Smith Chevrolet, the 441 Apartments, and
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Sonny's Car Wash.  All of these p roperties, among others, c ould  be more intensively developed  and  put to a  high-

er and  better use with an adequa te road  and  ac c ess system tha t d id  not rely solely on Sta te Road  7 for loc a l tra f-

fic .

As sta ted  earlier, Sta te Road  7 is a  dua l-purpose road , serving  both loc a l tra ffic  and  through c ommuter tra ffic . The

c ommerc ia l c omponent of the c orridor is withering  as evidenc ed  by many vac ant build ings and  the underperfor-

manc e of c ommerc ia l uses as evidenc ed  by lower lease ra tes in the c orridor versus Broward  County in genera l. In

some instanc es, build ings tha t have fa iled  as a  reta il loc a tion a re now oc c up ied  by land  uses and  estab lishments

suc h as a rmed  forc es rec ruiting  offic es, storage fac ilities, and  fa ith-based  organiza tions.

The CRA p lan p roposes to supp lement the way parc els tha t front Sta te Road  7 a re ac c essed . Ac c ess to Sta te Road

7 would  c ontinue from the front of the lot, but new ac c ess would  be ga ined  by d riveways off of a  new para llel street

running behind  the parc el.  As a  result, p roperties will have ac c ess from two d irec tions: one a long Sta te Road  7 and

one a long the new rear ac c ess road .  Aga in, new and  extended  loc a l roads improve c irc ula tion within the Sta te

Road  7 c orridor, thereby reduc ing the need  to use Sta te Road  7 as a  loc a l road , and  p rovid ing  add itiona l oppor-

tunities for p roperty ac c ess.

Construc tion of two roadways para llel to Sta te Road  7, NW 39 Avenue to the east and  NW 41 Avenue to

the west, a re c ritic a l to the Plan.  These roadways will

�z Provide a lterna te pa thways for loc a l tra ffic  and  reduc e ingress/ egress tra ffic  to the Sta te Road  7 

thruway

EXISTING CURB CUT ANALYSIS- The plethora of street c uts on State Road 7 does more than present pedestrian and vehic ular frustration and dangers.  Confining ac c ess to parc els fronting State Road 7 requires that parking lots a lso be adjac ent to State Road 7 and to the drive-

way.  The setbac k of the build ings c ontributes to the blandness of the c orridor and makes identific ation of businesses more diffic ult for potentia l c ustomers driving by.  The c urrent c onfiguration a lso limits the ability to develop the rear of lots fronting State Road 7 or other lots

that are c lose to, but do not front, State Road 7. 

[ FIGURE 7 ]
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�z Allow c ommerc ia l build ings to be built d irec tly ad jac ent to Sta te Road  7 right of way bec ause 

ac c ess and  parking c an be p rovided  from the rea r

�z Improve c ross ac c ess for residentia l and  c ommerc ia l p roperties, enc ourag ing residents to pa tron

ize loc a l businesses

�z Allow for development of squares whic h func tion as tra ffic  c a lmers and  mini-pa rks for the new 

mixed-use development

�z Allow for subd ivision of la rger pa rc els sp lit by new roadways

�z Provide on street pa rking within the right of way to rep lac e the c urrent expanses of aspha lt tha t

define the p resent industria l look of the c orridor

Property owners may ra ise c onc erns tha t their ab ility to d raw motorists off of Sta te Road  7 will be signific antly d imin-

ished  by reduc ing the number of vehic ula r ac c ess points to the p roperty. However, this reduc tion will be more

than c ompensa ted  by the new rear ac c ess way, aesthetic a lly p leasing signage, appropria tely loc a ted  land -

sc ap ing and  moving build ing  fac ades c loser to the street tha t would  inc rease the visib ility of the p remises to

motorists and  pedestrians.
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[ FIGURE 8 ]

Others may a lso ra ise the lega lity of limiting  a  p roperty owner's right to ac c ess their ma in road  frontage. The law

in Florida  is tha t ac c ess rights a re subord ina te to pub lic  nec essity and  tha t an abutting  p roperty owner may be

deprived  of d irec t ac c ess so long as a  reasonab le a lterna tive is ava ilab le. While it requires a  c ase-by-c ase deter-

mina tion, the CRA p lan puts forward  tha t the func tiona l c harac ter of Sta te Road  7 and  the sa fety imp lic a tions of

d irec t ac c ess would  justify ac c ess c losure, so long as there is a  reasonab le and  effec tive a lterna tive system tha t

p rovides effec tive ac c ess. Past experienc es ind ic a te tha t abutting  p roperty owners genera lly support the kind  of

pub lic  improvements tha t a re c ontemp la ted  and  work with the government with regard  to ac c ess management.

Reta ilers a re c onc erned  about two types of motorists. One is the motorist who knows they want to c ome to a  pa r-

tic ula r reta il store bec ause of a  pa rtic ula r reta il need . The other is the passing motorist who is not pa rtic ula rly look-

ing  to make a  reta il stop  but if the right reta il opportunity p resents itself a long the way, they might stop  a t a  store.

Under the c urrent road  layout a long Sta te Road  7, neither of these motorists is c ap tured  in an effec tive manner.

The motorist with a  pa rtic ula r reta il demand  to sa tisfy loa thes the p rospec t of traversing long lines of tra ffic  a long

Sta te Road  7 and  fighting  other reta il tra ffic  to make turns a t intersec tions and  d riveways.  

The just-passing-through motorists have little time to g lanc e a t the reta iler's signs as they d rive through the c orridor

a t high speeds. The visua l c lutter of signs, build ing  types, and  auto lots tha t appear a long Sta te Road  7 is too muc h

for the through motorist to sc an and  even if one had  an oc c asion to c a tc h sight of a  store tha t was desirab le to

stop  a t, the p rospec t of fighting  tra ffic  and  find ing a  pa rking spac e in a  lot tha t is likely too sma ll is enough to keep

the potentia l c ustomer from stopp ing.  Therefore, the improvements suggested  in this sec tion address both aes-

thetic  and  c ommerc ia l c onc erns.

A FTER

PROPOSED CURB CUTS- The street c uts in this area alone have been signific antly reduc ed by flipping the traditional layout of p lac ing the build ing in the bac k and lining the front of the lot with parking. The proposed plan tries to enc lose the parking with build ings fac ing the
streets and in high density areas proposes parking garages.  The use of N.W, 41st Avenue allows for an alternative ac c ess to a lleviate the need for c ut outs a long S.R.7

S.R. 7
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In add ition, the CRA p lan rec ommends improving surround ing street c ond itions and  add ing new street c onnec -

tions.  Sinc e the east west ac c ess is limited  to Sunrise Boulevard  and  Oakland  Park Boulevard , new c onnec tions

should  be exp lore to c ross the Turnp ike through the eastward  extensions of NW 25 Street and  NW 19 Street.

Add itiona l north south roadways should  a lso be developed  to improve c irc ula tion within the Sta te Road  7 CRA

and  to p rovide auxilia ry ac c ess points to loc a l p roperties.

On the west side of Sta te Road  7, there is a  huge opportunity to c rea te a  pa ra llel sec ondary ac c ess road , NW 41

Avenue.  Easements and / or a lleyways a lready exist on severa l of the lots, simp lifying  the p roc ess of land  ac quisi-

tion.  The minimum right of way for a ll new streets in the c orridor should  be 60 feet. In c ases suc h as NW 41 Avenue,

where pub lic  squares a re to be inc luded , the minimum right of way should  be 80 feet.

As an ulterior roadway, the street will a llow the integra tion of the existing  residentia l developments on the west

side of the p roposed  street with the p redomina tely c ommerc ia l uses tha t front on the west side of Sta te Road  7.

The road  would  be highlighted  by c ivic  struc tures and  foc a l points a t designa ted  intersec tions. Simila r to the lay-

out of c ities suc h as Paris, Franc e and  Washington D.C., pub lic  spac es c omprised  of monuments and  c ivic  build -

ings would  orient passersby and  p rovide strong c onnec tions between p lac es.  

Create a Distinc t Identity through Streetsc ape Improvements

Pub lic  improvements inc lud ing new street lighting , bus shelters, and  landsc ap ing will enhanc e the neighborhood

image.  Improved  and  uniform signage should  identify the d istric t itself as well as d irec tions to important destina -

tions.  Intersec tions and  pedestrian c rosswa lks should  be paved  with a  striking  b ric k design tha t identifies Sta te

Road  7 as a  destina tion   Unique a rc hitec tura l design through the City's rec ently adop ted  design guidelines should

be app lied  to new build ings.     Furthermore, it is rec ommended  tha t the CRA help  p roperty owners improve their
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S.R. 7 PROPOSED CROSS-SECTION - The proposed c ross-sec tion of S.R.7 presents a welc oming atmosphere for businesses and patrons.  Adequate sidewalks witha a landsc aped buffer enc ourage patrons to park and walk around as well as g iving the loc al home-
owners an alternative to driving.

[ FIGURE 9 ]

fac ilities by develop ing p rograms to enhanc e fac ades, signage and  landsc ap ing.  

Add Residentia l and Mixed Use Development that Supports the Corridor Identity and
Commerc ia l Properties

With little ava ilab le land  left within Broward  County, c ities must inc rease their densities.  As suc h, new mixed-use

developments p roposed  within the p lan enc ourage the development of 2-3 or 4-5 story build ings, many with

c ommerc ia l uses on the bottom and  either offic e or residentia l spac e on the upper floors.  

The c onc ep t of mixed  use is oriented  more toward  integra ting  c ommerc ia l and  housing ac tivity on a  sma ller sc a le

tha t is pedestrian-friend ly and  linked  to transit. Spec ific  sites tha t have been identified  as potentia l mixed-use p roj-

ec ts inc lude: the old  K-Mart site and  Mc Arthur Da iry site, whic h is p roposed  for development into Caribbean

Village, Carishoc a  and  housing; the Lauderhill Ma ll tha t is sla ted  to bec ome a  Town Center foc used  on mixed  use;

and  the Strong Tower Ministries site immed ia tely ad jac ent to the ma ll tha t c ould  be developed  in a  c omp lemen-

ta ry way to the Ma ll.    

The p lan antic ipa tes the development of 1,200 new units to sa tisfy Lauderhill's popula tion growth.  It is antic ipa ted

tha t a  d iversity of housing types will be developed  for a  range of a ffordab ility.  Many of these new units will be

c omb ined  in mixed-use p rojec ts to p rovide livab le housing near p lac es of work and  p lay.  A c onc entra tion of res-

identia l units will a lso be developed  both near the reg iona l pa rk and  on the vac ant land  west of Sta te Road  7 and

north of NW 19 Street.   
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Develop a Sense of Plac e and Community

A key element of the redevelopment Plan is the c rea tion of an identity for the Sta te Road  7 c orridor.  Residents of Broward  County need  to rec ognize the

c orridor as a  d istinc t p lac e where c erta in amenities, c ultures, and  sensib ilities a re ava ilab le whic h c orrela te with their p riorities for living , p laying, and  shop-

p ing.  Any p lac e with a  unique identity will not be for everyone, but it w ill be so a ttrac tive to some, or even many, tha t will pay a  p remium in effort and

money to visit or live in a  p lac e they find  a ttrac tive.  The Plan p roposes multip le stra teg ies to ac hieve a  sense of p lac e.

�z A trop ic a l design theme has been inc orpora ted  into the LDR for the c orridor inc orpora ting  a  c oherent look tha t reflec ts the 

demographic s of the c ommunity would  be a  signific ant upgrade of the hodgepodge of build ings c urrently in p lac e

�z Streetsc ape improvements suc h as meandering  sidewa lks, pedestrian-level lighting , d istinc tive and  c onsis

tent signage, and  c omp lementa ry landsc ap ing will p rovide visua l keys tha t define the c orridor as a  separa te p lac e

�z Pub lic  squares a t side street intersec tions with pub lic  a rt whic h func tion as both landmarks and  

mini-pa rks within the c orridor

�z Dec ora tive aspha lt imprints a t key Sta te Road  7 intersec tions whic h reflec t the trop ic a l design 

theme and  p rovide c ues for peop le to remember tha t they were in a  spec ific  p lac e

While the Sta te Road  7 c orridor will c ontinue to grow in intensity it is important to p rovide an adequa te amount of well-loc a ted  open spac e (15% of the tota l

a rea  is a  good  rule of thumb).   Existing  pa rk spac e should  be improved  and  vac ant land  should  be c onsidered  for pa rk use.   In add ition to the new Regiona l

Park, the p lan rec ommends develop ing an open spac e park a long the north side of NW 21 Street just west of Sta te Road  7 and  a  greenway a long the c ana l

a t the Lauderhill Ma ll site to c onnec t Wolk Park and  the City Golf Course.   

Transition Zones

A c ommuter c urrently d riving  a long Sta te Road  7 c annot d istinguish Lauderhill apart from any other c ity and  even worse c annot d istinguish

unique p lac es within Lauderhill. In effec t, there a re no unique addresses a long Sta te Road  7.  One stra tegy for c rea ting  the sense of p lac e

desc ribed  in the p revious sec tion is through the estab lishment of transition zones the d ivide the roadway and  its mostly through tra ffic  from

the pedestrian and  shopp ing a reas tha t a re being developed  as a  spac e separa te from the c ommuting experienc e.

The transition zone would  lie between the edge of pavement and  the parc els fronting  Sta te Road  7. Today, there is no viab le buffer between

the road  and  the sidewa lk.  At best there is a  two feet wide grass strip  between the road  and  the sidewa lks, whic h a re not genera lly ADA

ac c essib le nor c onsistent with c urrent wid th and  ma intenanc e standards.  In some c ases, the existing  transition zone between the road  and

the build ing  is a  pa rking lot and  d riveway.

The p lanned  transition zone would  be a  minimum of 16 feet wide and  c ould  be as wide as 50 feet, depend ing on the partic ula r pa rc el

fronting  Sta te Road  7. This is enough room for va rious landsc ap ing trea tments to buffer Sta te Road  7, outdoor sea ting  for either pa trons of

restaurants or pub lic  sea ting , and  for new sidewa lks tha t p rovide amp le room to stroll. Doub le rows of trees, sc ulp ted  hedges, fenc es, and

Typic al Example of high density mixed-use development that takes advan-
tage of the c omplimentary func tions between uses. 

RESIDENTIAL

OFFICE OR
RESIDENTIAL

OFFICE

RETAIL OR 
RESTAURANT

BUILDING USE

A tropic al design theme has been inc orporated into the LDR for the c orridor inc orporating a c oherent look that reflec ts the demo-
graphic s of the c ommunity would be a signific ant upgrade of the hodgepodge of build ings c urrently in p lac e. Streetsc ape
improvements suc h as meandering sidewalks, pedestrian-level lighting, d istinc tive and c onsistent signage, and c omplementary
landsc aping will provide visual keys that define the c orridor as a separate p lac e.



walls c ould  a ll be used  to soften the spac e between Sta te Road  7 and  ad jac ent p roperties. The overhead  sketc h

of the Cours Mirabeau in Aix-en-Provenc e, Franc e g ives one a  genera l sense of the type of transition needed

a long Sta te Road  7 in order to make it pedestrian friend ly. Perhaps the best model is the use of frontage roads

where landsc aped  parkways and  para llel loc a l ac c ess streets have c onstituted  the transition zone.  This trea tment

is in use in the City of Planta tion on Sunrise Boulevard  west of NW 72 Avenue and  University Drive south of Sunrise

Boulevard .

Not a ll of the 50 feet for the transition zone would  be inc luded  in the ROW for the c orridor.  For examp le, the exist-

ing  22' med ian and  three 12' lanes of vehic le travel would  rema in as is. A rap id  transit bus lane c ould  be a t the

outside edge of the vehic le travel lanes.   A five foot landsc aped  buffer and  11 foot sidewa lk and  b ic yc le c orri-

dor would  c onstitute the portion of the transition zone ded ic a ted  within the ROW. Aesthetic a lly p leasing and  c lea r

marking on the 11' shared  pedestrian and  b ic yc le pa th would  help  a llevia te c onflic ts between the two d ifferent

uses.   

Add itiona l landsc ap ing or a  wider sidewa lk c ould  be insta lled  or a  restaurant c ould  utilize the any add itiona l

spac e for outdoor sea ting .  The c urrent c onc ep tua l Sta te Road  7 landsc ap ing p lan p rovided  by EDSA, an inter-

na tiona l p lanning and  urban design firm, antic ipa tes an average 20' of transition spac e with a  10' wide mean-

dering  sidewa lk found  throughout the c orridor.  

The p lanned  Sta te Road  7 ROW between Sunrise Boulevard  and  NW 19 Street is 175' a t ma jor intersec tions and  is

150' elsewhere as is shown in the c ross sec tion dep ic ted  in Figure 9.  Ac c ord ing to a  City of Lauderhill Planning &

Zoning Department Sta ff Report to the City Commission on Dec ember 23, 2002, only two existing  struc tures fa ll

w ithin a  150' ROW and  would  have to be ac quired  and  demolished  by the Department of Transporta tion. The CRA

p lan rea lizes the possib ility tha t a  ded ic a ted  bus lane might never be built a long the Sta te Road  7 Corridor. If the

bus lane never gets built, the landsc aped  buffer should  be expanded  from 5' to 12' and  the pedestrian/ b ic yc le

pa th should  be expanded  to 16'.  Furthermore, any add itiona l ROW owned  by the Department of Transporta tion

tha t is not utilized  should  be transferred  to the City to assist in improving the streetsc ape.  
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80’ R.O.W. SECTION THROUGH S.R. 7 - The transition zone would lie between the edge of pavement and the parc els fronting State Road
7. Today, there is no viable buffer between the road and the sidewalk.  At best there is a two feet wide grass strip between the road
and the sidewalks, whic h are not generally ADA ac c essib le nor c onsistent with c urrent width and maintenanc e standards.  In some
c ases, the existing transition zone between the road and the build ing is a parking lot and driveway.
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It is important to keep  in mind  tha t the size and  c harac ter of the transition zone p resented  in the CRA p lan is an

idea lized  c onc ep t. In app lic a tion, the spec ific  c harac ter of the zone would  have to be imp lemented  on a  pa r-

c el-by-parc el basis. For examp le, it would  be feasib le to inc lude a  very wide transition zone in a  la rge-sc a le rede-

velopment p rojec t suc h as the Lauderhill Ma ll site or the former K-Mart site. In fac t, the Ma ll has a lready g iven the

City a  32-foot deep  easement for imp lementa tion of the transition zone. In c ontrast, for a  sma ll pa rc el, the ac tu-

a l wid th of the zone might be stric tly limited . Prior experienc e says these field  ad justments do not nec essarily under-

mine the effec tiveness of the overa ll stra tegy. The p robab ility of c rea ting  a  signific ant transition zone from NW 19

Street (the southern boundary of Lauderda le Lakes) to Sunrise Boulevard  is very good . 

EDSA has p repared  p reliminary d rawings and  c ost estima tes for the imp lementa tion of the transition zone from 19

Street south to Sunrise Boulevard . In tota l, the c ost of imp lementing  the transition zone is estima ted  a t $4.3 million.

Noting  tha t the land  on the east side of Sta te Road  7 north of 19 Street is under the c ontrol of Lauderda le Lakes,

the CRA p lan rec ommends tha t the two c ities work together to develop  a ttrac tive landsc ap ing and  streetsc ape

improvements reflec tive of the enhanc ements found  within the transition zone.

The transition zone would  not be a  c ontinuous stretc h of shops and  restaurants but ra ther a  series of inter-c on-

nec ted  nodes of pedestrian ac tivity foc used  a round  intersec tions where street level reta il is b rought from the inte-

rior of a  site out to the wa lkway. Bric ked  or other textured  pedestrian c onnec tions ac ross Sta te Road  7 would  a lso

be loc a ted  a t these points.

The Future Land  Use Element of the City of Lauderhill's Comprehensive Plan c a lls for the p rovision of "greenways."

Greenways a re, in pa rt, defined  as "... a  pa th for travel by multip le modes, suc h as b ic yc le, foot, and  roller-b lade.

The pa ths a re intended  to p rovide sa fe and  c onvenient c onnec tions among pub lic  fac ilities, pa rks, c ommerc ia l

c enters, and  residentia l neighborhoods." The Comprehensive Plan a lso says, "Due to the limited  ava ilab ility of land ,

some sec tions of the greenway will c onsist of sidewa lks and  b ike lanes, with pa rtic ula r a ttention g iven to the qua l-

ity of landsc ap ing." Under these definitions, the transition zone c ould  be c onsidered  a  greenway and  fits into the

goa ls of the Future Land  Use Element.

TRANSITION ZONE CONCEPT- The c ost of implementing the transition zone is estimated at $4.3 million.  Noting that the land on the east side of State Road 7 north of 19 Street is under the c ontrol of Lauderdale Lakes, the CRA plan rec ommends that the two c ities work together
to develop attrac tive landsc aping and streetsc ape improvements reflec tive of the enhanc ements found within the transition zone.

[ FIGURE 10 ]

Arc hitec ture and Design

Another pa rt of the suc c essful equa tion for c rea ting  a  unique sense of p lac e involves a  c oherent a rc hitec tura l

style tha t makes sense for the c ommunity. For Lauderhill, home to many immigrants from various Caribbean

na tions, the c oherent style should  be a  c omb ina tion of the mélange of styles found  throughout the island  na tions.

Not only should  the a rc hitec ture remind  one of the trop ic s, but a lso the c olor, the landsc ap ing, and  the deta ils

within a  build ing  and  on the street need  to follow a  trop ic a l flavor. Even sma ll things suc h as bus shelters need  to

be c oherently p lac ed  and  designed  to fit in with the trop ic a l theme.

This rendering shows how the transition zone might c onnec t to the c ommerc ia l zone and how the proposed reduc tion in
c urb c uts p lac es c reates ac c es to the parking  from behind build ings.



The trop ic a l design p rec edent has a lready been set and  been imp lemented  for the last few years.  Examp les

inc lude the Hess Sta tion on Sta te Road  7 and  NW 21 Street as well as the County Lib ra ry, Polic e Sta tion, and

Inverra ry Fa lls Shopp ing Center on Oakland  Park Boulevard . Following the trop ic a l theme with Carishoc a  will

anc hor the design standards a t the entranc e to the c orridor and  set the tone for future development.

Build ings in the reg iona l pa rk, espec ia lly the c ric ket stad ium, need  to be examp les for others a long Sta te Road  7

to follow.  A set of design guidelines have been p repared  and  adop ted  for use in the park and  c ommerc ia l p rop-

erties and  a re a ttac hed  to this p lan as Append ix F.

Arc hitec tura l design standards c an a lso be inc orpora ted  into the Land  Development Regula tions to elimina te the

vast, open swaths of aspha lt pa rking  lots tha t now frame the Sta te Road  7 roadway.  Site p lan reviews for rede-

velopment should  require tha t build ings be moved  c lose to the roadway and  tha t pa rking be p rimarily p rovided

behind  build ings.  The c onstruc tion of the pa ra llel roadways, NW 39 and  NW 41 Avenues will p rovide add itiona l

ac c ess and  possib ly on-street pa rking to help  elimina te the parking in front.  Build ings should  be required  to be

multi-story, possib ly with upsta irs residentia l, to p roperly frame the street and  b ring  an urban look to the c orridor.  

Pub lic  improvements should  a lso follow the a rc hitec tura l sc heme.  The City should  adop t a  standard  design for 

street signage and  c a rry it through the c orridor.  The Pub lic  Arts Fund  c ould  be used  to insta ll sc ulp tures and  pub-

lic  a rt in the squares and  mini-pa rks tha t a re c ontemp la ted  a long the new loc a l roadways.  These pub lic  improve-

ments c ontribute to the sense of p lac e by bec oming landmarks and  points of referenc e.
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Community Polic ing Initia tives
Desp ite stea d y p rog ress b y the La ud erhill Po lic e

Department, whic h has reduc ed  c rime by 14.2 % over

the past four years, well above the sta tewide average

reduc tion of 3%, the Sta te Road  7 c orridor and

Lauderhill in genera l have above average c rime

ra tes, ranking in the top  third  of c ity c rime ra tes in

Broward  County.  The Polic e Department's p rogress

has been la rgely due to the adop tion of c ommunity

polic ing  p rac tic es suc h as sa tellite offic es, bea t wa lk-

ing , CPTED d esig n sta nd a rd s, DARE a nd  Sc hoo l

Resourc e offic ers, and  b ic yc le pa trols.  The Plan rec -

ommends inc reasing the sta ffing  in the Sta te Road  7

c orridor by add ing four new b ic yc le offic ers and  by

purc hasing a  radar tra iler for the c orridor to help  c on-

trol speed ing in the neighborhoods.



D ISTRIC TS W ITHIN  THE STA TE RO A D  7  RED EV ELO PM EN T A REA

REC REA TIO N  &  EN TERTA IN M EN T
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DISTRIC TS WITHIN THE STA TE RO A D 7 REDEV ELO PM ENT A REA
The Plan envisions the development of d istinc t d istric ts tha t p rovide opportunities for c onc entra ted  uses tha t c on-

tribute to a  sense of p lac e within eac h a rea .  The d istric ts will a lso c omp lement one another in ac hieving the over-

a ll goa l of c rea ting  a  vib rant c ommunity tha t func tions as a  destina tion for Broward  County residents.

[ FIGURE 11 ] PROPOSED DISTRICTS MAP- Land uses are organized so that appropriate relationships are c reated between c er-
ta in ac tivities. The park is looked over by the residentia l d istric t to the north. The artist work/ live area blends in
with the industria l feel of the c ommerc e distric t. State Road 7 is flanked on both sides by c ommerc ia l, but g ives
spec ia l regulations to the west side whic h ac ts as a transition to Residentia l.

Carishoc a Caribbean Marketplac e
In 2002, the City purc hased  the vac ant K-Mart site for redevelopment.  Situa ted  next to the p lanned  Regiona l Park

a t the intersec tion of two ma jor transporta tion c orridors (Sunrise and  Sta te Road  7), the site is highly visib le - over

110,000 vehic les pass by the site da ily. As suc h, the redevelopment of this site will be highly vita l to the suc c ess of

the reg ion.  

Ad jac ent to two ma jor destina tion points within the City - the Swap Shop , a  la rge venue for the trad ing of goods

and  servic es, and  the p roposed  Regiona l Park - the new development will a lso p rovide a  signific ant d raw to

pa trons ac ross the reg ion.  As suc h, p reliminary p lans for a  mixed-use, enterta inment d istric t a re a lready under-

way.  The p roposed  development, Carishoc a , will inc orpora te the Caribbean businesses a lready found  in the a rea

and  reg ion into a  one of a  kind  trop ic a l marketp lac e. The Caribbean theme will be c a rried  throughout the devel-

opment in terms of design, a rc hitec ture, goods and  food . 

In add ition to themed reta il estab lishments and  restaurants, the development will be home to both the p roposed

Lib ra ry and  the p roposed  Performing Arts and  Cultura l Center.  The p roximity of reg iona l amenities will make it pos-

sib le for a  visitor to enjoy an entire day in the a rea , a rriving  a t the Park for a  midday stroll, ea ting  a t a  nearby

restaurant for d inner and  a ttend ing a  performanc e a t the Performing Arts and  Cultura l Center in the evening.

Likewise, the entire a rea 's potentia l as a  p rominent destina tion makes it a  p rime loc a tion for a  hotel.  During  tour-

naments a t the reg iona l pa rk, the hotel c ould  servic e sport teams and  their fans.  In the off-season, visitors will enjoy

nearby restaurants and  shops a t Carishoc a , while rema ining in c lose p roximity to beac hfronts and  other shopp ing

fac ilities suc h as the Swap Shop  and  Sawgrass Mills Ma ll.   

The c urrent c onc ep tua l p lan c ould  hand le as muc h as 500,000 square feet of development, inc lud ing reta il,

offic e, residentia l, and  c ivic  uses.  The c urrent c onc ep tua l p lan c a lls for a  hotel pad  in the northwest c orner of the

site and  reta il, restaurant and  offic e build ings c entered  on the axis of the two ma jor streets tha t c ut through the

site. The struc tures a round  the edge of the site a re pa rking garages to ac c ommodate both the amount of devel-

opment in Carishoc a  and  overflow parking demand  for the ma in event field  when there is a  ma jor event.

However, a lterna tive c onc ep tua l site p lans for Carishoc a  should  be c onsidered  to improve c onnec tions between

other loc a l destina tions.  A simp lified  grid  roadway would  inc orpora te the Swap Shop , Reg iona l Park, Lauderhill

Ma ll, and  Arts Distric t into the sc hema. 

All to ld , the rough tota l market va lue of the p lanned  improvements a t the Carishoc a  site will be about $63.5 mil-

lion - a  hefty inc rease from the c urrent assessed  va lue of $4 million for the site. Add itiona lly, the Carishoc a  p rojec t

will be a  c a ta lytic  p rojec t, meaning it w ill induc e more positive redevelopment in the Sta te Road  7 Corridor by sim-

p ly existing  and  showing the rest of the investment c ommunity tha t the Sta te Road  7 Corridor in Lauderhill c an be

a  suc c essful add ress to whic h to invest. Bec ause of its c a ta lytic  potentia l, the p rojec t should  be ab le to rec eive

d irec t inc entives from the Sta te Road  7 CRA. The CRA p lan estima tes tha t about $5.75 million will be ava ilab le from

tax inc rement financ ing revenues for the reta il and  offic e c omponent and  about $1.1 million will be ava ilab le for

the hotel. The fina l numbers will be negotia ted  with Broward  County and  the City of Lauderhill. 

Residentia l Distric t

Rec reation & Enterta inment Distric t

Town Center

Commerc ia l To Residentia l Distric t

Commerc ia l Distric t

Arts Distric t

Commerc e Distric t

2

1

7

6
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CONCEPTUAL ENTRY PLAN AT CORNER OF SUNRISE AND S.R. 7C A RISHO C A

The c urrent c onc eptual p lan c ould handle as
muc h as 500,000 square feet of development,
inc luding reta il, offic e, residentia l, and c ivic  uses.
The c urrent c onc eptual p lan c alls for a hotel pad in
the southeast c orner of the site and reta il, restau-
rant and offic e build ings c entered on the axis of
the two major streets that c ut through the site. The
struc tures around the edge of the site are parking
garages to ac c ommodate both the amount of
development in Carishoc a and overflow parking
demand for the main event field when there is a
major event. SUNRISE BLVD.
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[ FIGURE 12 ]
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CARISHOCA, AS ITS NAME IMPLIES, WILL BE A CARIBBEAN SHOWCASE OF CULTURAL HERITAGE THAT TAKES ITS ROOT FROM THE EUROPEAN SET-

TLEMENT OF THE FRENCH, DUTCH, ENGLISH, AND SPANISH. EACH OF THE FOUR BLOCKS OF CARISHOCA WILL BE INFLUENCED THEMATICALLY AND

ARCHITECTURALLY BYONE OF THESE COUNTRIES.

C A RISHO C A



26

Regional Park and Cric ket Stadium

Within Lauderhill, Broward  County is c urrently c onstruc ting  a  110 ac re reg iona l pa rk tha t will inc lude basketba ll, net-

ba ll and  tennis c ourts, a  fitness tra il, a  lake with boa t doc k, an aqua tic s c enter, open spac e and  a  sta te-of-the-a rt

Ma in Event Stad ium tha t will be the first fac ility in the United  Sta tes c apab le of hold ing  regula tion interna tiona l c ric k-

et ma tc hes. Due to its c onfigura tion, the stad ium a lso will be ab le to ac c ommodate footba ll and  soc c er matc hes

and  la rge outdoor music a l and  c ultura l events

Although c ric ket has historic a lly been an interna tiona l sport, it is bec oming inc reasing ly popula r in the United  Sta tes.

Within the South Florida  reg ion a lone, there a re one million immigrants from c ric ket-p laying c ountries (Grea t Brita in,

West Ind ies, Austra lia , Pakistan, Caribbean, etc .) and  over 50 teams in the South Florida  Cric ket Allianc e and

Southeast Cric ket Assoc ia tion.  Desp ite these numbers, a  p remier c ric ket fac ility does not exist anywhere in the sta te.

Ac c ord ing to the United  Sta tes Cric ket Club , suc h a  fac ility c ould  d raw a t least five ma jor c ric ket tournaments a  year,

a ttrac ting  20,000 to 50,000 peop le from a round  the world . In order to p romote the fac ility as a  p remiere destina tion

for na tiona l and  interna tiona l ma tc hes, the City is a lready p lanning severa l tournaments and  is c urrently being c on-

sidered  to host warm-up  matc hes for the 2007 Cric ket World  Cup .

The c rea tion of a  reg iona l pa rk equipped  with rec rea tiona l fac ilities c an stimula te ec onomic  growth within the c orri-

dor.  The park should  be easily ac c essib le so tha t visitors c an fluid ly transition between the park and  new c ivic  c en-

ters, residenc es, hotels, restaurants and  reta il shops.  It is essentia l to integra te the p roposed  c ric ket stad ium with other

loc a l destina tions suc h as Carishoc a , the Caribbean marketp lac e, and  the Swap Shop .  In add ition, integra ting  near-

by housing c omp lexes into the park design will p rovide residents with spec tac ula r views and  the park with c onstant

human surveillanc e of the p roperty.  

The City and  County's c omb ined  investment of approximately $60 million in the park and  rela ted  amenities will signific antly inc rease

in the va lue of p roperties in the Sta te Road  7 c orridor.  The park is expec ted  to be c omp lete by the end  of 2006.  As noted , ad jac ent

p roperties will have their views improved  from tha t of a  vac ant, overgrown field  to tha t of a  lushly-landsc aped  park.  The City and

County have worked  together on the design of the park to ensure tha t the perimeter is well-landsc aped  to help  with the redevelop-

ment of a rea  p roperties.

A developer is c urrently in the fina l stages of site p lan review for the former 32 ac re Worldc om site loc a ted  north of the pa rk where

they p lan to beg in c onstruc tion on a  320 unit townhouse development c a lled  Georgetown by the end  of 2005.  Another developer

has purc hased  a  10 ac re site loc a ted  north of the pa rk and  they a lso intend  to develop  a  townhouse/ mixed  use c ommunity.  The 441

apartments, to the west of the pa rk in the Residentia l Distric t, a re another p roperty tha t will benefit from improved  views and  the CRA

will work with the owners to upgrade tha t p roperty. 

In add ition to the park itself, the City and  County have agreed  to spend  more than $10 million to build  a  reg iona l lib ra ry and  c ultura l

a rts fac ility within the park.  These fac ilities will spur development in the p roposed  Arts Distric t.

This110 ac re regional park will inc lude basketball, netball and tennis c ourts, a fitness tra il, a lake with boat doc k, an aquatic s c enter, open spac e and

a state-of-the-art Main Event Stadium that will be the first fac ility in the United States c apable of hold ing  regulation international c ric ket matc hes.

Ac c ording to the United States Cric ket Club, suc h a fac ility c ould draw at least five major c ric ket tournaments a year, attrac ting

20,000 to 50,000 people from around the world.
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Residentia l Distric t 

One model for the p lan's residentia l d istric t is the Syc amore Street Co-Op in Santa  Cruz, Ca lifornia  - a  workforc e

renta l housing p rojec t for those earning below 60% of the a rea  med ian inc ome. The p rojec t is a  testament to the

fac t tha t good  and  a ttrac tive design c an address the workforc e housing market and  tha t a ffordab le housing c an

be integra ted  into market ra te neighborhoods. There a re 24 units per ac re as well as c ommunity fac ilities and  a

day-c a re c enter for up  to 40 c hild ren. The homes a re 2-story townhouses above ground  floor fla ts and  3-story

townhouses organized  a round  c ourtya rds. Two c ourtya rds with entry gazebos, a long with 5 townhouses above the

c hild -c a re c enter, fac e the c ity street, p lac ing eyes on the street. All c ourtya rds open to a  c entra l g reen, fronted

by a  build ing  c onta ining  the c ommunity fac ilities and  c o-op  offic es.   Autos enter two side a lleys, tuc king into the

bac kside of the edge build ings.  Rear dec ks above the parking serve as outdoor living  rooms for the townhouses

above.

441 Apartments  

The c urrent, d ilap ida ted  441 Apa rtments

should  be ma inta ined  for residentia l use but

should  b e sig nific a ntly red eve lop ed .

Residentia l in c lose p roximity to pa rks and

rec rea tiona l fac ilities has been p roven time

and  aga in as a  key c omponent to suc c ess-

ful redevelopment stra teg ies   Not only do

they p rovide residents with open spac e and

a ttrac tive views, but they a lso p rovide the

park with c onstant human surveillanc e.  The

la rge size of the pa rc el, 7.3 ac res, would

a llow a  developer to build  a  signific ant resi-

dentia l c omponent on this site. A modest

urban density of 20 units per ac re app lied  to

this site would  yield  146 units. The approxi-

mate va lue of 146 new townhouses and  its infrastruc ture would  be about $32.7 million, notab ly more than the

site's c urrent assessed  va lue of $6.1 million.  Furthermore, if a  developer were ab le to assemb le the three under-

utilized , ad jac ent c ommerc ia l pa rc els and  redevelop  the land  a t a  modest FAR of 0.35, approximately 35,000

square feet of development c ould  be built. The expec ted  va lue of tha t amount of development would  be

around  $4.4 million, substantia lly more than the c urrent assessed  va lue of $1.6 million for the three p roperties

today.  The two p rojec ts c ould  a lso be c omb ined  into a  muc h la rger mixed-use development.  

AT&T antenna field site

The land  use for the 10-ac re AT&T site has been redesigna ted  and  is being redestric ted  from a  Light Industria l

(IL) d istric t to a  transit oriented  c orridor (mixed  use). Loc a ted  d irec tly northeast of the existing  441 Apartment

c omp lex, the site 's p roximity to the p roposed  reg iona l pa rk will c rea te added  va lue and  desirab ility for the res-

idenc es and  b ring  "eyes on the park". Further, it w ill help  to a llevia te the residentia l-to-jobs imba lanc e tha t exists

in the Sta te Road  7 c orridor today.  A modest urban density of 16 units per ac re c ould  yield  up  to 160 units for

this site. The ba llpa rk assessed  va lue of suc h a  residentia l redevelopment p rojec t would  be about $32 million.

The 2004 assessed  va lue of the p roperty was $2.3 million. 

In add ition, it is rec ommended  tha t the eastern portion of the site be set aside for the development of a  sc hool.

The new sc hool's loc a tion, as p roposed , would  c onnec t the Arts Distric t to the Performing Arts & Cultura l Center,

link the new residentia l developments, a lign with the new Town Center a t the Lauderhill Ma ll, and  utilize the

Regiona l Park amenities.   

RESID EN TIA L D ISTRIC T

�z32 Acre Lot

�zVacant

�zBeen rezoned to 
RM-16              

World Com Site

AT&T Field Site

441 Apartments

�z10 Acre Lot

�zUndeveloped

�zZoned: Light 
Industrial    

�z7.3 Acre Lot

�zdelapidated

�zZoned: Residential  

�zSite Plan for 320
Townhome units   

�z10.6 units /acre     

World Com Site

AT&T Field Site

441 Apartments

�zChanged to transit 
oriented corridor &
rezoned residential 

�zSite plan for 160
units          

�zmodest yield of
146 possible units

�zOpportunity to buy
nearby parcels and
enlarge yield.

Future Sc hool site
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The site p lan for the p roposed  development p rovides for 320 townhouses units built a round  a  la rge open spac e p rovided  in the mid -

d le of the site. Severa l tra ffic  c irc les b reak up  the streetsc ape a t regula r interva ls. A c oup le of view sheds a re p rovided  a t the tra f-

fic  c irc les, would  a llow unobstruc ted  views into the reg iona l pa rk. None of the units would  fac e into the neighboring  light industria l

uses and  many of them would  have views into the reg iona l pa rk. The Planning and  Zoning Board  has rec ommended  approva l for

a  Comprehensive Plan Land  Use c hange for this site from industria l to residentia l. The City transmitted  the Comprehensive Plan

amendment to the Sta te on Sep tember 27, 2004.

The site p lan c a lls for an overa ll density of 10.66 units/ ac re. The CRA p lan assumes an average assessed  va lue of $175,000 per unit.

Assuming the minimum sta rting  p ric e of $225,000 and  80 perc ent assessed  va lue, the minimum assessed  va lue should  be $184,000.

The assessed  va lue of this p rojec t c ould  be over $50 million while the c urrent assessed  va lue of the land  is slightly over $1 million - a

huge inc rease in taxab le va lue for the Sta te Road  7 Corridor. These numbers a re c onserva tively reflec ted  in the Tax Inc rement

Financ e (TIF) ana lysis in the Stra teg ies for Imp lementa tion sec tion of the CRA p lan.
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World Com site 
The WorldCom site, a  32-ac re vac ant site loc a ted  north of the Reg iona l Park,

should  be viewed  as an opportunity to b ring  a  signific ant residentia l c ompo-

nent into the d istric t. While mixing  residentia l with industry may not seem like a

good  idea  a t first g lanc e, the situa tion in this d istric t is d ifferent.  A c urrent p ro-

posa l has rec eived  p reliminary site p lan approva l to develop  320 townhouse

units. The p roperty was rec ently rezoned  to RM-16.

First, the immed ia te neighbors to the site a re, as with most of the uses in the d is-

tric t, light industry or warehouse/ supp lier opera tions tha t p roduc e few emissions

or little noise. Even if the p roximity of industry were a  c onc ern, the size of the

parc el a llows suffic ient landsc ap ing to buffer any noise and  visua l pollution.

Only two of the four sides have an industria l neighbor, the other two sides a re

the reg iona l pa rk and  a  sing le-family neighborhood  ac ross a  c ana l in pa rt of

uninc orpora ted  Broward  County tha t was rec ently annexed  into Lauderhill.

Sec ond , the site is d irec tly to the north of the p roposed  reg iona l pa rk. As the

CRA p lan has p reviously estab lished , loc a ting  residentia l next to an ac tivity

node suc h as the park is the best way to c rea te a  lively neighborhood  and

ensure tha t the pa rk is ac tively used . Add itiona lly, the p roximity of the pa rk will

be an amenity tha t the developer c ould  use to sell the units. 

The development has already illustrated the vision of a higher density development that would follow the LDR guidelines and
tropic al style.

Site Plan of the 32 Ac re World Com
site that has an estimated future
value of over $50 million.
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Industria l Distric t

Lauderhill's Industria l Distric t c onta ins a  number of light industria l and  warehousing busi-

nesses, among them a  la rge d istribution fac ility for UPS. There is suffic ient need  to ma in-

ta in many of these uses to ensure the ec onomic  vita lity of the Sta te Road  7 c orridor and

the overa ll reg ion. While the c urrent zoning for the c entra l portion of the industria l d is-

tric t should  rema in light industria l (IL), the outer perimeter should  develop  into either flex

manufac turing / offic e spac e or live/ work fac ilities with ground  floor light industria l uses

and  residentia l loft units above the ground  floor. These multip le uses will help  the indus-

tria l pa rk transition into the ad jac ent residentia l developments and  will take advantage

of the wa terways found  ad jac ent to the fac ilities. 

C O M M ERC E D ISTRIC T

These unattrac tive one-story warehouse build ings are about 50% unoc c upied. They have served to help the mix of light industria l uses that this area has bec ome known for, but their

struc tural problems large parking lots have limited their c ontributions to the urban whole. 

This c onc eptual sketc h helps illustrate the idea of mixing the light industria l uses of the area with a residentia l c omponent that p lays off the ambianc e of the arts d istric t nearby. Working warehouse/  storage garages c ould replac e those in the photos (above) and offer loft living on the upper

floors. Arc hitec tural elements suc h as p itc hed roofs and vibrant c olored fac ades would a lso add to the tropic al theme held throughout the c ity.

3
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Arts Distric t

The La ud erhill Commerc e Pa rk c onsists o f

those parc els from NW 16 Street to NW 19

Street tha t front on NW 38 Avenue.  This a rea

c urrently c omprises eight freestand ing one-

story build ings with many vac anc ies.  The

properties tha t a re rented  a re oc c up ied  by

vehic le repa ir shops, house of relig ious wor-

ship , wholesa le outlets, and  other underper-

forming uses.  

The loc a tion is a  p rime a rea  for a rtist live/ work

p lac es to develop .  The loc a tion amidst c om-

merc ia l and  industria l build ings will ensure rela -

tively low rents, while the wide, well land -

sc aped  streetsc ape on NW 38 Avenue is

potentia lly pedestrian friend ly while a lso p rovid ing  good  vehic ula r ac c ess via  NW 19 Street and

Sta te Road  7.  In a  c ounty with over 10,000 a rtists and  450 not-for-p rofit c ultura l organiza tions, sur-

p rising ly, very few suc h a rts d istric ts c urrently exist.  

This sec tion a long N.W. 16th Street looks down the redesigned N.W. 38th Avenue. This is how you would enter the Arts d istric t if you were c oming from the Regional Park.

In a c ounty with over 10,000 artists and 450 not-for-profit c ultura l organizations, surprisingly, very few suc h arts d istric ts c urrently exist. 
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The new Performing Arts/ Cultura l Center in the Broward  County Reg iona l Park will p rovide

a  showc ase and  potentia l inc ome genera tion for the a rtists living  and  working in the a rea .

At the same time, the NW 38 Avenue a rea , if p roperly developed  with a rtists' stud ios, rela t-

ed  reta il stores, and  c a fes, c ould  bec ome another reason for the c orridor to be a  desti-

na tion for South Florida  residents and  tourists.

Noting  tha t many of the ind ividua l a rtists and  a rts groups may need  to be subsid ized  to

a fford  spac e, it is rec ommended  tha t the City estab lish a  Pub lic  Arts Fund .  The c osts will

be insignific ant in c omparison to the benefits.  Arts and  c ulture help  develop  ind ividua l

c apac ities, c rea te a  sense of c ommunity p ride, a ttrac t visitors, and  susta in a  hea lthy

ec onomy.  Furthermore, it is a  c ommon phenomenon tha t a rtists spur revita liza tion within

many c ities.  Strugg ling  a rtists often move into b lighted  neighborhoods tha t p rovide both

an anti-estab lishment a tmosphere and  an abundanc e of c heap  spac e to perfec t their

c ra ft. As more and  more a rtists beg in to move into the a rea , urban c a fes, hip  ba rs and

sleek a rt ga lleries beg in to appear to c a ter to the new residents. A d iverse, unique, mixed-

inc ome c ommunity a rises and  many onlookers want to be a  pa rt of this new, trendy

neighborhood .  Quic kly, rea l esta te p ric es inc rease to keep  pac e with demand , signifi-

c antly boosting  the a rea 's ec onomic  base.  

Examp les of this model of ec onomic  development a re found  ac ross the c ountry.  The

Adams Morgan neighborhood  in Washington, DC has a lready been noted .  Sea ttle 's orig -

ina l downtown and  wa terfront a re in the midst of a  revita liza tion tha t relies heavily on a rtists

and  stud ios moving into abandoned  reta il stores and  offic es.  The former slums of SoHo in

New York developed  into one of the most fashionab le, not to mention most expensive,

neighborhoods in tha t c ity. Likewise, the onc e abandoned  warehouses of Williamsburg  a re

now the hip , c hic  pa rt of Brooklyn.   

A RTS D ISTRIC T

it is a c ommon phenomenon that artists spur revita lization within many c ities.  Struggling artists often move into b lighted neighborhoods that provide both an anti-establishment atmos-

phere and an abundanc e of c heap spac e to perfec t their c raft. As more and more artists begin to move into the area, urban c afes, hip bars and sleek art galleries begin to appear

to c ater to the new residents. A d iverse, unique, mixed-inc ome c ommunity arises and many onlookers want to be a part of this new, trendy neighborhood.  Quic kly, real estate pric es

inc rease to keep pac e with demand, signific antly boosting the area's ec onomic  base.
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Struggling artists often move into b lighted neighborhoods that provide both an anti-establishment

atmosphere and an abundanc e of c heap spac e to perfec t their c raft.
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While automotive shops and  c a r dea lerships have c harac terized  the c orridor for dec ades, it is essentia l to devel-

op  new ways to improve the physic a l c harac teristic s of those sites.  Currently, the automotive dea lership 's entire

Sta te Road  7 frontage is enc ompassed  by a  vast, paved  lot lined  with the dea ler's automotive selec tion.  If the

site is to rema in a  c a r dea lership , the CRA should  enc ourage the p roperty owner to build  a  multi-story d isp lay

build ing  or expand  the c urrent build ing  a t the front of the lot c onsistent with the c orridor design guidelines and  to

b ring  struc ture and  sc a le to the pedestrian a rea  fronting  the p roperty.  The transparenc y of the struc ture would

a llow the c a rs in the rea r lot to still be seen by passersby while the dea ler's best c a rs would  be highlighted  within

the front d isp lay. 

As an offset to the c ost of the p rojec t add itiona l density of mixed  uses in the rea r of the p roperty c ould  inc rease

the tota l va lue of the p roperty and  further the goa l of add ing the NW 39 Avenue roadway.  The rema ining por-

tion of the d istric t should  be enc ouraged  to develop  into a  more substantia l reta il and  offic e c enter, with d irec t

auto ac c ess oriented  away from Sta te Road  7.  The typ ic a l build ing  found  a long the c ommerc ia l sec tion of the

Sta te Road  7 c orridor in Lauderhill is a  strip  shopp ing c enter. Severa l tenants inhab it the build ing , with pa rking in

front of the build ing  and  d riveway ac c ess d irec tly off of Sta te Road  7. 

These c ommerc ia l strip  c enters c ould  be redeveloped  in an a ttrac tive manner and  still reta in and  enhanc e its ec o-

nomic  func tion a long the c orridor. In p lac e of one long, rec tangula r c enter, two 8,000 square foot c ommerc ia l build -

ings designed  in ac c ordanc e with the design guidelines of this p lan would  be c onstruc ted .  The build ings would  b  e

setbac k 10' from the edge of the transition zone and  10' from the sides of the pa rking lot. Drive ac c ess to the parc el is

ga ined  from a  rea r road  where there is enough room for pa rking assuming a  typ ic a l reta il pa rking  ra tio of 4 spac es per

1,000 square feet of reta il. The rough assessed  va lue for suc h a  p lan would  be about $2.4 million or 30-50% more than

the typ ic a l assessed  va lues of the extant strip  c enters in 2004.  

With p roper redevelopment, automob ile d rivers a re g iven a  muc h more a ttrac tive setting  to d rive through and  park

in. Businesses a re g iven a  more a ttrac tive and  marketab le address and  p roduc t. Pedestrians a re ab le to naviga te the

parc el in a  sa fe and  c omfortab le fashion. This model c ould  a lso be app lied  to sma ller pa rc els tha t a re assemb led

under c ommon ownership  for redevelopment.

C O M M ERC IA L D ISTRIC T

With proper redevelopment, automobile drivers are g iven a muc h more attrac tive setting to drive through and park in. Businesses
are g iven a more attrac tive and marketable address and produc t. Pedestrians are able to navigate the parc el in a safe and
c omfortable fashion. This model c ould a lso be applied to smaller parc els that are assembled under c ommon ownership for rede-
velopment.

Drive ac c ess to the parc el is gained from a rear road where there is enough room for parking assuming a typic al reta il parking ratio
of 4 spac es per 1,000 square feet of reta il. The rough assessed value for suc h a p lan would be about $2.4 million or 30-50% more than
the typic al assessed values of the extant strip c enters in 2004. 
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Commerc ia l-to-Residentia l Transition Distric t

As with the rest of the Sta te Road  7 Corridor in Lauderhill, the c ommerc ia l build ings found  west of Sta te Road  7

and  north of NW 16 Street a re a  mix of sma ll shopp ing c enters and  sing le-use build ings. Some of the c ommerc ia l

build ings in this d istric t a re rela tively new and  appear to be in good  physic a l shape. There a re a  few p iec es of

vac ant land , most notic eab ly two ad jac ent pa rc els just north of NW 19 Street tha t c omb ine to make a  4.6-ac re

parc el. The shopp ing c enter in the fa r southwest c orner of the d istric t, ac ross NW 16 Street from the Lauderhill Ma ll,

is now home to the Strong Tower Ministries. 

The residentia l land  bordering  the c ommerc ia l p roperties to the west is c omp letely built-out. The build ings a re

mostly onc e owner-oc c up ied  c ondominiums tha t have been c onverted  to renta ls. As expec ted  with suc h a  tran-

sition the ma intenanc e of some of the p roperties has deteriora ted  slightly. The build ings range from two stories to

four stories high, some fea turing  better c ommunity fac ilities than others, suc h as pools and  c lubhouses.

The c urrent land  use pa ttern of c ommerc ia l in front of residentia l is appropria te. Rehab ilita tion of the existing  resi-

dentia l build ings and  the c onversions from renta l units to c ondominium units should  be supported , even a t a  sma ll

sc a le. New pa int and  landsc ap ing c an go a  long way to improve the qua lity and  p resenta tion of a  build ing  to

the rest of the c ommunity. Rehab ilita tion and  redevelopment of the underutilized  c ommerc ia l p roperties should

be enc ouraged  through grea ter flexib ility in the land  development regula tions and  vac ant land  should  be taken

as an opportunity to visua lly enhanc e the Sta te Road  7 Corridor. The possib ility of develop ing the vac ant land  in

this d istric t into passive pa rks is a lso a  possib ility. However, one of the empty sites has a lready been purc hased  by

a  developer and  is sla ted  for c ommerc ia l and  residentia l use.

Noting  tha t the Strong Tower Ministries now oc c up ies muc h of the spac e on the 4.7 ac re shopp ing c enter site (orig -

ina lly intended  for reta il and  offic e use), the p roperty should  be redeveloped  to c onta in a  mix of offic e, c om-

merc ia l, and  residentia l uses.   

Mc Arthur Dairy site 

In 2003, the City purc hased  the 10 ac re former Mc Arthur Da iry   p roperty for $2.4 million and

leveled  the struc ture the following year. The Mc Arthur Da iry p lan would  c onta in 85 townhous-

es units built on na rrow streets on a  grid  with pub lic  squares. 

The residentia l land  use would  be a  welc ome add ition to the Sta te Road  7 Corridor, both in

terms of help ing to ac hieve a  ba lanc e of land  uses a long the c orridor (a llevia ting  tra ffic  c ongestion and  inc reasing

viab ility) and  being a  friend ly neighbor to the existing  sing le family homes to the west.

Other uses in the a rea  a re sing le use c ommerc ia l build ings, a  strip  c ommerc ia l build ing , residentia l homes tha t have

been c onverted  to sma ll businesses, a  la rge empty lot, a  c hurc h, a  fire sta tion, the Herbert Sadkin Community

Center, sing le family homes, and  Wolk Park. Wolk Park, whic h offers a  va riety of ac tivities suc h as swimming, bas-

ketba ll, tennis, horseshoes, a  p layground , shelters, open spac e and  a  sma ll lake, c omb ined  with the Herbert Sadkin

Community Center, c rea tes a  c onsiderab le node of ac tivity in the d istric t. This node should  be c omp lemented  with

the redevelopment of the existing  rundown c ommerc ia l build ings.  

Disc ussions have a lready taken p lac e to ac quire

and  assemb le the p roperty on the c orner of NW 12

Street and  Sta te Road  7.  Currently buried  a t the

bac k of the site, the Churc h should  be reloc a ted

to the c orner of NW 12 Street and  NW 41 Avenue

(the p roposed  roadway) to improve visib ility and

serve as an anc hor for the neighborhood .  The

rema ining parc els fac ing Sta te Road  7 c ould  be

adap ted  to c ommerc ia l uses.  

C O M M ERC IA L TO  RESID EN TIA L D ISTRIC T

The c urrent land use pattern of c ommerc ia l in front of residentia l is appropriate. Rehabilita tion of the existing residentia l build ings and the c onversions from rental units to c ondominium units should be supported, even at a small sc ale. New paint and landsc aping c an go a long way to
improve the quality and presentation of a build ing to the rest of the c ommunity
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While the Lauderhill Ma ll opened  in 1966 with grea t ac c la im, touting  itself as the first enc losed

a ir-c ond itioned  ma ll in the southeastern United  Sta tes, today the ma ll is in a  serious sta te of d is-

repa ir.  Muc h of the reta il is low end  and  d isc ount reta il and  the muc h of the spac e is oc c up ied

with va rious pub lic  agenc ies and  non-reta il businesses suc h as the polic e, tax ac c ountants, and

mortgage lenders.  

Nevertheless, the Lauderhill Ma ll rep resents a  ma jor opportunity for redevelopment in the Sta te

Road  7 Corridor. There a re very few sites in south Florida  tha t have the size of the Ma ll site (45

ac res) and  the loc a tion (Sta te Road  7 near Sunrise Boulevard ) whic h a re under c ommon own-

ership . As suc h, p riva te developers c ould  be entic ed  to redevelop  the site into a  mixed-use c en-

ter tha t c omb ines residentia l, reta il and  offic e spac e. The Town Center should  be struc tured

around  a  c entra l c ivic  spac e and  a  strong geometry tha t c onnec ts the a rea  to the rest of the

c ommunity based  on the Pub lic  Squares outlined  in this Plan. As desc ribed  in the Ac c ess sec tion

of the doc ument, ulterior roads (NW 41st Avenue and  NW 42nd  Avenue) need  to be c onstruc t-

ed  for this purpose. In add ition, new pedestrian b ridges should  c onnec t the Ma ll redevelopment

to the Park South c ondominiums ac ross the c ana l.  Today, there is only one pedestrian b ridge

and  it has been c ha ined  shut a t the request of Park South bec ause of fea rs tha t it supports c rim-

ina l ac tivity.

Potentia lly the most a ttrac tive fea ture within the p roposed  development is the open spac e park

a long the c ana l.   The green spac e c ould  c onnec t Wolk Park on NW 12 St and  the Lauderhill

Munic ipa l Golf Course on NW 16 St with a  linear pa rk. Add itiona lly, the a rea  c ould  build  on one

of the loc a le's most p rominent fea tures, c ana ls, by inc orpora ting  a  meandering  stream running

through both the build ings and  park.

A few sma ll c ommerc ia l build ings, a  six-story offic e build ing , and  a  bus transfer sta tion a re

found  immed ia tely ad jac ent to the Ma ll.  While some of the build ings c ould  be reta ined  and

integra ted  into the p lan, the CRA should  make reloc a ting  the bus transfer fac ility to the front

of the p roperty ad jac ent to Sta te Road  7 a  high p riority.  Currently, the sta tion adds unnec es-

sa ry tra ffic  to NW 12 Street, a  p rimarily residentia l loc a l road .  Moving the sta tion c loser to Sta te

Road  7 would  remove this unneeded  tra ffic  and  would  a llow riders to more easily transition

into other pa rts of the Sta te Road  7 Corridor, suc h as the Reg iona l Park and  Carishoc a  sites.

Efforts should  be made to p rovide a ttrac tive bus shelters with suffic ient pedestrian c rossings a t

the site.

The Lauderhill Ma ll's c entra l position within the Sta te Road  7 Corridor c ontributes to the impor-

tanc e of the site to the redevelopment efforts and  the opportunity to redevelop  the a rea  into

the heart of the c ommunity.  While muc h of the redevelopment oc c urring  on the east side of

Sta te Road  7 will a ttrac t reg iona l a ttention, the development on the west side will p redomi-

nantly serve the loc a l popula tion.  Within the redeveloped  Lauderhill Ma ll, amenities suc h as

a  loc a l g roc ery store, post offic e, and  reta il shops should  be estab lished . 

Sec tion Key

This elevation of the Town c enter illustrates the how the street life of Lauderhill’s “ Downtown”  might feel. One of the most attrac tive features of this area is the idea of a green
c orridor that begins from transforming the single func tioning c anal in the Northwest c orner into a meandering nature walk that takes through the heart of the c ity’s down-
town area. This c orridor serves to link the neighborhoods to the north, link downtown to Wolk park and ac ts as natural esc ape from the hardsc ape of the urban environ-
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LA UD ERHILL TO W N  C EN TER

The Lauderhill Mall's c entra l position within the State Road 7 Corridor c ontributes to the importanc e of the site to the
redevelopment efforts and the opportunity to redevelop the area into the heart of the c ommunity.  While muc h of
the redevelopment oc c urring on the east side of State Road 7 will a ttrac t regional attention, the development on
the west side will predominantly serve the loc al population.  Within the redeveloped Lauderhill Mall, amenities suc h
as a loc al groc ery store, post offic e, and reta il shops should be established.
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bec ause the City is not the owner. Instead  of initia ting  the development p roc ess,

the City should  p lay a  role of ready and  willing  pub lic / p riva te pa rtner. The City

should  make its desires with regard  to redevelopment known to ownership  of the

Ma ll and  aggressively enc ourage the owners to c onsider redevelopment. Until

ownership  makes a  dec ision to c ommit to redevelopment, the City should

assume a  reac tive role as opposed  to the ac tive role for the p roperties owned

by the City.

In add ition to these three p rojec ts, two p riva tely-financ ed  townhouse p rojec ts, in

the range of 150-300 units eac h, a re a lready well into the design and  permitting

phase.  These p rojec ts, both on the east side of Sta te Road  7 between NW 13

and  NW 16 Streets, will further spur the momentum of investment genera ted  by

the Reg iona l Park, Carishoc a , and  Mc Arthur.

The City, like any other munic ipa lity has finite resourc es and  the p rimary purpose

of the c a ta lytic  redevelopment p rojec ts is to c rea te momentum in the market

p lac e whic h will susta in itself through p riva te initia tive. In most suc c essful rede-

velopment environments, c a ta lytic  p rojec ts rep resent less than 50% of the tota l

amount of c ommunity redevelopment tha t is ac hieved .   

The funds from an Interloc a l Agreement with Broward  County c omb ined  with Tax

Inc rement Financ ing funds desc ribed  la ter in this sec tion a long with other sourc es

of fund ing listed  in Append ix C, Fund ing Sourc es, should  put the CRA in a  posi-

tion to assertively enc ourage, p romote and  pay for redevelopment and

improvement p rojec ts in the Sta te Road  7 c orridor.

Modific ations to City Land Development Regulations

One of the obstac les to c ommunity redevelopment a re trad itiona l land  devel-

opment regula tions whic h foc us on p rohib iting  undesirab le development

through regula tions as opposed  to p romoting  desired  forms of development. Too

often, a  developer and  the c ommunity agree on a  pa rtic ula r p roposa l but a re

unab le to build  it bec ause of the limita tions of app lic ab le land  development

regula tions.

In order to p romote c ommunity redevelopment the City of Lauderhill needs to

c rea te a  regula tory environment tha t g ives p roperty owners and  developers

both flexib ility and  c erta inty to the maximum extent possib le. Flexib ility is nec es-

sa ry to overc ome the c ost and  c omp lexity of redevelopment and  to dea l with

the limita tions of existing  c ond itions suc h as pa rc el size and  existing  improve-

ments. Certa inty is nec essary to overc ome the ec onomic  imp lic a tions of high

land  c osts, demolition c osts (often of inc ome p roduc ing improvements) and

existing  market tra jec tories. 

Flexib ility and  c erta inty, however, a re not a lways c onc urrent. Flexib le regula tions,

whic h reserve substantia l d isc retion with regard  to permitted  uses, densities and

bulk standards, may c rea te unc erta inty.  Simila rly, c erta inty in regula tions c rea tes

an inherent limit on flexib ility.  The City will p rovide assistanc e to developers

whose p rojec ts a re c onsistent with the rec ommenda tions la id  out within this p lan.

Assistanc e c ould  inc lude, but should  not be limited  to, exped ited  loc a l review

proc esses and  assisting  with app lic a tions for sta te exped ited  review, flexib ility in

land  use polic ies as a llowed  by the Sta te, impac t fee wa ivers, and  d irec t finan-

c ia l inc entives. 

There a re a  va riety of solutions to the flexib ility/ c erta inty c a lc ulus tha t c an be

employed . For examp le, land  development regula tions c an p rovide flexib ility

with c erta inty by c rea ting  a  two tier regula tory reg ime. The first level estab lishes

a  fixed  floor whic h assures a  developer tha t no matter wha t happens during  the

development review p roc ess, he or she will c ome away with an approva l for the

permitted  floor. The sec ond  level would  a llow flexib ility through a  d isc retionary

review, whic h would  judge partic ula r p roposa ls on the basis of performanc e

standards in lieu of fixed  standards. Another way of ba lanc ing flexib ility and  c er-

ta inty is to c rea te a  c a refully p resc ribed  p roc ess for development review tha t

inc ludes a  set sc hedule of events and  time limits for approva l. Lauderhill has a  set

sc hedule and  time limits but lac ks other elements of flexib ility.

Appropria te regula tions c an be developed  in a  number of ways. Some c ommu-

nities, for examp le, c rea te overlay zones, whic h add  flexib ility not otherwise

ava ilab le in the underlying  zoning d istric t. Other c ommunities simp ly design new

d istric t regula tions for identified  redevelopment a reas. Although both approac h-

es have been used  suc c essfully, the new d istric t approac h is the p referred

approac h bec ause it is less c omp lex and  more easily ta ilored  to the spec ific

needs of a  pa rtic ula r redevelopment a rea . 

In order to imp lement the CRA p lan, the City of Lauderhill intends to mod ify its

land  development regula tions to ac c ommodate the development and  rede-

velopment op tions, whic h a re p resented  in this Plan. The land  development reg-

ula tions should  a llow, a t a  minimum, the following:

�z vertic a lly and  horizonta lly mixed  uses (A mixed  use overlay zoning d istric t

is being c rea ted  by the City) 

The opportunities for redevelopment in the Sta te Road  7 Corridor will not be self-

ac tua ting . In order to rea lize the Corridor's potentia l, the City of Lauderhill must

c ontinue to take an ac tive role in making the kind  of development and  rede-

velopment the City desires a  rea lity. There a re four b road  approac hes to c om-

munity redevelopment: 1) ac tive pa rtic ipa tion in the development and  redevel-

opment p roc ess, 2) c ommunity reinvestment stra teg ies, 3) mod ific a tion of land

development regula tions to elimina te d isinc entives and  c rea te inc entives for

c ommunity redevelopment, 4) the op tion of c rea ting  a  sta tutory c ommunity

redevelopment agenc y and  tax inc rement financ ing to be a  leadership  entity in

the imp lementa tion of the Plan. 

Ac tive Partic ipation in Catalytic  Redevelopment Projec ts

The CRA p lan identifies three parc els of land  tha t would  be appropria te for la rge

sc a le, mixed  use redevelopment - the K Mart p roperty, the Mc Arthur Da iry p rop-

erty and  the Lauderhill Ma ll. The K-Mart p roperty and  the Mc Arthur Da iry p roper-

ty a re owned  by the City and  a re in the d isposition p roc ess, fac ilita ting  the City's

ac tive pa rtic ipa tion in the redevelopment of these p roperties. With regard  to the

Lauderhill Ma ll, whic h is p riva tely owned , the City of Lauderhill has taken a ffir-

ma tive steps to ensure tha t the ownership  of the Ma ll fully understands the City's

redevelopment ob jec tives and  to inform ownership  of the manner in whic h the

City c ould  assist in the redevelopment of the Ma ll.

The first step  in p romoting  c a ta lytic  redevelopment is the mod ific a tion of the

City's Land  Development Regula tions (LDR) to estab lish the p roc edura l and  sub-

stantive ground  rules tha t govern the redevelopment of the c and ida te redevel-

opment p roperties.  The City has made and  is in the p roc ess of making further

c hanges to its LDR whic h set standards for the Sta te Road  7 c orridor and  simul-

taneously g ive the CRA and  the City some flexib ility to work with ind ividua l devel-

opers to help  make c erta in tha t redevelopment c an happen tha t benefits

everyone and  furthers the goa ls of this p lan.

In negotia ting  a  pub lic  p riva te redevelopment agreement, the City should  g ive

priority to the c harac ter and  qua lity of the p roposed  redevelopment p rojec t and

c onsistenc y with the City's redevelopment ob jec tives ra ther than the amount of

money the p referred  developer is willing  to pay. In the long run the ec onomic

benefits of qua lity redevelopment a re more important than short-term rec ap ture

of land  c ost.

The City should  emp loy a  d ifferent stra tegy with regard  to the Lauderhill Ma ll
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�z gross residentia l densities based  on the tota l p rojec t site (independent of

other uses tha t may be p resent on site) of a t least twenty (20) dwelling  units per

ac re so long as the tota l floor a rea  ra tio of a ll the build ings, inc lud ing parking

garages, does not exc eed  2.0

�z interc hangeab le land  uses, suc h as a  negotiab le mix of residentia l ver-

sus c ommerc ia l would  g ive developers added  flexib ility to their build ing  p ro-

grams and  responsiveness to the market 

�z build ings with a  height of up  to 100 feet should  be sub jec t to limita tions

on the loc a tion of the 100 foot  portions of the build ing  in rela tion to the street

and  surround ing sites and  the perc entage of the build ing  with heights over 50

feet and  75 feet - for multip le build ings on a  sing le site the limita tions should  be

tied  to the perc entage of the number of build ings over 50 feet and  75 feet

�z Surfac e and / or struc tured  parking (c urrently a llowed)

�z�� shared  off-street pa rking (c urrently a llowed)

Community Reinvestment

A key part of any c ommunity redevelopment initia tive involves repositioning the

c ommunity redevelopment a rea  in the marketp lac e. Momentum, positive or

nega tive, is a  powerful forc e in c ommunity redevelopment and  perc ep tions a re

as important as rea lities. In order to suc c essfully imp lement the CRA p lan it w ill be

nec essary for the City to c rea te an expec ta tion of a  positive future. While p ro-

moting  ind ividua l development and  redevelopment initia tives will be important,

overc oming nega tive or b lighting  influenc es and  the rea lity and  perc ep tion of

weakening is essentia l to suc c essful imp lementa tion. 

The easiest way for the City of Lauderhill to c onvinc e the p riva te sec tor tha t the

c harac ter and  va lue of the Corridor will improve over time is for the City to estab-

lish a  Cap ita l Improvement Program in the future of the c orridor.  While the City

has a lready taken the first, most important step  in c rea ting  positive momentum

through the ac quisition of the K-Mart and  Mc Arthur Da iry sites, the City should

take further steps to ensure tha t the marketp lac e understands tha t those ac qui-

sitions a re just the beg inning. The City's pub lic  and  expec ted  p riva te investment

in the c orridor a re d isc ussed  in the Tax Inc rement Financ ing sec tion whic h fol-

lows.

The most visib le element of the CRA p lan is the c rea tion of a  transition zone,

whic h c onverts the edges of the road  into an a ttrac tive and  d istinc tive loc a tion

for future p riva te investment.  The outline for the transition zone was d isc ussed

earlier in this Plan.  Imp lementa tion of the transition zone will involve a  va riety of

initia tives depend ing on loc a tion and  partic ula r c ond itions. With regard  to the

ma jor redevelopment sites suc h as. K-Mart, the c rea tion of a  transition zone will

be rela tively easy, pa rtic ula rly for p roperty owned  by the City.  The City c ould ,

for examp le, design an appropria te transition zone and  require tha t the devel-

oper of the p roperty inc orpora te the transition zone into the redevelopment of

the p roperty. Likewise, other streetsc ape improvements, suc h as the burying of

utilities, should  oc c ur simultaneously.  

In add ition, the City may c rea te a  transition zone improvement fund  to app ly to

the east side of Sta te Road  7 from NW 19 Street to the City limits. The fund  would

be used  to pay for the c rea tion of transition zone as a  pa rt of qua lifying  rede-

velopment initia tive. For examp le, the owner of a  freestand ing reta il build ing

c ould  c ome to the City and  p ropose the revita liza tion of his or her p roperty and

app ly for fund ing assistanc e from the transition zone fund . App lic a tions for fund -

ing  c ould  be on a  first c ome, first serve basis, or the City c ould  c rea te a  fund ing

c yc le where revita liza tion and  redevelopment p roposa ls c ompete for ava ilab le

fund ing. One possib le fund ing sourc e for the improvement fund  is the FDOT

Highway Beautific a tion Grants p rogram. Qua lified  p rojec ts c an rec eive up  to

$150,000 per year and  phased  p rojec ts, like the transition zone, c an rec eive

$150,000 over the c ourse of severa l years. 

The first step  in the imp lementa tion of the transition zone c onc ep t is the p repa-

ra tion of a  pa rc el-by-parc el design. While the CRA p lan speaks in terms of a  50-

foot transition zone to c rea te a  meaningful "spac e" between Sta te Road  7 "the

road" and  the ad joining  "p lac es." In rea lity, the c harac ter of the zone will d iffer

from property to p roperty; however, c a reful design and  c onsistent use of ma te-

ria ls c an be used  to c rea te a  c oherent whole out of d ispara te pa rts. The key to

suc c essful imp lementa tion of the transition zone c onc ep t is the c rea tion of a

vista  from Sta te Road  7 through the City, whic h d ifferentia tes the City of

Lauderhill from the ba lanc e of the c orridor and  c rea tes a  desirab le edge for

development and  redevelopment a long the Corridor. 

The p lans will help  the City ac hieve severa l ob jec tives. First, the p lans address

the inevitab le p roperty owner fea r of the unknown c onc erns as to "how will the

c onc ep t of the transition zone a ffec t my p roperty?" The intuition of most p rop-

erty owners is to resist p roposa ls to devote p riva te p roperty to any purpose other

than for build ings or off-street pa rking. The c onc ep tua l p lans show the ind ividua l

p roperty owner tha t imp lementa tion of the transition zone c onc ep t would  be

imp lemented  in a  ba lanc ed  and  benefic ia l manner. 

Sec ond , the p lans pa int a  p ic ture of the benefits of imp lementing  the transition

zone c onc ep t on a  pa rtic ula r p roperty, stimula ting  p roperty owner interest in revi-

ta liza tion and  c ompeting  for imp lementa tion fund ing.  Third , the p lan tells the p ri-

va te sec tor tha t the City is serious about the future of the Sta te Road  7 Corridor

and  it overc omes the na tura l tendenc y to assume tha t "ta lk is c heap" with regard

to the City's c ommitment for the Sta te Road  7 Corridor.  Fina lly, the p reliminary

p lans a re a  framework for negotia ting  potentia l pub lic / p riva te pa rtnerships for

the ma jor c a ta lytic  redevelopment p roperties.

There a re other ways tha t the City c ould  demonstra te its c ommitment to imp le-

menta tion through c ommunity investment. One way would  be to c rea te a  rede-

velopment inc entive p rogram to make financ ia l assistanc e ava ilab le to p roperty

owners who a re willing  to improve their p roperties. There a re a  wide va riety of

interim and  permanent improvements whic h c ould  be imp lemented  for existing

improvements inc lud ing new and  improved  signage, new pa int, add itiona l land -

sc ap ing (tempora ry or permanent) and  a rc hitec tura l trea tments whic h evidenc e

a  new d irec tion. What is important is for the market p lac e to observe tha t c hange

has sta rted , no matter how modest.

In some c ommunities where poor and  ag ing signage is a  key ind ic a tor of dec line,

loc a l governments have c rea ted  redevelopment p rograms tha t p rovide design

and  financ ia l assistanc e to p roperty owners willing  to rep lac e their signage with

a lterna tive signage, whic h is c omp lementa ry with the c ommunities' redevelop-

ment ob jec tives. Coup led  with even modest landsc ape improvements, a  sense

of c hange and  momentum is rela tively easy to ac c omp lish, even if the improve-

ments fa ll short of the ultima te ob jec tive. The City's Planning Department will p re-

pare a  Comprehensive Signage Plan for the Sta te Road  7 CRA resulting  in d is-

tinc tive signage.

Tax Inc rement Financ e (TIF) Analysis

A ma jor benefit of estab lishing a  CRA is the use of inc rementa l tax revenues for

the purposes set forth in the CRA p lan. These funds a re the tax revenues on p rop-

erty va lue inc reases or new c onstruc tion a fter the da te tha t estab lishes the CRA

Redevelopment Trust Fund .  For the Sta te Road  7 CRA, this da te would  be approx-

ima tely the end  of 2005. The CRA is not a llowed  by sta te sta tute or does not
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presently intend  to c ollec t TIF revenues from any taxing destric t other than the

City of Lauderhill. The CRA does intend  to exec ute an Interloc a l agreement with

Broward  County for revenues from their Redevelopment Cap ita l Projec ts (RCP)

grant p rogram tha t is intended  to substitute for TIF revenues.

The TIF ana lysis for the Sta te Road  7 CRA, therefore, is p resented  only for the City

of Lauderhill and  for Broward  County. For Lauderhill, the ana lysis rep resents wha t

the City’ s potentia l TIF c ontributions to the CRA would  be eac h year. For Broward

County, the ana lysis c a lc ula tes a  net p resent va lue (NPV) of the potentia l tax

flow a ttac hed  to the p rojec ted  p rojec ts tha t would  be elig ib le for the RCP pro-

gram. This ana lysis, then, is illustra ted  in the two ac c ompanying tab les. Tab le 1

illustra tes the potentia l TIF revenues for Lauderhill p rojec ted  from the develop-

ment foreseen in this p lan and  is based  on the p roposed  thirty-year life of the

CRA. Tab le 2 illustra tes only the NPV of p rojec ts well into the design and / or per-

mitting  stage and  is based  on Broward  County’ s p resc ribed  formula , inc lud ing a

twenty -year tax revenue stream for c a lc ula tion of the NPV. The sec ond  tab le

forms the basis for negotia tions of the inita l interloc a l agreement with Broward

County. As add tiona l p rojec ts bec ome rea lities, the CRA and  City of Lauderhill

c an submit new RCP app lic a tions based  on the add itiona l NPV added  by the

projec ts.

The NPV ana lysis (Tab le 2) foc uses on

four p ro jec ts. These a re  the

Georgetown housing p rojec t(1), the

United  Homes housing p rojec t(2), the

Carishoc a  Marketp lac e(3), and  the

Mc Arthur housing p rojec t(4). The TIF

ana lysis (Tab le 1) a lso assumes $1mil-

lion annua lly in new offic e and  reta il

c onstruc tion and  20 housing units per

year with and  average assessed  va lue

of $250,000. These a re c onserva tive

estima tes tha t a re below wha t is fore-

seen elsewhere in this p lan. For c onsis-

tenc y, Tab le 1 further assumes the

same assessment, c ollec tion, and  d is-

c ount ra tes a s used  b y Browa rd

County in its RCP c a lc ula tion.

[ TABLE 1 ] TAX INCREMENT FINANCING

2

1

3

4
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C A RISHO C A  C A RIBBEA N  V ILLA G E C O M M ERC IA L
A ND ENTERTA INM ENT DEV ELO PM ENT PRO JEC T

The Carishoc a  Caribbean Village Commerc ia l and  Enterta inment Development

Projec t is an essentia l and  unique c omponent of the City of Lauderhill's SR7 CRA

Plan in its efforts to reverse b lighted  c ond itions.  Loc a ted  a t the northeast c orner

of SR7 and  Sunrise Boulevard , this 14 ac re site formerly housed  a  Kmart store.  In

c onjunc tion with the p roposed  redevelopment of the Mc Arthur Da iry site ac ross

SR7, the p roposed  400,000 square foot c omp lex will c rea te a  mixed-use p rojec t

of residentia l, hotel, c ommerc ia l, restaurants, enterta inment and  reta il uses.  The

proposed  p rojec t(s) will be ad jac ent and  c omp lement the p lanned  Broward

County Reg iona l Park, stad ium, lib ra ry and  c ultura l c enter.  The p rojec t a lso will

pa ra llel the Sta te of Florida 's Department of Transporta tion enhanc ement of the

ma jor a rteria ls in a  more environmenta lly p leasing and  pedestrian friend ly mode.

The site is within a  Brownfield  designa ted  a rea  and  serves as a  ga teway to the

CRA. The tota l p roposed  development c ost is $90,000,000.  It is elig ib le for a  va ri-

ety of pub lic  inc entive p rograms tha t will enhanc e the ec onomic  viab ility of the

projec t.  

The Carishoc a  p rojec t is a  mix of low- and  high-rise build ings, designed  spec ifi-

c a lly for the interna tiona l, d ip lomatic , and  trade sec tors as well as an enterta in-

ment d istric t foc used  on Caribbean c ulture. Offic e use will inc lude Counsels

Genera l of severa l Caribbean island  na tions who will house their c onsula tes a t

the Caribbean Village. An offic e build ing  and  trade exhib ition ha ll a re p lanned .

These uses will c omp lement the c ultura l c enter, lib ra ry, and  sports stad ium and

will be served  by a  ma jor c onvention-c lass hotel and  a  wide range of restau-

rants, reta il and  enterta inment fac ilities.  

These ac tivities will be p lac ed  a long ac tive streets in an a tmosphere reminisc ent

of Caribbean designa tions tha t a re ac knowledged  for their unique c harac ter.

Its a rc hitec ture and  amb ianc e a re designed  to reflec t the esthetic s and  vita lity

of Caribbean c ountries. The p rojec t will showc ase the four historic  influenc es of

the Caribbean - Eng lish, Frenc h, Dutc h and  Spanish - through a rc hitec ture,

foods, music  and  enterta inment. The Caribbean theme will p rovide a  unique

destina tion tha t will appea l to both Broward  residents and  visitors. 

Upon c omp letion, Carishoc a  will lead  to expanded  business opportunities of the

surround ing  c ommunities to the financ ia l benefit o f a ll stakeholders. The

[ TABLE 2 ] NET PRESENT VALUE ANALYSIS
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Property Desc rip tion Category Date Sta tus Cost

Former K Mart p roperty Ac quisition 2003 c omplete       $ 4,400,000 
Ma intenanc e 2003-2005 ongoing   100,000 

Water-Boggan p roperty Ac quisition 2004 c omplete    575,000 
Aaron Rent's p roperty Ac quisition 2004 c omplete   700,000 
Pre Mart Motors p roperty Ac quisition 2005 pend ing 1,500,000 
Mc Arthur Da iry p roperty Ac quisition 2003 c omplete 2,500,000 

Demolition 2004 c omplete  170,000 
Ma intenanc e 2003-2005 ongoing  75,000 

34 Avenue wa terline Infrastruc ture 2005 design 500,000 
Lift sta tion upgrades Infrastruc ture 2005 design 600,000 
Wastewater forc e ma in Infrastruc ture 2005 design 400,000 
Med ians 19 St; 38 Ave Infrastruc ture 2003 c omplete    125,000 
Tra ffic  c a lming 41 St; 43 Ter Infrastruc ture 2004-2005 c omplete        35,000 
12 St Curb  and  d ra inage Infrastruc ture 2004-2005 c omplete       220,000 
Sta te Road  7 improvements Infrastruc ture 2005 design 4,300,000 

Golf Clubhouse New c onstruc tion 2004 c omplete 350,000 
Wolk Park New c onstruc tion 2005 b ids 480,000 
Cultura l Arts Center New c onstruc tion 2005 design 5,200,000 

Lega l, c onsultant fees CRA app lic a tion 2004-2005 ongoing       200,000 

TOTAL $22,430,000 

[ TABLE 3 ]

Carishoc a  p rojec t will be an ec onomic  stimulus as a  result of well-paying jobs

and  new and  expanded  sma ll business opportunities. These opportunities will be

enhanc ed  by the a ttrac tion of reg iona l, na tiona l, and  interna tiona l tourists and

business visitors.   These ac tivities will enhanc e the a ttrac tiveness of a  qua lity res-

identia l neighborhood  (i.e. Mc Arthur Development)

DEV ELO PM ENT C O STS

Mc Arthur Dairy Housing Development Projec t

The former Mc Arthur Da iry 10.5 ac re p roperty will be developed  into a  new resi-

dentia l c ommunity inc lud ing 108 for-sa le residentia l town home units on the west

side of SR7.  The units will be integra ted  within a  landsc ap ing buffer a long Sunrise

Boulevard  on the south and  SR7 on the east.  The residentia l units will be served

with essentia l residentia l c ommunity amenities, inc lud ing tennis c ourts, pools, day

c are servic es, c ounseling  and  lea rning c enters.  The residentia l p rojec t will be

integra ted  with the reta il and  c ommerc ia l ac tivities (i.e. Carishoc a) east of SR7.   

The site is within a  Brownfield  designa ted  a rea  and  serves as a  ga teway to the

CRA. The tota l p roposed  development c ost is approximately $24,000,000.  It is eli-

g ib le for a  va riety of pub lic  inc entive p rograms tha t will enhanc e the ec onomic

viab ility of the p rojec t.  

The City of Lauderhill has a lready made a  signific ant financ ia l c ommitment to

the redevelopment of the Sta te Road  7 c orridor.  Lauderhill rec ognizes tha t rein-

vestment, desp ite the financ ia l c ommitment and  c onsequnt risk, is impera tive to

ensure teh City’ s futre. City leaders and  residents have supported  this p lan with

fund ing from a  c omb ina tion of voted  Genera l Ob liga tion Bond , Revenue Bond ,

AAA-ra ted  insured (underlying  c ity ra ting  of A) and  from ongoing genera l and

utility revenues.

As the tab le below ind ic a tes the City has invested  or c ommitted  over $20 million

in the past three years for pub lic  improvements within the c orridor.  When added

to the TIF fund ing the City antic ipa tes spend ing over the next 30 years, there will

be suffic ient pub lic  fund ing to imp lement the vision of this p lan.

[ TABLE 2 c ontinued ]

2026           435,546,720           2,832,360

PUBLIC IMPROVEMENTS FUNDING



41

and  west of Sta te Road  7.  

�z Ac quire Commerc e Park p roperty on west side of NW 38th Avenue

between NW 16th and  NW 19th Street to redevelop  into a  mixed-use site for c ul-

tura l-rela ted  ac tivities and  residentia l use.   

Street Improvements

�z Partner with DOT to ac c omp lish street improvements (b ric ked  intersec -

tions and  pedestrian c rosswa lks, p lanted  med ians and  sidewa lks, dec ora tive

street and  pedestrian lighting , and  buried  utilities and  c rosswa lk signa ls).

�z Ensure the c rea tion of a  transition zone by working with the DOT to set a

maximum lane limit for Sta te Road  7 (a  tota l of six lanes), the transfer of add itiona l

ROW to the City, and  the ded ic a tion of 12'-24' for paved  and  landsc aped  pedes-

trian pa thways.  

M O DERA TE PRIO RITY

Catalytic  Projec ts

�z Enc ourage p riva te sec tor to redevelop  the c urrent Lauderhill Ma ll into a

mixed-use c enter.

�z Work with c ounty to develop  a  new pub lic  lib ra ry, c ultura l c enter, and

post offic e in the neighborhood .

Street Improvements

�z Crea te NW 41stAvenue between NW 11th Street and  NW 12th Street and

widen and  improve NW 41st Avenue between NW 16th Street and  NW 26th Street

�z Extend  NW 38th Avenue from NW 15th Street to p riva te road

�z Widen and  improve NW 39th Avenue between NW 16th Street and  NW

19th Street.  

�z Crea te NW 14th Street between Sta te Road  7 and  c ana l a long the west

side of the Lauderhill Ma ll.

�z Crea te two add itiona l east-west roads through Lauderhill Ma ll, from

Sta te Road  7 to Cana l.  

�z Crea te three add itiona l north-south roads through Lauderhill Ma ll, from

NW 12th Street to NW 16th Street.  

LO NG  TERM  PRIO RITY

General

�z Continue to work c losely with the Sta te Road  7 Collabora tive.

�z Seek the designa tion as either a  Reg iona l Ac tivity Center (RAC) or Loc a l

Ac tivity Center (LAC).

To rec ap, the CRA plan has rec ommended and suggested the fol-
lowing:

�z shift physic a l ac c ess to pa rc els tha t front Sta te Road  7 from the front of

the parc el to the rea r or side;

�z c rea te a  d istinc t visua l environment and  memory a long the Sta te Road

7 Corridor;

�z the c rea tion of a  transition zone a long the edge of Sta te Road  7 tha t

would  be used  for pa rc el identific a tion (through signage), be used  for munic ipa l

identific a tion through c onsistent and  appropria te a rc hitec ture, street furniture

and  landsc ap ing, separa te the tra ffic  from the build ing  and  pedestrian environ

ment;

�z integra te the p roposed  Caribbean marketp lac e (Carishoc a) on the K-

Mart site with the p roposed  County Reg iona l Park;

�z enc ourage residentia l development a long the c orridor - espec ia lly near

the County pa rk site and  on the vac ant land  on the west side of Sta te Road  7,

north of NW 19th Street - by c rea ting  new mixed  use land  use regula tions and

educ a ting  the City Commission on the benefits of residentia l in the Sta te Road  7

Corridor so tha t if a  rezoning app lic a tion c omes before them, they a re aware of

PRIO RITIES FO R FUTURE A C TIO N

HIG H PRIO RITY

Catalytic  Projec ts 

�z Proc eed  with app lic a tions for fund ing to ensure ec onomic  viab ility for 

Carishoc a  Projec t

�z Review opportunities for enhanc ement of Georgetown Projec t

�z Redevelopment of Sta te Road  7 apartments into c ondominiums

�z Work with the County to redesign the site p lan for the reg iona l pa rk and

ensure an a rc hitec tura lly aesthetic  stad ium design.

General

�z Estab lish a  p roc ess for the Community Redevelopment Agenc y to

review a ll inc oming p rojec ts and  fund ing app lic a tions

�z Crea te a  Pub lic  Arts Fund  to subsid ize the Arts Distric t.

�z Upda te land  use regula tions to a llow mixed-use developments, design

flexib ility for developers, residentia l g rowth, and  inc reased  densities. 

Land Ac quisition

�z Ac quire a  40' ROW to widen and  improve NW 39th Avenue between NW

16th Street and  NW 19th Street and  NW 41st Avenue between NW 16th Street

and  NW 26th Street.  These roads a re loc a l roads and  a re not c ontingent on any

other p lans.

�z Purc hase the p roperty west of Sta te Road  7 between NW 11th Street

and  NW 12th Street to p rovide for a  c ontinuous 40' ROW a long NW 41st Street,

the reloc a tion of the Seventh Day Adventist Churc h, and  residentia l redevelop-

ment.

�z Obta in land  for an open spac e park on the north side of NW 21st Street

PRIO RITIES FO R FUTURE A C TIO N



a ll the issues;

�z enc ourage mixed-use on the Lauderhill Ma ll site by c rea ting  mixed-use

land  use regula tions and  making ownership  aware of the new regula tions;

�z enc ourage mixed-use on the Strong Tower Ministries site;

�z mod ify the existing  land  development regula tions to a llow grea ter flexi-

b ility while a t the same time inc reasing c erta inty to developers;

�z c rea te positive market momentum and  expec ta tions through pub lic

investment in the form of ac quisition suc h as the ac quisition of the K-Mart and

Mc Arthur Da iry sites - and  through pub lic  

�z investment in the form of imp lementing  the transition zone;

�z c rea te positive market momentum and  expec ta tions through pub lic

investment in the form of p rovid ing  financ ia l assistanc e for spec ific  "c a ta lytic "

p rojec ts.

It is important to note tha t the rec ommenda tions made within this p lan a re not

intended  to serve as a  c onc rete site p lan with unc hangeab le land  uses and  lay-

outs. Different pa rts of eac h of the build ings c ould  be c ontemp la ted  as d ifferent

uses to ac hieve a  desired  outc ome. This sc enario is merely an illustra tion of wha t

c ould  rea listic a lly be ac hieved  within the CRA.  

The c orridor was desc ribed  in terms of severa l d istric ts tha t interac t with eac h

other and  the land  uses in the c orridor. Stra teg ies for imp lementa tion of the CRA

p lan were la id  out. The CRA p lan does not antic ipa te nor suggest tha t everything

proposed  in this p lan be imp lemented  immed ia tely - the market will c ontrol wha t

is feasib le. The illustra tions, figures and  ideas a re meant to stir the imagina tion of

City leaders, residents, entrepreneurs, and  developers so tha t everyone might

see wha t this p lan believes a re very rea l possib ilities for c hange within the Sta te

Road  7 Corridor.
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A PPEN D IX A -  N EED S A SSESSM EN T The low va lue of land  in the Sta te Road  7 Corridor is ac tua lly a  b lessing in d isguise and  represents a  grea ter oppor-

tunity for redevelopment than an obstac le. What happens in so many c ommunities is tha t p roperty va lues rema in

high bec ause expec ta tions a re high. Ma intenanc e dec lines and  a ll of the inc ome is pulled  out of the p roperty,

wa iting  for redevelopment - but the high p roperty va lues keep  redevelopment away.

Commerc ia l Lease Rates

The c urrent (1st quarter, 2004) average lease ra te for ava ilab le c ommerc ia l spac e (offic e, flex and  industria l) in

the Sta te Road  7 Corridor in Lauderhill was $8.86/ sq .ft (Broward  Allianc e). This is c onsiderab ly lower than the aver-

age lease ra te of $12.33 for ava ilab le c ommerc ia l spac e within Lauderhill but outside of the 441 Corridor.

Compara tively, the average lease ra te for ava ilab le c ommerc ia l spac e in Broward  County is $13.13/ sq .ft. The

lower lease ra tes for ava ilab le c ommerc ia l p roperty in the Sta te Road  7 Corridor c lea rly points to d iminished

expec ta tions for the market.

Vac anc y Rates

Commerc ia l vac anc y ra tes for the Sta te Road  7 Corridor in Lauderhill were 20.5 perc ent for the 1st quarter of 2004

(Broward  Allianc e). Compara tively, c ommerc ia l vac anc y ra tes for a ll other p roperties within Lauderhill were 16.1

perc ent and  10.9 perc ent for Broward  County. This da ta  c lea rly shows a  lac k of demand  for c ommerc ia l p roper-

ties in the Sta te Road  7 Corridor.

Crime

While there a re not any c rime sta tistic s for the Sta te Road  7 Corridor per se, c onversa tions with Lauderhill polic e

revea l tha t the Sta te Road  7 Corridor has the sec ond  highest ra te of polic e c a lls in the City. In pa rtic ula r, the

Lauderhill Ma ll and  the Sta te Road  7 Apartments were noted  as sites with a  higher inc idenc e of illega l ac tivity.

Businesses a long Sta te Road  7 a re d isp roportiona tely a ffec ted  by c rime c ompared  to other a reas of the City. In

a t least one c ase, a  loc a l business owner was reported  to be so "fed  up" with being a  repea t vic tim of c rime tha t

it c losed  its doors and  reopened  elsewhere.

Unsanitary and Unsafe Conditions

The supporting  infrastruc ture in the Sta te Road  7 Corridor (e.g . the street networks, sidewa lks, design and  ava il-

ab ility of pa rking , lac k of adequa te pedestrian ac c ess and  b ic yc le fac ilities) c rea tes unsanita ry and  unsa fe c on-

d itions in the a rea . These c ond itions a re c ompounded  by:

�z poor d ra inage,

�z inadequa te, inappropria tely sited , and  poorly ma inta ined  waste d isposa l fac ilities, 

�z b roken windows in residentia l build ings, 

�z empty storefronts and  vac ant struc tures,

Prior to this doc ument, an "Existing  Cond itions Report" and  a  "Find ings of Nec essity Report" supp lied  the basis for

estab lishing a  Community Redevelopment Area  in the Sta te Road  7 Corridor of Lauderhill. Suffic ient evidenc e of

c ond itions of b light existed  to estab lish a  CRA in the Sta te Road  7 Corridor. This p lan and  the existing  c ond itions

sec tion address just the 441 c orridor, not other pa rts of Lauderhill.

Land Use

The p redominant land  use of the Sta te Road  7 Corridor today is c ommerc ia l. With the exc ep tion of the Mc Arthur

Da iry p roperty and  some vac ant lots, every pa rc el fronting  on Sta te Road  7 is a  c ommerc ia l use. To the west of

Sta te Road  7 and  north of NW 16th Street there is a  row of multifamily housing d irec tly behind  the c ommerc ia l

pa rc els tha t front on Sta te Road  7. The Lauderhill Ma ll is the la rgest c ommerc ia l pa rc el in the c orridor. However,

there a re 19 c ommerc ia l pa rc els of a t least 2 ac res, where c onsiderab le redevelopment c ould  oc c ur. To the east

of Sta te Road  7 lies the Lauderhill Commerc e Park, an assemb ly of c ommerc ia l, wholesa le, and  industria l uses

loc a ted  in warehouse type build ings. There a re many la rge vac ant lots in this a rea .

Property Values

Property va lues in the Sta te Road  7 Corridor a re lagg ing behind  the rest of the City when ana lyzed  on a  dolla r per

ac re basis. The assessed  va lue of c ommerc ia l land  and  build ings in the Sta te Road  7 Corridor is $479,742 per ac re

while c ommerc ia l land  outside the Sta te Road  7 c orridor is va lued  a t $668,805 per ac re. As illustra ted  in the tab le

below, net taxab le va lues in the Sta te Road  7 c orridor have lagged  behind  not only Broward  County but even

Lauderhill as a  whole.

A PPEN D IC ES A  THRU F

Taxab le Va lues (000) SR 7 Inc rease Lauderhill Inc rease Broward Inc rease

2000 $ 117,791 --- $ 1,241,451 --- $ 81,186,881 ---

2001 125,004 6.1% 1,300,974 4.8% 88,227,796 8.7%

2002 132,550 6.0 1,361,487 4.7 98,959,018 12.2

2003 138,916 4.8 1,439,221 5.7 114,537,608 15.7

2004 144,432 4.0 1,600,297 11.2 133,846,189 16.9

Cumula tive $ 26,641 22.6% $    358,846 28.9% $ 52,659,308 64.9%
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�z sparse and  poorly ma inta ined  landsc ap ing, and

�z dumping and  litter on vac ant lots and  pub lic  a reas.

These fac tors, c omb ined  with other existing  c ond itions in the Sta te Road  7 Corridor, do not p resent a  built envi-

ronment tha t is a ttrac tive to c ommerc ia l or residentia l investment. Without investment, either swea t equity or mon-

eta ry equity, the c ond itions will only worsen over time, lead ing to even grea ter d isinvestment and  perpetua ting

the c yc le of dec line. As c ond itions worsen, the demand  for pub lic  intervention in order to c orrec t the p rob lems

will inc rease.

Outmoded Build ing Patterns

The Sta te Road  7 Corridor p rovides a  mosa ic  of outda ted  and  dysfunc tiona l c ommerc ia l rea l esta te p roduc ts,

inc lud ing c ountless sma ll, anc horless strip  shopp ing c enters and  dec lining  sing le-use c ommerc ia l build ings, offic e

"motels," a  deteriora ting  shopp ing ma ll, a  vac ant da iry build ing , an entirely vac ant "b ig -box" c enter, and  ag ing

multifamily residentia l build ings. 

Land  on either side of Sta te Road  7 is genera lly c harac terized  by sma ll to med ium stand-a lone reta il or offic e struc -

tures. Little a ttention has ever been pa id  to their a rc hitec tura l c ompatib ility. A lac k of ma intenanc e has bec ome

an issue with many of the build ings, espec ia lly those reac hing the end  of their ec onomic  lives.

The vast ma jority of build ings in the c orridor a re one or two story build ings with surfac e parking loc a ted  in front of

the build ing . For the sma ller pa rc els in the c orridor, the sheer sma ll size will limit the height of wha t c ould  be built

to two or three stories. 

The c ommerc ia l signage a long the c orridor is unp lanned , and  leads to a  visua lly d istrac ting  environment, whic h

further d iminishes the market potentia l of the c orridor (not to mention the sa fety of those who a re traveling

through). This pa ttern of development is outda ted , making it d iffic ult for the existing  c ommerc ia l uses to effec tively

c ompete in the marketp lac e.

Build ing Code Violations

A d isp roportiona te number of build ing  c ode viola tions is another p roxy for a rea  dec line. Build ings tha t a re in vio-

la tion of the Florida  Build ing  Code pose an environmenta l and  hea lth hazard  to those oc c upying the build ing  and

their neighbors. Often, build ings in an a rea  where rents and  lease ra tes a re fa lling  or the market potentia l is deter-

mined  to be low will be left to deteriora te to the point where they a re in viola tion of the Build ing  Code.

Ac c ord ing to the City of Lauderhill's Code Enforc ement Division, there were 343 viola tions in the Sta te Road  7

Corridor from 1999 through 2002, and  only 743 viola tions for the rest of the City. The Sta te Road  7 Corridor c om-

prises 12.6 perc ent of the tota l land  a rea  of the City, yet it c onta ins 31.6 perc ent of the City's Build ing  Code viola -

tions.  This points to a  c lea r lac k of p roperty upkeep  and  d iminished  expec ta tions for the market in the Sta te Road

7 Corridor.

Adverse Environmental Conditions

There a re severa l pub lic ly owned  p roperties tha t have adverse environmenta l c ond itions or the potentia l for

adverse environmenta l c ond itions in the Sta te Road  7 Corridor. Properties with potentia l p rob lems inc lude the site

of the new County pa rk, the former K-Mart site, the wa ter boggan site, and  Wolk Park. The new County pa rk is c ur-

rently undergoing a  first phase p reliminary assessment to determine if there a re any potentia l adverse environ-

menta l c ond itions.

All of the land  a long the Sta te Road  7 Corridor was designa ted  as a  b rownfield  site. The b rownfield  designa tion

promotes redevelopment through the p rovision of inc entives suc h as tax aba tement, job  c rea tion bonuses and

liab ility p rotec tion, among others.

Right-of-Way

The Tra ffic ways Plan, the doc ument tha t estab lishes the ultima te road  right-of-way (ROW) a long sta te and  c oun-

ty roads, orig ina lly estab lished  a  200' ROW a long Sta te Road  7, enough to ac c ommodate 10 lanes of tra ffic . This

200' ROW was estab lished  a ll the way from the Miami-Dade/ Broward  line to the Pa lm Beac h/ Broward  line. The

existing  wid th of pavement is about 100' throughout the c orridor.

Today, the Broward  County Metropolitan Planning Organiza tion's 2025 Long Range Transporta tion Plan shows the

Sta te Road  7 Corridor as a  6-lane road  and  the Florida  Department of Transporta tion's polic y is to not p rovide sta te

fund ing for the expansion of existing  6-lane roads. The rea lity tha t you c annot build  enough roads to sa tisfy

demand  has settled  in. Therefore, muc h of the ROW a long the Sta te Road  7 Corridor south of Sunrise Boulevard

has been reduc ed .

The Broward  County Planning Counc il approved  a  150' ROW with a  175' intersec tion a t NW 19th Street. North of

NW 19th Street the ROW is still 200'.

The CRA p lan agrees tha t a  200' ROW is exc essive and  in the Transition Zone sec tion of this p lan, a lterna tive visions

for the ROW and  the edge of the road  will be p resented .

Demographic s

Demographic  and  soc io-ec onomic  da ta  from ESRI Business Information Solutions (BIS) and  Cla ritas was c ollec ted

and  ana lyzed  a t a  one, three, five and  twelve mile market rad ius c entered  a round  the intersec tion of Sunrise

Boulevard  and  441. See Append ix A - Market Study, for a  deta iled  desc rip tion of the market a reas.

The Regiona l Market Area  (12 miles) c ap tures a lmost as muc h popula tion as a ll of Broward  County. The Core
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Market Area  (1-mile), Primary Market Area  (3-mile) and  Lauderhill have a  younger med ian age than Broward

County and  the Sec ondary Market Area  (5-mile) and  Reg iona l Market Area . The perc ent of popula tion tha t is

Blac k is high in the Core Market Area  (79%) and  d rops off as one moves out into eac h suc c essive market a rea .

There is a  signific ant c hange in the perc ent of Blac ks from the Sec ondary Market Area  to the Reg iona l Market

Area .

Lauderhill's med ian household  inc ome of $32,515 is lower than any of the Market Areas and  is c onsiderab ly lower

than Broward  County's med ian household  inc ome of $41,691 (it should  be noted  tha t Lauderhill's c urrent - 2003 -

med ian household  inc ome is likely to be slightly higher than dep ic ted  in the 2000 Census da ta ).

Using da ta  on inc ome and  spend ing pa tterns from Cla ritas, an average annua l dolla r amount per household  and

an average da ily dolla r amount per person ava ilab le for the purc hase of non-basic  goods and  servic es was

derived  for eac h of the Market Areas. Non-basic  goods and  servic es inc lude food  away from home, a lc ohol,

tobac c o, travel, persona l c a re p roduc ts and  servic es, apparel and  hobb ies. Money spent on these goods and

servic es is often referred  to as d isc retionary inc ome and  is an important fac tor to reta ilers when dec id ing upon

where to loc a te a  potentia l store.

The Core Market Area 's average d isc retionary inc ome is 30 perc ent less than the Reg iona l Market's d isc retionary

inc ome. The Primary and  Sec ondary Market Area 's d isc retionary inc ome is 24 perc ent and  16 perc ent less than

the Reg iona l Market Area 's d isc retionary inc ome.

Likewise, the amount of money per person ava ilab le for the purc hase of non-basic  goods and  servic es in the Core

Market Area  is signific antly lower, 38 perc ent, than the Reg iona l Market Area . The Primary Market Area  is 34 per-

c ent lower and  the Sec ondary Market Area  is 16 perc ent lower than the Reg iona l Market Area . Spend ing da ta  is

not ava ilab le for Lauderhill or Broward  County.

U.S State Road 7

The c enterp iec e and  bac kbone of the Sta te Road  7 Corridor is the road  itself, roughly 80 feet of pavement d ivid -

ed  into six lanes for north and  south travel. 

At some point in the past, before the rap id  growth of Lauderhill in the 1970s, the stretc h of Sta te Road  7 in Lauderhill

was an idea l street for c a rrying  reg iona l c ommuter tra ffic  and  some reg iona l reta il tra ffic , making trips to sc a ttered

destina tions few and  fa r between a long Sta te Road  7. In the la te 1960s and  early 1970s the Lauderhill Ma ll was

one of a  hand ful of reta il destina tions in the c orridor. Conflic ts between through tra ffic  and  loc a l tra ffic  were light

bec ause there was little loc a l tra ffic  on the road .

As Lauderhill's popula tion and  c ommerc ia l sec tor grew rap id ly in the 1970s and  80s, loc a l, c ommunity-serving  reta il

businesses began to loc a te on Sta te Road  7, trying  to c ap ita lize on the grea t ac c ess the c orridor offered . While

opera ting  as a  loc a l serving  reta il street was never its orig ina l intent (it is a  na tiona l and  sta te highway), tha t is how

it began to be used  and  the c onflic t between loc a l reta il tra ffic  and  through tra ffic  is intense today. 

As South Florida  grew in the 1960s and  70s, development pushed  further and  further west into the Everg lades.

Towns tha t used  to be physic a lly separa ted  grew together to form one metropolis, interc onnec ted  by ma jor roads

suc h as Sta te Road  7. As impressive as Lauderhill's g rowth was, it was just a  sma ll perc entage of wha t was taking

p lac e ac ross the reg ion, espec ia lly its c ommerc ia l sec tor growth. Onc e c onsidered  the western edge of South

Florida  and  the newest and  best p lac e to shop , Lauderhill and  its c ommerc ia l p roperties suc h as the Ma ll sta rted

g iving  way in the market to newer c ommunities and  shopp ing c enters even further west suc h as Cora l Springs,

Sunrise, the Sawgrass Mills Ma ll, the Broward  Ma ll, and  the Fashion Ma ll.

With this exp losive growth, Sta te Road  7's role as a  reg iona l c onnec tor expanded  to inc lude more and  more

through tra ffic . Lauderhill, g rowing a longside the reg ion, c ontributed  more and  more loc a l reta il tra ffic  as c om-

merc ia l ventures opened  up  a long Sta te Road  7.

Today, U.S. Sta te Road  7 c a rries more than 50,000 vehic les through the City of Lauderhill eac h day. Some of those

vehic les stop  a t destina tions in the City, but many of them pass through from an outside orig ina tion to an outside

destina tion. U.S. Sta te Road  7 is a  reg iona l a rteria l and  its p rimary func tion is and  will c ontinue to be to c a rry goods

and  servic es from orig ins to destina tions throughout the South Florida  reg ion. It is not possib le for Sta te Road  7 to

func tion as a  trad itiona l "Ma in Street" with slow moving tra ffic  pa tterns and  storefronts with a ttrac tive window d is-

p lays luring  c ustomers in off the street.

The Sta te Road  7 c orridor still has very good  ac c ess within the reg ion whic h is why reta ilers c ontinue to hold  on

and  loc a te in the c orridor, but the growth in the reg ion has c aused  more and  more peop le to use the road  to sim-

p ly get from one p lac e to another, not nec essarily in Lauderhill - and  the growth in Lauderhill has c aused  more

peop le to use the road  to run errands from the d ry c leaner to the groc ery store to the auto pa rts store, for exam-

p le.

Another p rob lem with the transformation of Sta te Road  7 into a  loc a l serving  street is tha t ind ividua l businesses and

sma ll shopp ing c enters sta rted  c rea ting  their own ac c ess off of Sta te Road  7. Reg iona l and  loc a l reta il c ustomers

had  to fight a  growing number of da ily c ommuters in order to ac c ess the businesses on Sta te Road  7, espec ia lly

a t the peak hours.

This is where the p rob lem stands today. Sta te Road  7 is a  road  with two persona lities. Its orig ina l func tion, moving

through and  reg iona l reta il tra ffic , lives on today in c onjunc tion with its loc a l serving  role. Tha t does not mean,

however, tha t the City is forever c ondemned  to the c onflic t between reg iona l and  loc a l func tions. The loc a l and

reg iona l transporta tion func tions must be separa ted  from one another and  Sta te Road  7's rela tionship  to the land

uses a long the c orridor must shift from a  na ture of d irec t physic a l ac c ess to identific a tion through a  unique built

environment a long the c orridor. 

In other words, the interrela tionship  between Sta te Road  7 and  ad jac ent estab lishments should  involve identific a -

tion through land  marking or other visua l (as opposed  to physic a l) ac c ess to p roperties a long the Corridor. 



Lauderhill State Road 7 CRA

While the Lauderhill 441 CRA will benefit from the reg iona l developments mentioned  above, it a lso has some

unique opportunities in and  of itself.  The following advantages revea l the market potentia l of the Lauderhill 441

CRA:

�z Centra l loc a tion

�z Underutilized  land  and  strip  ma lls

�z Underva lued  market

�z Large popula tion growth

�z Proposed  c orridor improvements

�z Easy highway ac c ess

�z Existing  pub lic  transporta tion

�z Ava ilab le TOD funds

�z Positive outlook for Broward  ec onomy

The Urban Land  Institute’ s report on the Sta te Road  7 c orridor p rojec ted  five ma jor nodes of development and

redevelopment through 2030. The p rimary node, with approximately 30% of the tota l development, would  be a t

the intersec tion of I-595 and  Sta te Road  7 bec ause of its ac c ess and  tra ffic   c ounts. The report p rojec ts four add i-

tiona l development nodes c an ac c ommodate the p rojec ted  demand . Lauderhill’ s Plan p rojec ts tha t the

Lauderhill Sta te Road  7 CRA a rea  will emerge as one of these four nodes bec ause of the advantages c ited  above

and  the c a ta lytic  development a lready underway.   

ESTIM A TED A NNUA L DEM A ND BY LA ND USE 
BRO WA RD C O UNTY & STA TE RO A D 7/ US 441 C O RRIDO R

     Broward County           State Rd 7 Corridor    Development Center
Sq Ft             Units Sq  Ft Units Sq  Ft                 Units

Offic e 1,900,000 --- 656,000 --- 115,000 ---
Flex/ R&D       2,100,000 --- 457,000                 --- 80,000               ---
Reta il 765,000 --- 194,000 --- 34,000 ---
Hotel 406,000 1,015 102,000 255 18,000 45
S.F. House    13,800,000 6,900 390,000 195 70,000 35
Condo.         2,200,000 1,820 247,000 195 44,000 35
Townhouse    2,715,000 1,810 682,500 455 120,000 80
Renta l Ap ts.  2,850,000 3,350 856,000 1,000 150,000 175
All Res.         21,565,000 14,895 2,176,000 1,845 384,000 325
Tota l 26,736,000 --- 4,120,500 --- 631,000 ---

Based  on ULI's Sta te Road  7/  U.S. Sta te Road  7 Corridor Broward  County, Florida  Panel Report, Marc h 2004
*A typ ic a l development c enter has a  3-mile rad ius.
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M A RKET O UTLO O K

Broward County

The burgeoning popula tion growth antic ipa ted  in Broward  County will c ontinue to fuel the loc a l ec onomy in the

years to c ome.  Broward 's c urrent popula tion of 1,723,400 peop le is expec ted  to rise by an add itiona l 1,000,000

peop le over the next thirty years a lone.  The expand ing popula tion c ompounded  with the d iminishing amount of

read ily ava ilab le land  will, for the most pa rt, c ontinue to assist in inc reasing p roperty va lues.  The number of tourists

is a lso inc reasing as the travel industry in South Florida  has made a  strong c omebac k from the slugg ish post-9/ 11

ec onomy.  Both the Fort Lauderda le/ Hollywood  Interna tiona l Airport and  Port Everg lades c ontinue to post a

rec ord  number of passengers eac h year (serving  approximately 21 million a irp lane and  4 million c ruise passengers

in 2004).  Likewise, hotel oc c upanc y inc reased  to 73.5% in 2004 even with an inc rease in the number of hotel rooms

ava ilab le within the County.  With tourism lead ing the way, the business c ommunity in Broward  is c ontinuing to

thrive, posting  an unemployment ra te (4.7% in 2004) well below the na tiona l average (5.5% in 2004).  Ac c ord ing ly,

the "Sta te of the Broward  Ec onomy" p repared  by the Broward  County Department of Urban Planning and

Redevelopment Planning Servic es Division, ind ic a tes tha t the rise in tax revenues, the strong demand  for housing

and  rea l esta te, the inc rease in tourism and  the c ontinuing dec rease in the unemployment ra te revea l a  positive

outlook for the reg ion. 

State Road 7

Rec ently, a  strong surge of redevelopment has oc c urred  a long the twenty-five mile stretc h of Sta te Road  7 in

Broward  County, enc ourag ing both pub lic  and  p riva te reinvestment into the reg ion.  Taking this into ac c ount, the

Sta te Road  7 Collabora tive, a  pa rtnership  of the munic ipa lities tha t border Sta te Road  7, is seeking to guide this

p roc ess and  improve the ec onomic s and  aesthetic s of the entire c orridor by p rovid ing  a  c lea r vision of the a rea 's

potentia l.  The strength of the group 's pa rtnership  has c ontributed  to c oopera tion between munic ipa lities and

c onsensus on many idea ls for the reg ion.  Notab ly, the transit systems a lready in p lac e in c onjunc tion with the p ro-

posed  improvements to pub lic  transporta tion make the entire d istric t a  p rime loc a tion for suc c essful transit-orient-

ed  developments to oc c ur.  Add itiona lly, the suc c ess of developments suc h as the new Seminole Hard  Roc k Hotel

and  Casino, just off Sta te Road  7 and  5-95, revea ls the roadway's potentia l to bec ome not only a  vib rant c om-

merc ia l c orridor but a lso an enterta inment d istric t and  tourist destina tion.  Although the ma jority of the p roperties

fac ing Sta te Road  7 a re c ommerc ia l in na ture, the p roperties within a  three-mile rad ius of the road  a lso ac c ounts

for over 40% of the County's popula tion.  As a  result, many of the new p rojec ts oc c urring  within the c orridor a re

being steered  to mixed-use developments.    

A PPEN D IX B-  M A RKET A N A LYSIS

[ TABLE 5 ]
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ESTIM A TED A NNUA L DEM A ND & TO TA L A BSO RPTIO N BY LA ND USE 
LA UDERHILL STA TE RO A D 7 C RA

                   Additional Annually            Additional by 2020              Additional by 2030
Sq Ft Units Sq  Ft Units Sq  Ft Units

Offic e 115,000 --- 1,725,000 --- 2,875,000          ---

Flex/ R&D 80,000 --- 1,200,000 --- 2,000,000                 --- 

Reta il 34,000 --- 510,000 --- 850,000 ---

Hotel 18,000 45 270,000 675                           450,000            1,125

S.F. House 70,000            35 1,050,000   525 1,750,000 875

Condo. 44,000 35 660,000 525 1,100,000 875

Townhouse 120,000 80 1.800,000 1200                        3,000,000 2,000

Renta l Ap ts. 150,000 175 2,250,000 2625 3,750,000 4,375

All Residentia l 384,000 325 5,760,000 5550                        9,600,000             8,125

Tota l 631,000 --- 10,165,000 --- 15,775,000             ---

M A RKET A REA

Genera lly, c ommerc ia l estab lishments a re servic ed  by persons living  within a  five-mile rad ius of the business.  The

types of businesses tha t c ould  be loc a ted  within the CRA to serve loc a l residents may inc lude med ic a l offic es,

restaurants, persona l c a re, g roc ery stores, and  c lothing shops.  The Lauderhill 441 CRA a lso has the opportunity to

a ttrac t both reg iona l visitors and  tourists to their loc a l amenities by c rea ting  a  unique sense of p lac e.  Spec ia lty

shops, enterta inment fac ilities and  themed reta il estab lishments c ould  develop  near a lready p roposed  destina -

tion points suc h as the Reg iona l Park and  Multic ultura l Center.

The "Core Market Area" - One mile radius

The Core Market Area  c ap tures pa rt of Lauderhill and  Planta tion and  some uninc orpora ted  parts of Broward

County, with Lauderda le Lakes and  Fort Lauderda le lying  just outside the one-mile market rad ius.

Demographic s

Ac c ord ing to a  report by ESRI BIS, there a re 18,875 peop le living  in 6,694 households within the Core Market Area

in 2003. The popula tion is expec ted  to grow by 8.1 perc ent from 2003 to 2008, about 1.6 perc ent eac h year. The

City of Lauderhill g rew by about 1.6 perc ent from 1990 to 2000. Demographic a lly, the popula tion of the Core

Market Area  is d ifferent from the rest of Lauderhill:

�z The Core Market Area  has more persons per household , 2.78 (Cla ritas 2002), than the City of Lauderhill,

whic h has only 2.49 (2000 Census).

�z The Core Market Area  is slightly younger ac c ord ing to the 2000 Census with a  med ian age of 34.67, c om-

pared  to the City's med ian age of 34.9.

�z The Core Market Area  is signific antly more Blac k, 79.0 perc ent in 2000, c ompared  to the City, 58.8 per-

c ent.

Housing and Inc ome

�z The Core Market Area  has about the same med ian household  inc ome, $32,777 as defined  by Cla ritas in

2002, as the City, $32,515 in 2000. The med ian household  inc ome of Broward  County was $41,691 in 2000.

�z The med ian owner-oc c up ied  housing va lue is signific antly lower in the Core Market Area , $93,445 in 2002

ac c ord ing to Cla ritas, c ompared  to the City, $111,000 in 2000. The med ian owner-oc c up ied  housing va lue for

Broward  County was $128,600 in 2000.

�z The med ian effec tive buying inc ome, a  measure of inc ome a fter taxes derived  by Cla ritas, was $28,069

for the Core Market Area  in 2002. As the market a rea  is expanded  out to 3, 5, and  12 miles, the med ian effec tive

buying inc ome inc reases with eac h expansion.

Spending

Ac c ord ing to ESRI BIS, the tota l household  expend itures for residents of the Core Market Area  in 2002 were

$270,315,698. Of tha t, 72.2% was a lloc a ted  towards basic  needs - 33.3% for housing, 16.8% for transporta tion, 8.7%

for food  a t home, 8.4% to insuranc e and  pensions, and  5.0% perc ent to hea lth c a re. Only $11,226 per household

per year, or $10.90 per person per day was ava ilab le for the purc hase of non-basic  needs suc h as food  away from

home, a lc ohol, tobac c o, travel, persona l c a re p roduc ts and  servic es, apparel, and  hobb ies.

Assuming an average ta rget reta il performanc e of $250 per square foot (on the low end  of the spec trum of sus-

ta inab ility, assuming rents of approximately $12 per square foot for the Core Market Area), the 6,694 households

in the Core Market Area  c an support approximately 300,587 square feet of genera l reta il, spec ia lty reta il, restau-

rant, and  enterta inment uses based  upon the level of non-basic  spend ing. This is not to suggest tha t 300,000

square feet of new c ommerc ia l spac e c ould  be supported  by this "untapped" spend ing power. But ra ther tha t the

Core Market c ould  c ompete for its fa ir share of the c ommerc ia l market, whic h is a lready well-served  on the whole,

with new and  unique c ommerc ia l development.

[ TABLE 6 ]
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Consumer Breakdown

ESRI's Business Information Solutions a lso p rovided  an ana lysis of residents in the Core Market Area  using the ACORN

(A Classific a tion of Residentia l Neighborhoods) lifestyle segmenta tion system. ACORN is a  tool for understand ing peo-

p le's lifestyle p referenc es and  spend ing hab its based  on where they live. It opera tes on the p remise tha t "b irds of a

fea ther floc k together" - tha t peop le with simila r interests and  lifestyles tend  to gravita te toward  one another - and

tha t neighborhoods tend  to be rela tively stab le over time. Ac c ord ing to ESRI, "ACORN c an tell you how they live,

where they live, wha t p roduc ts and  servic es they buy, and  how you c an reac h them."

ACORN inc ludes 43 "lifestyle c lusters," whic h were identified  and  tested  using a  va riety of sta tistic a l tec hniques. These

43 c lusters a re further organized  into nine groups, whic h a re, in roughly desc end ing order of a ffluenc e (with some

exc ep tions within the groups): "Affluent Families," "Upsc a le Households," "Up  and  Coming Sing les," "Retirement Styles,"

"Young Mob ile Adults," "City Dwellers," "Fac tory and  Farm Communities," "Downtown Residents," and  "Nonresidentia l

Neighborhoods."

All of the households in the Core Market Area  a re rep resented  in three of the nine ACORN groups: "City Dwellers"

(59.7% of households), "Downtown Residents" (30.2% of households), and  "Retirement Styles" (10.1% of households) .

These three groups c an be further b roken down into 43 d istinc t lifestyle c lusters in the ACORN system. However, 88.5%

of the households in the Core Market Area  a re rep resented  by just three subgroups, "Working Class Families" (35.2%),

"Urban Working Families" (28.8%), and  "East Coast Immigrants" (24.5%). The desc rip tions of the lifestyle c lusters tha t fo l-

low a re genera l desc rip tions p rovided  by ESRI and  a re not spec ific  to the Market Areas perse.

"Working Class Families" a re approximately 90 perc ent b lac k and  75 perc ent family. Although slightly older than peo-

p le in the U.S. overa ll, many households have grade-sc hool age c hild ren or teenagers. Their med ian age is 36.8 years.

This sma ll, midd le-inc ome market has a  med ian household  inc ome of $37,600. Desp ite c hronic  high unemployment,

the emp loyment ra te is above average for women and  just below average for men. Most work in servic e or gov-

ernment jobs. Na tiona lly, 1.2 perc ent of the households a re "Working Class Families" c ompared  to 35.2 perc ent in the

Core Market Area . "Working Class Families" live in urban neighborhoods, with an average density of 10,000 persons

per square mile, but sing le-unit, owner-oc c up ied  homes a re p rominent.

Almost 40 perc ent of the "Urban Working Families" popula tion is under the age of 20; their med ian age is 29.4 years.

This is a  family market with a  high perc entage of sing le-parent households. Also, ec onomic  nec essity forc es a  signif-

ic ant number of adult c hild ren to live a t home. Over 80 perc ent of the popula tion in these neighborhoods is b lac k.

This market is the working poor. Unemployment and  poverty ra tes a re doub le those for the United  Sta tes. Most of the

work forc e is full-time, but over ha lf of the households ea rn less than $30,000. The med ian household  inc ome of

$28,500 is 25 perc ent lower than the U.S. med ian. "Urban Working Families" neighborhoods a re older, p re-war resi-

dentia l developments of townhouses and  sma ll, multi-unit build ings. Renters outnumber owners, 45.5 perc ent to 41.4

perc ent. Ac ross the U.S., about 70 perc ent of spec ified  owner-oc c up ied  housing units a re va lued  a t less than $75,000.

"East Coast Immigrants" a re the new Americ ans. Almost 40 perc ent a re foreign-born and  most speak a  language

other than Eng lish a t home. Their demographic  p rofile is a  ric h mix of ethnic  and  rac ia l g roups and  household

types suc h as Hispanic , Asian, and  Blac k. In Lauderhill, most of this group  is c omprised  of immigrants from

Caribbean na tions. Sixty perc ent a re married -c oup le or sing le-parent families; forty perc ent a re sing le-person or

shared  households. Their med ian age is 33.8 years, with above-average perc entages of younger householders

aged  20-34 years. "East Coast Immigrants" rep resent 2.5 perc ent of a ll U.S. households but in the Core Market Area

they represent 24.5 perc ent of a ll households. Their med ian household  inc ome is $33,100. Unemployment and  the

lac k of a  high sc hool d ip loma a re 40 perc ent higher among this segment but emp loyment is c omparab le to the

U.S. figure. These workers c ommute, over 30 perc ent c ross c ounty or sta te lines to work. Most rent apartments in

high-density urban environments. The average rent is slightly above the na tiona l average.

The "Senior Sun Seekers" c luster a lso has a  notic eab le p resenc e in the Core Market Area , c omprising  8.3% of house-

holds. The oldest in the "Retirement Styles" summary group , more than ha lf of the "Senior Sun Seekers" a re 55 years

or older. Their med ian age of 59.2 years is nearly 24 years older than the U.S. med ian. Over 45 perc ent a re mar-

ried  c oup les without c hild ren. Although most households ea rn less than $30,000 annua lly, muc h of their inc ome is

d isposab le. Their p rimary sourc es of inc ome a re Soc ia l Sec urity, interest, d ividends and  pensions. They a re one of

the top -ranked  markets for investments and  savings. Mob ile and  sing le-family homes ac c ount for most of the hous-

ing  of "Senior Sun Seekers." They own homes in newer a reas, with a  med ian home va lue of $86,200. Their neigh-

borhoods a lso inc lude seasona l housing for visiting  snowb irds, p lus c ongrega te housing and  nursing homes.

The "Primary Market Area" - Three mile radius

The Primary Market Area  c ap tures pa rt of Lauderhill, Planta tion, uninc orpora ted  Broward  County, Fort Lauderda le,

Lauderda le Lakes, Oakland  Park, and  Sunrise.

Demographic s

Ac c ord ing to a  report by ESRI BIS, there a re 185,779 peop le living  in 64,883 households within the Primary Market

Area  in 2003. The popula tion is expec ted  to grow by 8.3 perc ent from 2003 to 2008, about 1.66 perc ent eac h year.

The City of Lauderhill g rew by about 1.6 perc ent from 1990 to 2000. Demographic a lly, the popula tion of the

Primary Market Area  is d ifferent from the rest of Lauderhill:

�z The Primary Market Area  has slightly more persons per household , 2.83 as ind ic a ted  by Cla ritas in 2002,

than the City, 2.49 as ind ic a ted  by the 2000 Census.

�z The Primary Market Area  is slightly younger ac c ord ing to the 2000 Census with a  med ian age of 33.83,

c ompared  to the City's med ian age of 34.9.

�z The Primary Market Area  is signific antly more Blac k, 63.9 perc ent in 2000, c ompared  to the City, 58.8 per-

c ent. However, the Primary Market Area  is less Blac k than the Core Market Area , 79.0 perc ent.

Housing and  Inc ome

�z The Primary Market Area  has a  slightly higher med ian household  inc ome, $33,533 as defined  by Cla ritas in

2002, than the City, $32,515 in 2000. The med ian household  inc ome of Broward  County was $41,691 in 2000.
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�z The med ian owner-oc c up ied  housing va lue is signific antly lower in the Primary Market Area , $102,241 in

2002 ac c ord ing to Cla ritas, c ompared  to the City, $111,000 in 2000. The med ian owner-oc c up ied  housing va lue

for Broward  County was $128,600 in 2000.

�z The med ian effec tive buying inc ome, a  measure of inc ome a fter taxes derived  by Cla ritas, was $29,462

for the Primary Market Area  in 2002. This is higher than the Core Market Area 's med ian effec tive buying inc ome of

$28,069 but lower than the 5-mile market a rea  ($32,016) and  the 12-mile market a rea  ($36,744).

Spending

Ac c ord ing to ESRI Business Information Solutions, the tota l household  expend iture for residents of the Primary

Market Area  in 2002 was $2,790,720,414. Of tha t, 71.9% was a lloc a ted  towards basic  needs - 33.1% for housing,

16.8% for transporta tion, 8.4% for food  a t home, 8.6% to insuranc e and  pensions, and  5.0% perc ent to hea lth c a re.

Only $12,086 per household  per year, or $11.56 per person per day was ava ilab le for the purc hase of non-basic

needs suc h as food  away from home, a lc ohol, tobac c o, travel, persona l c a re p roduc ts and  servic es, apparel,

and  hobb ies.

Assuming an average ta rget reta il performanc e of $250 per square foot (on the low end  of the spec trum of sus-

ta inab ility, assuming rents of approximately $12 per square foot in the Primary Market Area), the 64,883 households

in the Primary Market Area  c an support approximately 3,136,703 square feet of genera l reta il, spec ia lty reta il,

restaurant, and  enterta inment uses based  upon the level of non-basic  spend ing. This is not to suggest tha t 3.1 mil-

lion square feet of new c ommerc ia l spac e c ould  be supported  by this "untapped" spend ing power. But ra ther tha t

Lauderhill c ould  c ompete for its fa ir share of the c ommerc ia l market within the Primary Market, whic h is a lready

well served  on the whole, with new and  unique c ommerc ia l development.

Consumer Breakdown

ESRI's Business Information Solutions a lso p rovided  an ana lysis of residents in the Primary Market Area  using the

ACORN lifestyle segmenta tion system. 

Seven of the nine lifestyle c lusters a re rep resented  in the Primary Market Area : "Downtown Residents" (40.0% of

households), "City Dwellers" (23.1% of households), "Upsc a le Households" (12.4% of households), "Retirement Styles"

(11.8% of households), "Up  and  Coming Sing les" (7.0% of households), "Affluent Families" (5.5% of households), and

"Young Mob ile Adults (0.3% of households). These seven groups c an be further b roken down into 43 d istinc t lifestyle

c lusters in the ACORN system.

The "Urban Working Families" c luster, a  subset of "Downtown Residents," ac c ounts for 23.9% of households in the

Primary Market Area . This c luster was deta iled  in the Core Market Area  desc rip tion but c an be genera lly summa-

rized  as the working poor. 

Also within the "Downtown Residents" c luster, "Distressed  Neighborhoods" ac c ount for 7.2% of households in the

Primary Market Area . In "Distressed  Neighborhoods," sing le-parent households outnumber any other household

type. Sing le-person households a re sec ond . The popula tion is very young, with a  med ian age of 23.2 years. Over

50 perc ent a re c hild ren under 18 years of age. The average family size of 3.5 persons is rela tively la rge. Most resi-

dents a re b lac k. Representing  one perc ent of U.S. households, this sma ll market is a t the low end  of the soc ioe-

c onomic  sc a le. Approximately ha lf of the households in this market a re below the poverty level. Their med ian

household  inc ome of $12,200 is 70 perc ent below the na tiona l level. Unemployment is well above the na tiona l

ra te. Among those who a re emp loyed , most work in pa rt-time jobs, p rimarily in the servic e industry. "Distressed

Neighborhoods" a re 95 perc ent urban, in the c entra l c ities of la rge metropolitan a reas. Over 40 perc ent of the

housing is multi-unit build ings. Most of these homes a re renta ls. Most "Distressed  Neighborhoods" use pub lic  trans-

porta tion.

Other lifestyle c lusters tha t make up  a  signific ant portion of the Primary Market Area  but whic h a re not p resent in

the Core Market Area  inc lude "Thriving  Immigrants" (9.5% of households), "Enterp rising  Young Sing les" (7.0% of

households), and  "Ac tive Senior Sing les" (7.5% of households).

Although fewer than 30 perc ent of the "Thriving  Immigrants" a re foreign-born, 40 perc ent speak a  language other

than Eng lish a t home. Most households a re families, typ ic a lly married  c oup les with either very young or adult c hil-

d ren. The popula tion is d iverse, inc lud ing Asian and  Pac ific  Islander a t 4.5 times higher than the na tiona l average

and  Hispanic  orig in a t three times the na tiona l average. Households in this market ea rn modera te to high inc omes,

p rimarily from wage and  sa la ry emp loyment. Their med ian household  inc ome is $48,900. Emp loyment is high;

unemployment is low. Desp ite their rela tive a ffluenc e, these c onsumers a re a  weak financ ia l market. They neither

invest nor save their inc ome. Loans a lso rank low for this group . Home va lues and  rents a re espec ia lly high for

"Thriving  Immigrants" due to their loc a tion. The med ian va lue of owner-oc c up ied  units is $184,900, a lmost twic e the

na tiona l med ian. Home ownership  is slightly below 59 perc ent, c omparab le to the U.S. ra te. Most of their homes

are sing le family, built between 1950 and  1969. Bec ause of ties to their b irth c ountries, "Thriving  Immigrants" a re like-

ly to have passports and  spend  a  sizab le portion of their inc ome on foreign trips and  long-d istanc e phone c a lls.

With a  med ian age of 30.1 years, "Enterp rising  Young Sing les" is young and  mob ile. More than three of every five

persons a re under the age of 35. Approximately ha lf of the households a re sing le-person or sing le roommates or

shared  households c ompared  with less than 30 perc ent of U.S. households. Desp ite their youth, "Enterp rising  Young

Sing les" have a  med ian household  inc ome of $40,200 tha t is slightly above the U.S. med ian. Most "Enterp rising

Young Sing les" rent, nearly 64 perc ent versus 30 perc ent for the U.S. overa ll. They p refer living  in newer apartment

c omp lexes built in the '80s and  '90s in urban a reas. If they own a  home, its med ian va lue is $113,200.

"Ac tive Senior Sing les" has a  med ian age of 43 years. Nearly 25 perc ent a re aged  65 or older; many a re widowed .

Sing le-person households make up  over 40 perc ent of these households. Although younger families live in these

neighborhoods, there a re few c hild ren. With over 85 perc ent of the popula tion white, this market ranks below

average in d iversity. Their med ian household  inc ome is below average a t $36,200, but many of them a re retired .

Poverty and  unemployment ra tes a re low. They a re slightly more inc lined  to save than to invest. Most "Ac tive Senior



Spending

Ac c ord ing to ESRI Business Information Solutions, the tota l household  expend iture for residents of the Sec ondary

Market Area  in 2002 was $7,885,256,315. Of tha t, 71.7% was a lloc a ted  towards basic  needs - 32.7% for housing,

16.8% for transporta tion, 8.1% for food  a t home, 9.0% to insuranc e and  pensions, and  5.1% perc ent to hea lth c a re

About $13,397 per household  per year, or $14.69 per person per day was ava ilab le for the purc hase of non-basic

needs suc h as food  away from home, a lc ohol, tobac c o, travel, persona l c a re p roduc ts and  servic es, apparel,

and  hobb ies.

Assuming an average ta rget reta il performanc e of $300 per square foot (on the low end  of the spec trum of sus-

ta inab ility, assuming rents of approximately $20 per square foot in the Sec ondary Market Area), the 166,558 house-

holds in the Sec ondary Market Area  c an support approximately 7,437,925 square feet of genera l reta il, spec ia lty

reta il, restaurant, and  enterta inment uses based  upon the level of non-basic  spend ing. This is not to suggest tha t

7.4 million square feet of new c ommerc ia l spac e c ould  be supported  by this "untapped" spend ing power. But

ra ther tha t Lauderhill c ould  c ompete for its fa ir share of the c ommerc ia l market within the Sec ondary Market,

whic h is a lready well served  on the whole, with new and  unique c ommerc ia l development. The ta rget reta il per-

formanc e was ra ised  for the sec ondary market bec ause the sec ondary market a round  Lauderhill is a  better per-

forming market than the c ore or p rimary markets based  on existing  rents.

Consumer Breakdown

ESRI's Business Information Solutions a lso p rovided  an ana lysis of residents in the Sec ondary Market Area  using the

ACORN lifestyle segmenta tion system.

All nine lifestyle c lusters a re rep resented  in the Sec ondary Market Area : "Retirement Styles" (23.0% of households),

"Downtown Residents" (20.7% of households), "Upsc a le Households" (15.8% of households), "City Dwellers" (15.3% of

households), "Up  and  Coming Sing les" (13.5% of households), "Affluent Families" (5.6% of households), "Young

Mob ile Adults (4.9% of households), "Fac tory & Farm Communities" (1.1% of households), and  "Nonresidentia l

Neighborhoods" (0.2% of households). These nine groups c an be further b roken down into 43 d istinc t lifestyle c lus-

ters in the ACORN system.

The three la rgest lifestyle c luster subsets a re quite d ifferent from one another, "Urban Working Families" (11.7% of

households) a re the working poor, "Enterp rising  Young Sing les" (11.5% of households) a re young, mob ile and  high

wage earners, and  "Ac tive Senior Sing les" (11.3% of households) a re financ ia lly hea lthy retired  peop le. All of these

c lusters were deta iled  in the p revious market a rea  desc rip tions.

A c oup le of other lifestyle subsets tha t a re p rominent in the Sec ondary Market Area  but were not c overed  in deta il

before a re "Twentysomethings" and  "Urban Professiona l Coup les."

Sing les" live in apartments. Two-thirds of the housing a re multi-unit build ings, built before 1970. At $117,400, the

med ian home va lue is above the U.S. med ian.

The "Sec ondary Market Area" - Five mile radius

The Sec ondary Market Area  c ap tures a ll of Lauderda le Lakes and  parts of Lauderhill, Planta tion, uninc orpora ted

Broward  County, Fort Lauderda le, Oakland  Park, Sunrise, Dania  Beac h, Davie, Hollywood , North Lauderda le,

Tamarac , and  Wilton Manors.

Demographic s

Ac c ord ing to a  report by ESRI BIS, there a re 416,129 peop le living  in 166,558 households within the Sec ondary

Market Area  in 2003. The popula tion is expec ted  to grow by 8.4 perc ent from 2003 to 2008, about 1.68 perc ent

eac h year. The City of Lauderhill g rew by about 1.6 perc ent from 1990 to 2000. Demographic a lly, the popula tion

of the Sec ondary Market Area  is d ifferent from the rest of Lauderhill:

" The Sec ondary Market Area  has slightly less persons per household , 2.45 as ind ic a ted  by Cla ritas in 2002,

than the City, 2.49 as ind ic a ted  by the 2000 Census.

" The Sec ondary Market Area  is slightly older ac c ord ing to the 2000 Census with a  med ian age of 36.65,

c ompared  to the City's med ian age of 34.9.

" The Sec ondary Market Area  is signific antly less Blac k, 39.3 perc ent in 2000, c ompared  to the City, 58.8 per-

c ent, and  to the Core Market Area  (79.0%) and  Primary Market Area  (63.9%).

Housing and Inc ome

" The Sec ondary Market Area  has a  higher med ian household  inc ome, $36,982 as defined  by Cla ritas in

2002, than the City, $32,515 in 2000. The med ian household  inc ome of Broward  County was $41,691 in 2000.

" The med ian owner-oc c up ied  housing va lue is slightly higher in the Sec ondary Market Area , $117,279 in

2002 ac c ord ing to Cla ritas, c ompared  to the City, $111,000 in 2000. The med ian owner-oc c up ied  housing va lue

for Broward  County was $128,600 in 2000.

" The med ian effec tive buying inc ome, a  measure of inc ome a fter taxes derived  by Cla ritas, was $32,016

for the Sec ondary Market Area  in 2002. This is higher than the Core Market Area  ($28,069) and  Primary Market Area

($29,462) but not as high as the 12-mile market a rea  ($36,744).
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Ironic a lly, the med ian age of "Twenty-somethings" is 30 years, 5.5 years younger than the U.S. med ian. Over 27 per-

c ent of residents a re in their 20s, whic h is doub le tha t of the U.S. perc entage. They a re mob ile and  in transition,

c omp leting  c ollege or sta rting  their c a reers. Nearly 60 perc ent live in sing le-person or shared  households c om-

pared  to 30 perc ent for the U.S. overa ll. Their med ian household  inc ome is $26,700. Emp loyment is average,

a lthough ha lf a re emp loyed  only pa rt-time. Educ a tion is the key to the future of "Twenty-somethings"; over 35 per-

c ent have an assoc ia te degree or higher, 20 perc ent a re a ttend ing c ollege. "Twenty-somethings" live in c ity apart-

ments. Rent is genera lly below average. Approximately 22 perc ent of the housing in these neighborhoods a re sin-

g le-family, owner-oc c up ied  homes. The med ian home va lue is $88,800.

With a  med ian age of 37.8 years, "Urban Professiona l Coup les" a re older than the U.S. overa ll (35.5 years). They a re

predominantly married -c oup le families, with few or no c hild ren, but the mix a lso inc ludes sing le-person and  shared

households, the results of high d ivorc e ra tes through the 1980's. Their med ian household  inc ome of $49,700, is 25

perc ent above the U.S. figure. Emp loyment levels a re high. The labor forc e is well educ a ted  and  emp loyed  ma in-

ly in p rofessiona l or manageria l positions. Over 35 perc ent of adults aged  25+ hold  a  c ollege degree. They live in

a  high-density mix of sing le-family homes and  townhouses with sma ller two to five-unit renta ls. Most homes a re

owner-oc c up ied , inc lud ing c ondominiums. The med ian home va lue is above average of $142,700.

The “ Regional Market Area”  - Twelve mile radius

The Regiona l Market Area  c ap tures a ll of Lauderhill, Lauderda le Lakes, Tamarac , Cooper City, Dania  Beac h,

Davie, Fort Lauderda le, Ha llanda le, Hollywood , Lauderda le-by-the-Sea , Marga te, North Lauderda le, Oakland

Park, Pembroke Park, Planta tion, Pompano Beac h, Sea  Ranc h Lakes, Sunrise, and  Wilton Manors, and  parts of

uninc orpora ted  Broward  County, Sunrise, Aventura , Coc onut Creek, Cora l Springs, Deerfield  Beac h, Lighthouse

Point, Parkland , Pembroke Pines, and  Weston (Figure A-10).

Demographic s

Ac c ord ing to a  report by ESRI BIS, there a re 1.5 million peop le living  in 614,983 households within the Reg iona l

Market Area  in 2003. The popula tion is expec ted  to grow by 10.1 perc ent from 2003 to 2008, about 2.02 perc ent

eac h year. This growth ra te is faster than the Core Market Area  (8.1%), Primary Market Area  (8.3%), Sec ondary

Market Area  (8.4%) and  faster than the City of Lauderhill's historic a l g rowth ra te from 1990 to 2000 (1.6% per year).

Demographic a lly, the popula tion of the Reg iona l Market Area  is d ifferent from the rest of Lauderhill.

�z The Regiona l Market Area  has slightly less persons per household , 2.45 as ind ic a ted  by Cla ritas in 2002,

than the City, 2.49 as ind ic a ted  by the 2000 Census.

�z The Regiona l Market Area  is signific antly older ac c ord ing to the 2000 Census with a  med ian age of 38.24,

c ompared  to the City's med ian age of 34.9.

�z The Regiona l Market Area  is signific antly less Blac k, 22.1 perc ent in 2000, c ompared  to the City, 58.8 per-

c ent, and  to the Core Market Area  (79.0%), Primary Market Area  (63.9%), and  Sec ondary Market Area  (39.3%).

Housing and  Inc ome

�z The Regiona l Market Area  has a  signific antly higher med ian household  inc ome, $43,355 as defined  by

Cla ritas in 2002, than the City, $32,515 in 2000. The med ian household  inc ome of Broward  County was $41,691 in

2000.

�z The med ian owner-oc c up ied  housing va lue is higher in the Reg iona l Market Area , $136,970 in 2002

ac c ord ing to Cla ritas, c ompared  to the City, $111,000 in 2000. The med ian owner-oc c up ied  housing va lue for

Broward  County was $128,600 in 2000.

�z The med ian effec tive buying inc ome, a  measure of inc ome a fter taxes derived  by Cla ritas, was $36,744

for the Reg iona l Market Area  in 2002. This is higher than the Core Market Area  ($28,069), Primary Market Area

($29,462), and  Sec ondary Market Area  ($32,016).

Spending

Ac c ord ing to ESRI Business Information Solutions, the tota l household  expend iture for residents of the Reg iona l

Market Area  in 2002 was $34,643,398,800. Of tha t, 71.7% was a lloc a ted  towards basic  needs - 32.1% for housing,

17.0% for transporta tion, 7.8% for food  a t home, 9.7% to insuranc e and  pensions, and  5.1% perc ent to hea lth c a re

(Figure A-11). About $15,942 per household  per year, or $17.55 per person per day was ava ilab le for the purc hase

of non-basic  needs suc h as food  away from home, a lc ohol, tobac c o, travel, persona l c a re p roduc ts and  servic -

es, apparel, and  hobb ies. This c apac ity of non-basic  spend ing a t the household  level is signific antly higher than

the non-basic  spend ing c apac ity of the Core Market and  Primary Market (42% and  32% higher respec tively) and

somewhat higher than the c apac ity of the Sec ondary Market (19% higher).

Assuming an average ta rget reta il performanc e of $350 per square foot (on the low end  of the spec trum of sus-

ta inab ility, assuming rents of approximately $22 per square foot), the 614,983 households in the Reg iona l Market

Area  c an support approximately 28 million square feet of genera l reta il, spec ia lty reta il, restaurant, and  enter-

ta inment uses based  upon the level of non-basic  spend ing. This is a lmost two-thirds of the reta il spac e than c ur-

rently exists in Broward  County, 43.7 million square feet. This is not to suggest tha t 28 million square feet of new

c ommerc ia l spac e c ould  be supported  by this "untapped" spend ing power. But ra ther tha t Lauderhill c ould  c om-

pete for its fa ir share of the c ommerc ia l market within the Reg iona l Market, whic h is a lready well served  on the

whole, with new and  unique c ommerc ia l development. The ta rget reta il performanc e was ra ised  for the reg ion-

a l market bec ause the reg iona l market a round  Lauderhill is a  better performing market based  on existing  rents.

Consumer Breakdown

ESRI's Business Information Solutions a lso p rovided  an ana lysis of residents in the Reg iona l Market Area  using the

ACORN lifestyle segmenta tion system.
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All nine lifestyle c lusters a re rep resented  in the Reg iona l Market Area : "Retirement Styles" (33.0% of households),

"Upsc a le Households" (18.2% of households), "Affluent Families" (17.4% of households), "Up  and  Coming Sing les"

(10.7% of households), "Downtown Residents" (8.4% of households), "City Dwellers" (8.2% of households), "Fac tory &

Farm Communities" (2.2% of households), "Young Mob ile Adults (1.9% of households), and  "Nonresidentia l

Neighborhoods" (0.1% of households) (Figure A-12). These nine groups c an be further b roken down into 43 d istinc t

lifestyle c lusters in the ACORN system.

The three la rgest lifestyle c luster subsets a re, "Ac tive Senior Sing les" (13.3% of households), "Senior Sun Seekers"

(10.9% of households), and  "Enterp rising  Young Sing les" (10.1% of households). All of these c lusters were deta iled  in

the p revious market a rea  desc rip tions.

A few other lifestyle subsets tha t a re p rominent in the Reg iona l Market Area  but were not c overed  in deta il before

are "Suc c essful Suburbanites" (4.0% of households), "Prosperous Baby Boomers" (7.8% of households), "Baby

Boomers with Child ren" (4.4% of households), and  "Retirement Communities" (4.5% of households).

"Suc c essful Suburbanites" has an average household  size of 3.1 persons, 19 perc ent above the na tiona l average.

They a re between the ages of 35 and  54 years, with sc hool-aged  c hild ren. Their med ian age is 37.1 years, slightly

higher than the U.S. med ian age of 35.5. The popula tion is p redominantly white, but Asians and  Pac ific  Islanders

c omprise a  d isp roportiona te share of a lmost 8 perc ent. At $87,200, the med ian household  inc ome of "Suc c essful

Suburbanites" is more than twic e tha t of the U.S. figure. Dua l inc omes and  investments c ontribute to their a fflu-

enc e. Emp loyment ra tes a re high for men and  women. The work forc e is p rofessiona l, well educ a ted , and  mob ile.

"Suc c essful Suburbanites" own homes in newer suburbs with a  med ian home va lue of $210,500, twic e the na tion-

a l average. Most of their sing le-family houses were rec ently built between 1980 and  1990. Loc a ted  p redominant-

ly in the urban a reas of metropolitan c enters, they traded  c onvenienc e for lifestyle and  moved  out to newer, sub-

urban developments; over 30 perc ent c ommute ac ross c ounty or sta te lines to work.

The age p rofile for "Prosperous Baby Boomers" is singula r: baby boomers who were born between 1949 and  1964

with young, p rimarily p resc hool and  grade sc hool age c hild ren; over 40 perc ent grea ter than the na tiona l aver-

age. Nearly 20 perc ent of the popula tion is under 10 years of age as c ompared  with less than 15 perc ent of the

U.S. popula tion. Typ ic a l of their genera tion, these families a re very mob ile. Over 35 perc ent of the popula tion has

moved  in the past 5 years, doub le the na tiona l mob ility ra tes. "Prosperous Baby Boomers" have a  med ian house-

hold  inc ome of $60,100, more than 50 perc ent higher than the U.S. figure. Their higher inc ome is p rimarily the result

of two sa la ries. Over 70 perc ent of the households have 2 or more workers. Also typ ic a l of this c ohort is educ a-

tiona l a tta inment: two-thirds have a ttended  c ollege or c omp leted  a  degree. Over 74 perc ent of "Prosperous Baby

Boomers" tend  to be homeowners in new housing developments, 75 perc ent of their houses were built sinc e 1980.

Their med ian home va lue of $124,700 is approximately 25 perc ent higher than the U.S. med ian. These p rimarily sub-

urban neighborhoods a re loc a ted  within c ommuting d istanc e of metropolitan job  c enters.

Approximately two-thirds of "Baby Boomers with Child ren" households a re married  c oup les, most with c hild ren;

over 50 perc ent more than the na tiona l average. Their med ian age is 31.2 years. Typ ic a l of the c ohort, many a re

mob ile, still moving to find  the best jobs or loc a tion. Like the "Prosperous Baby Boomers", this young market has very

high emp loyment ra tes inc lud ing a  high p roportion of dua l inc ome families, but they a re not as a ffluent. Their

med ian household  inc ome is $48,000. Some have gradua te sc hooling , but this group  is less likely to have c om-

p leted  a  gradua te or p rofessiona l degree. They tend  to live in sing le-family homes built during  the 1970s. Most of

their homes a re owner-oc c up ied  and  va lued  with a  med ian home va lue of $95,700, just below the U.S. med ian of

$99,800. Neighborhoods a re found  within the metropolitan urban fringe, in sma ller towns and  in rura l non-fa rm

c ommunities.

"Retirement Communities" a re older, but not exc lusively elderly. With a  med ian age of 40 years, they a re ac tua lly

the youngest subset of the "Retirement Styles" c luster. Householders aged  75 years and  older rep resent over 15 per-

c ent of the household  d istribution, but so do householders aged  35-44 years. This is a  sma ll, p rosperous market with

a  med ian household  inc ome of $42,600. Their inc ome sourc es a re va ried  bec ause of the la rge number of retirees

who rec eive their inc ome from pensions, Soc ia l Sec urity, interest and  d ividends, and  sa la ries. The labor forc e is a lso

sma ll, but well educ a ted  and  p rofessiona lly emp loyed . Congrega te housing, with mea ls inc luded  in the rent,

ac c ounts for most of the housing in "Retirement Communities." Surround ing neighborhoods inc lude sing le-family

homes with a  med ian va lue of $124,400. Most of the housing is rela tively new with a lmost 40 perc ent being built in

the last dec ade.

The "Tourism Market" - National and International Travelers 

When ana lyzing the South Florida  market, tourism, the a rea 's la rgest industry, must a lso be taken into ac c ount.

Ac c ord ing to the Grea ter Fort Lauderda le Visitors and  Convention Bureau, a  tota l of 9,411,000 tourists visited

Broward  County in 2004 a lone (an 8.5% inc rease from 2003).   Tourism numbers a re c ontinua lly rising  in Broward

County and  many visitors a re seeking destina tions further inland  to be in c lose p roximity not only to beautiful

beac hfronts but a lso to shopp ing fac ilities and  other loc a l amenities.  Loc a ted  c entra lly within the County,

Lauderhill has the unique opportunity to tap  into this market, whic h c ontributed  over $7.2 b illion to the loc a l ec on-

omy in 2003.    

Attrac ting Tourists

Currently, Lauderhill's 441 Corridor lays in c lose p roximity to a  number of a ttrac tions.  In add ition to being ad jac ent

to both the Inverra ry Golf Course and  Swap Shop , Lauderhill a lso boasts of exc ep tiona l highway ac c ess to the

nearby a irport, downtown, beac h, and  shopp ing ma lls. More importantly, however, the redevelopment p rojec ts

mentioned  in this p lan will a llow Lauderhill to develop  into a  destina tion point in and  of itself.

The p lanned  reg iona l pa rk is to c onsist of severa l rec rea tiona l fac ilities tha t will inc lude a  sta te-of-the-a rt c ric ket

stad ium. Although c ric ket has historic a lly been an interna tiona l sport, it is bec oming inc reasing ly popula r in the

United  Sta tes. Within the South Florida  reg ion a lone, there a re one million immigrants from c ric ket-p laying c oun-
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tries (Grea t Brita in, West Ind ies, Austra lia , Pakistan, etc .) and  over 50 teams in the South Florida  Cric ket Allianc e

and  Southeast Cric ket Assoc ia tion.  Ac c ord ing to the US Cric ket Club , a  p remier c ric ket fac ility c ould  a ttrac t up

to 50,000 peop le a  year for tournaments.  

Sec ond ly, Carishoc a , the p roposed  Caribbean marketp lac e, will servic e not only the growing Caribbean popu-

la tion in Lauderhill but will a lso a ttrac t Caribbean travelers.  A study by Interim Hosp ita lity Consultants notes tha t

Caribbean tourists p rimarily visit the United  Sta tes in the summertime, a  pa rtic ula rly slow time in South Florida 's

tourism industry, and  trad itiona lly stay longer than most other travelers, making them partic ula rly benefic ia l c on-

tributors to the loc a l ec onomy.  They study a lso ind ic a tes tha t the influx of visitors genera ted  by the two redevel-

opment p rojec ts will c rea te suffic ient demand  for the c rea tion of a  hotel within the vic inity. Furthermore, if the new

multic ultura l ac tivities a re c omb ined  with the p resenc e of a  c ivic  and  c ultura l c enter as well as new reta il fac ilities

(as p roposed  in the p lan), Lauderhill c an expec t to a ttrac t an inc reasing number of tourists into the a rea .  

Bank Community Development Corporation (Bank CDC)
With grea ter flexib ility in the type of financ ing they a re ab le to offer, Bank CDCs a re ab le to fund  high-risk loans,

financ e equity investments, support rea l esta te p rojec ts, subsid ize organiza tions, and  p rovide grants.  In doing so,

they must address the needs of low- and  modera te-inc ome ind ividua ls in ta rgeted  a reas by d irec tly benefiting

them or loc a l sma ll businesses.

Broward County Redevelopment Fund
Broward  County c rea ted  a  $10 million investment fund  tha t c an be used  to borrow up  to $100 million for redevel-

opment.  In order to take advantage of the Cap ita l Program, c ities must p rovide p roposa ls with a  Master Plan tha t

addresses workforc e housing, transporta tion, and  ec onomic  viab ility a long with spec ific  p rojec ts tha t will add

va lue to the entire c ommunity.  

Business Improvement Distric t (BID)
Within a  defined  d istric t, a  spec ia l assessment on p roperty owners is levied  to fund  sa fety, sanita tion and  p romo-

tiona l ac tivities for the benefit of the business d istric t.  Some app lic ab le p rojec ts inc lude holiday dec ora tions, mar-

keting , tro lley and  transporta tion servic es, sidewa lk sweep ing, and  landsc ap ing.

Community Development Bloc k Grant (CDBG)
CDBG funds a re administered  by HUD's Community Planning and  Development Offic e to p rovide dec ent hous-

ing , ensure a  suitab le living  environment, and  expand  ec onomic  opportunities within c ommunities.  Ta rgeted  to

persons with low and  modera te inc omes, p rojec ts a re va ried  and  inc lude, but a re not limited  to, rehab  housing,

street improvements, and  rec rea tiona l opportunities.

Community Reinvestment Ac t (CRA)
Sinc e 1977, the Community Reinvestment Ac t has required  banks to serve and  p rovide assistanc e to a ll of the

c ommunities in whic h they serve, inc lud ing low-inc ome and  modera te-inc ome neighborhoods.  As a  result, banks

both lend  to underserved  popula tions and  invest in neg lec ted  neighborhoods, a llowing them to leverage fund-

ing  to enc ourage ec onomic  development and  growth.  

Ec onomic  Development Administration Tec hnic al Assistanc e Grant
Eac h tec hnic a l assistanc e grant c an be used  to fund  up  to 75% (maximum $25,000) of the tota l c osts to design

and  imp lement ec onomic  development p rojec ts and  p rograms.  App lic ab le p rojec ts inc lude feasib ility stud ies,

p rogram researc h and  p lanning, and  innova tive ec onomic  approac hes.

A PPEN D IX C -  FUN D IN G  SO URC ES
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FDOT Highway Beautific ation Counc il Grant (FHBC)
Florida 's Department of Transporta tion will ma tc h munic ipa lities' investment in landsc ape and  sidewa lk enhanc e-

ments a long ROWs.  Improvements inc lude p lantings, street furniture, lighting , dec ora tive paving, and  irriga tion

systems.  

New Markets Tax Credit (NMTC)
Investors a re enc ouraged  to p rovide equity to c ommerc ia l p rojec ts and  business ventures within low-inc ome c om-

munities by rec eiving  a  tax c red it on their federa l inc ome taxes.  NMTCs a re only a lloc a ted  to Community

Development Entities (CDEs), who in turn a re ab le to sell their c red its and  make investments in qua lified  p rojec ts.  

Revolving Loan Fund (RLF)
Revolving  Loan Funds a llow sma ll businesses, whic h may not qua lify for standard  loans, to ob ta in c ap ita l for their

c ompany.  The repayment of the loan is then rec yc led  to offer new loans to other qua lifying  businesses.

Small Business Administration (SBA)
SBA, the la rgest federa l ec onomic  p rogram, offers fund ing to ta rgeted  sma ll businesses.  The organiza tion offers

severa l p rograms inc lud ing SBA Loan Guarantees, whic h p rovide guarantees (up  to 90% of the p rinc ipa l bor-

rowed) to sma ll businesses for both working c ap ita l and  fixed  assets.  

Tax Inc rement Financ ing (TIF)
New developments and  infrastruc ture improvements inc rease the tax base within a  g iven c ommunity.  Tax

Inc rement Financ ing a llows the p rojec ted  inc rease in revenue to be set aside to fund  infrastruc ture and  ec onomic

development.

Portion of Sec tions 25 and  36, Township  49 South, Range 41 East, together with a  Portion of Sec tion 31, Township

49 South, Range 42 East being more partic ula rly desc ribed  as follows:

BEGINNING at the intersec tion of the North line of the South ha lf (S ½) of the Northeast quar-

ter (NE ¼) of sa id  Sec tion 25 with the East line of the Northeast quarter (NE ¼) of sa id  Sec tion

25;

The next Two (2) c ourses being on the munic ipa l boundary of the City of Lauderhill as estab lished  by Chap ter 59-

1487 of the laws of Florida ;

(1) Thenc e South on the East line of the South ha lf (S ½) of the Northeast quarter (NE ¼) of sa id  Sec tion 25 to

the Southeast c orner of the Northeast quarter (NE ¼) of sa id  Sec tion 25;

(2) Thenc e South on the East line of the Southeast quarter (SE ¼) of sa id  Sec tion 25 to the Northwest c orner

of sa id  Sec tion 31, Township  49 South, Range 42 East;

The next Two (2) c ourses being on the munic ipa l boundary of the City of Lauderhill as estab lished  by Chap ter 65-

1812 of the laws of Florida ;

(1) Thenc e East on the North line of the West ha lf (W ½) of the West ½) of sa id  Sec tion 31 to the intersec tion

with the East line of the West ha lf (W1/ 2) of the West ha lf (W ½) of sa id  Sec tion 31;

(2) Thenc e South on the East line of the West ha lf (W1/ 2) of the West ha lf (W ½) of sa id  Sec tion 31 to the inter-

sec tion with the North line of the South ha lf (S ½) of the North ha lf (N ½) of sa id  Sec tion 31;

The next Three (3) c ourses being on the munic ipa l boundary of the City of Lauderhill as estab lished  by Ord inanc e

Number 252 and  rec orded  in Offic ia l Rec ords Book 5215, Page 827 and  by Ord inanc e Number 284 and  rec orded

in Offic ia l Rec ords Book 5215, Page 824 a ll of the Pub lic  Rec ords of Broward  County, Florida ;

A PPEN D IX D  -  LEG A L D ESC RIPTIO N
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(1) Thenc e East on the North line of the South ha lf (S ½) of the North ha lf (N ½) of sa id  Sec tion 31 to the

Northeast c orner of the West ha lf (W ½) of the Southwest quarter (SW ¼) of the Northeast quarter (NE ¼) of sa id

Sec tion 31;

(2) Thenc e South on the West line of the East ha lf (E ½) of the West ha lf (W ½) of the 

East ha lf (E ½) of sa id  Sec tion 31 to the intersec tion with the South line of the

Northwest quarter (NW ¼) of the Southwest quarter (SW ¼) of the Southeast quarter

(SE ¼) of sa id  Sec tion 31;

(3) Thenc e West on the South line of the Northwest quarter (NW ¼) of the Southwest quarter (SW ¼) of the

Southeast quarter (SE ¼) of sa id  Sec tion 31 to the intersec tion with the East line of the Southwest quarter (SW ¼) of

the Southeast quarter (SE ¼) of the (SW ¼) of sa id  Sec tion 31;

The next Two (2) c ourses being on the munic ipa l boundary of the City of Lauderhill as estab lished  by Ord inanc e

Number 80 and  rec orded  in Offic ia l Rec ords Book 3313, Page 875 of the Pub lic  Rec ords of Broward  County,

Florida ;

(1) Thenc e South on the East line of the Southwest quarter (SW ¼) of the Southeast quarter (SE ¼) of the (SW ¼) of

sa id  Sec tion 31 to the intersec tion with the North Right-of-Way line of Sunrise Boulevard ;

(3) Thenc e West on the North Right-of-Way line of Sunrise Boulevard  to the intersec tion with the East line of

the West ha lf (W ½) of the West ha lf (W ½) of sa id  Sec tion 31;

The next Three (3) c ourses being on the munic ipa l boundary of the City of Lauderhill as estab lished  by Chap ter 65-

1812 of the laws of Florida ;

(1)  Thenc e South on the East line of the West ha lf (W ½) of the West ha lf (W ½) of sa id  Sec tion 31 to the intersec -

tion with the South line of the West ha lf (W ½) of the West ha lf (W ½) of sa id  Sec tion 31;

(2) Thenc e West on the South line of the West ha lf (W ½) of the West ha lf (W ½) of sa id  Sec tion 31 to the inter-

sec tion with the West line of the West ha lf (W ½) of the West ha lf (W ½) of sa id  Sec tion 31 sa id  intersec tion a lso

being on the East line of Sec tion 36 Township  49 South Range 41 East;

(3) Thenc e North on the East line of sa id  Sec tion 36 Township  49 South Range 41 East to the intersec tion with

a  line 660 feet North of and  para llel with the South line of sa id  Sec tion 36;

Thenc e on the munic ipa l boundary of the City of Lauderhill as estab lished  by Ord inanc e Number 96 and  rec ord -

ed  in Offic ia l Rec ords Book 3502, Page 634 of the Pub lic  Rec ords of Broward  County, Florida , West on a  line 660

feet North of and  para llel with the South line of sa id  Sec tion 36 to the intersec tion with the East line of Lot 1, Bloc k

10 of the p la t of Lauderda le Esta tes as rec orded  in Pla t Book 15, Page 43 of the Pub lic  Rec ords of Broward  County,

Florida ;

The next Seven (7) c ourses being on the munic ipa l boundary of the City of Lauderhill as estab lished  by Florida

Chapter 94-427 of the laws of Florida ;

(1) Thenc e South on the sa id  East line of Lot 1, Bloc k 10, to the Southeast c orner of sa id  Lot 1, Bloc k 10 of sa id

p la t of Lauderda le Esta tes;

(2) Thenc e West on the South lines of Lots 1,2,3,4,5,6,7,8,9,10 and  11, Bloc k 10 to the Northeast c orner of Lot

19, Bloc k 10 of sa id  p la t of Lauderda le Esta tes;

(3) Thenc e South on the East line of sa id  Lot 19 Bloc k 10 to the Southeast c orner of sa id  Lot 19, Bloc k 10;

(4) Thenc e West on the South lines of Lots 19,18,17, and  16, Bloc k 10 to the Southwest c orner of sa id  Lot 16,

Bloc k 10 of Lauderda le Esta tes;

(5) Thenc e North on the West line of sa id  Lot 16, Bloc k 10 to the Northwest c orner of sa id  Lot 16, Bloc k 10;

(6) Thenc e West on the South lines of Lots 1,2,3,4,5,6,7,8,9,10,11,12,13,14 and  15, Bloc k 11 and  its Easterly

extension to the Southwest c orner of sa id  Lot 15, Bloc k 11 of Lauderda le Esta tes;

(7) Thenc e North on the West line of sa id  Lot 15, Bloc k 11 to the intersec tion with a  line 660 feet North of and

para llel to the South line of sa id  Sec tion 36, sa id  point a lso being on the East Right-of-Way line of Northwest 43rd

Avenue;

Thenc e North on the sa id  East Right-of-Way line of Northwest 43rd  Avenue and  it's Northerly p rojec tion to the

Northeasterly Right-of-Way line of Northwest 43rd  Terrac e;

Thenc e North on the sa id  Northeasterly Right-of-Way line of Northwest 43rd  Terrac e and  its Northerly p rojec tion to

the Northwest c orner of Lot 13, Bloc k 28 of Fla ir Subd ivision No. 3, as rec orded  in Pla t Book 51, Page 39 of the Pub lic

Rec ords of Broward  County, Florida .

Thenc e East on the North line of Bloc k 28 of sa id  Fla ir Subd ivision No. 3 to the intersec tion with the Southerly p ro-

jec tion of the East line of Fla ir Subd ivision No. 4-D, as rec orded  in Pla t Book 51, Page 39 of the Pub lic  Rec ords of

Broward  County, Florida ;

Thenc e North on the sa id  East line of Fla ir Subd ivision No. 4-D and  its Northerly p rojec tion and  on the West line of

Trac t "C" of the p la t of Lauderda le Golf North, as rec orded  in Pla t Book 73, Page 47, of the Pub lic  Rec ords of

Broward  County, Florida , to the Northwest c orner of sa id  Trac t "C";

Thenc e East on the North line of sa id  Trac t "C" and  on the North line of Trac t "A" of sa id  Lauderda le Golf North to
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the Northeast c orner of sa id  Trac t "A";

Thenc e North on the West line and  there Northerly p rojec tions of the following Three c ourses;

1. Parc el "B" of the p la t of Ma jestic  Gardens, as rec orded  in Pla t Book 66, Page 40, of the Pub lic  Rec ords of

Broward  County, Florida .

2. Trac t "A" of Lauderhill Gardens Townhouses, as rec orded  in Pla t Book 77, Page 50, of the Pub lic  Rec ords

of Broward  County, Florida .

3. Trac t "A" of Andover Apartments Inc ., as rec orded  in Pla t Book 73, Page 35, of the Pub lic  Rec ords of

Broward  County, Florida .

Thenc e North on the East line and  there Northerly p rojec tions of the following Two c ourses;

1. East line of the p la t of Holiday Village Sec tion Three, as rec orded  in Pla t Book 65, Page 2, of the Pub lic

Rec ords of Broward  County, Florida .

2. East line of the p la t of Holiday Village Sec tion One, as rec orded  in Pla t Book 60, Page 27, of the Pub lic

Rec ords of Broward  County, Florida .

Thenc e West on the North line of sa id  Holiday Village Sec tion One to the Southwest c orner of Lot 1, Bloc k 11,

Forward  Subd ivision No.1, as rec orded  in Pla t Book 52, Page 40, of the Pub lic  Rec ords of Broward  County, Florida ;

Thenc e North and  east on the West and  North lines of sa id  Lot 1, Bloc k 11 to the Northeast c orner of sa id  Lot 1,

Bloc k 11;

Thenc e North on the East line and  its Northerly p rojec tion of sa id  Forward  Subd ivision No.1 to a  point on the South

line of Parc el "A", of the p la t of Asc ension Peac e Presbyterian Churc h Pla t, as rec orded  in Pla t Book 164, Page 3,

of the Pub lic  Rec ords of Broward  County, Florida ;

Thenc e West, North, Northeasterly and  North a long the Westerly side of Parc el "A", of sa id  Asc ension Peac e

Presbyterian Churc h Pla t, to the Northwest c orner of sa id  Parc el "A", sa id  point being on the North line of the

Southeast quarter (S.E. ¼) of the Northeast quarter (N.E. ¼) of Sec tion 25, Township  25 South, Range 41 East, sa id

point a lso being on the munic ipa l boundary of the City of Lauderhill as estab lished  by Chap ter 59-1487 of the laws

of Florida ;

Thenc e on the munic ipa l boundary of the City of Lauderhill as estab lished  by Chap ter 59-1487 of the laws of

Florida ,  East on the North line of the South one-ha lf (S. ½) of the Northeast quarter (N.E. ¼) of sa id  Sec tion 25 to

the intersec tion of the East line of the Northeast quarter (NE ¼) of sa id  Sec tion 25, sa id  point being the POINT OF

BEGINNING;

C.R.A. LEGAL
DESCRIPTION

[ FIGURE 16 ]
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Every CRA is required  to meet a  set of p rovisions tha t a re listed  in Florida  Sta tute 163.362. The following is a  "c hec k-

list" of the requirements.

(1) Contain a legal desc ription of the boundaries of the c ommunity redevelopment area and the reasons for

establishing suc h boundaries shown in the plan. The lega l desc rip tion and  sketc h of the 441 CRA a re c onta ined  in

Append ix D and  shown in Figure 16 on page 55. The northern, southern and  eastern boundaries of the CRA follow

the City limits of Lauderhill. The western boundary genera lly fo llows a  c ana l, whic h in genera l separa tes c ommer-

c ia l uses from residentia l uses and  d ic ta tes vehic ula r use pa tterns.

The reasons for estab lishing the boundaries a re d isc ussed  in the Introduc tion and  History of the Corridor sec tions

of the Plan.

(2) Show by diagram and in general terms:

(a ) The approximate amount of open spac e to be provided and the street layout. The amount of open spac e to

be p rovided  will va ry from parc el to pa rc el but it w ill have to c omp ly with the City of Lauderhill's Land

Development Regula tions, whic h in genera l require a  minimum of 35 perc ent open spac e. The street layout will

a lso va ry from parc el to pa rc el but a  genera l c onc ep t for c hang ing the ac c ess for pa rc els abutting  Sta te Road

7 is d isc ussed  in the Ac tion Plan sec tion of the CRA p lan.

A d iagram of existing  and  p roposed  open spac e is inc luded  as Figure 4 on page 13. Under existing  c ond itions the

Sta te Road  7 CRA only inc ludes about 7 ac res of open spac e, p rimarily Wolk Park. The p roposed  p lan adds an

estima ted  20 ac res of open spac e in the form of pa rks, c ivic  squares and  greenways to c omp liment the Reg iona l

Park’ s 110 ac res, g iving  the Sta te Road  7 CRA p lan an estima ted  130 ac res of tota l open spac e.  A d iagram of

p roposed  new streets is inc luded  as Figure 5 on page 14.

(b ) Limitations on the type, size, height, number and proposed use of build ings. The Imp lementa tion Stra teg ies sec -

tion addresses genera lly wha t the City should  a llow in terms of use, size and  height within the Land  Development

Regula tions. Eac h parc el tha t was d isc ussed  in terms of redevelopment (c onta ined  in va rious portions of the

Distric ts sec tion) ta lked  about appropria te uses and  heights of new build ings. Append ix F - Design Guidelines

spec ific a lly addresses these issues through the Trop ic a l design theme adop ted  into the City’ s Land  Development

Regula tions.

(c ) The approximate number of dwelling units. The approximate tota l number of new dwelling  units c ontemp la t-

ed  in the CRA p lan is 5,550 by 2020 per the tab le on page 47 in Append ix B - Market Ana lysis. The Distric ts sec tion

of the CRA p lan deta ils the possib ilities for residentia l development.

(d ) Suc h property as is intended for use as public  parks, rec reation areas, streets, public  utilities and public

improvements of any nature. The loc a tion of new streets and  pub lic  utilities will depend  on the fina l design of ind i-

vidua l site p lans but a ll new development will have to go through site p lan review and  p rovide adequa te pub lic

utilities to servic e their developments. The CRA antic ipa tes using TIF and  Broward  County RCP funds to assist or sup-

p lement developers in upgrad ing utilities tha t will serve more than one p rojec t.

The ma in pub lic  pa rk c ontemp la ted  in the CRA is the new Broward  County Reg iona l County pa rk. It w ill b ring

many new amenities, inc lud ing a  wa ter pa rk and  stad ium to the residents of Lauderhill. In add ition, the pub lic

squares c onc ep t in the p lan will introduc e severa l neighborhood  mini-pa rks for rec rea tion, relaxa tion, and  soc ia l-

izing . The park and  rec rea tion a reas a re shown in Figure 4 on page 13.

(3) If the redevelopment area c ontains low or moderate inc ome housing, c ontain a neighborhood impac t element

whic h desc ribes in detail the impac t of the redevelopment upon the residents of the redevelopment area and the

surrounding areas in terms of reloc ation, traffic  c irc ulation, environmental quality, availability of c ommunity fac il-

ities and servic es, effec t on sc hool population and other matters affec ting the physic al and soc ia l quality of the

neighborhood. The only existing  residentia l development tha t is p roposed  to be redeveloped , the Inverra ry 441

Apartments, with 256 units, would  be redeveloped  as a  new residentia l p roduc t. It may be renova ted  in p lac e,

suc h tha t no reloc a tion is nec essary or it may involve demolition of one or more build ings, depend ing on the

developer and  market c ond itions.

However, if reloc a tion assistanc e is needed  the City of Lauderhill w ill make funds ava ilab le, through its existing

CDBG and  SHIP p rograms, for residents need ing immed ia te financ ia l assistanc e in sec uring  a  new residenc e.

The City will p roc ess eac h new development app lic a tion in ac c ordanc e with the Land  Development Regula tions

and  will app ly the standard  impac t fees for rec rea tion, wa ter, sewer, stormwater and  road / intersec tions unless

otherwise c ompelled . The Opportunities and  Constra ints map on page 10 identifies a  potentia l pub lic  sc hool site

to ac c omodate the antic ipa ted  residentia l development.

The City, a long with Broward  County and  Broward  County Sc hool Board ,  sha ll monitor eac h new residentia l app li-

c a tion in terms of the number of p rojec ted  sc hool age c hild ren and  make a  determina tion of c onc urrenc y.

(4) Identify spec ific a lly any public ly funded c apita l projec ts to be undertaken within the c ommunity redevelop-

ment area. The Tax Inc rement Financ ing ana lysis sec tion of the p lan, beg inning on page 37, identifies over $20 mil-

lion in pub lic  investments a lready c omp leted  or funded  by the City of Lauderhill. In add ition, the City expec ts to

self-fund  a  TIF for the CRA to c omp lete add tiona l c ap ita l improvements desc ribed  in the p lan. Pub lic  improve-

ments identified  inc lude new signage, utilities, roadways, pa rks, lighting , streetsc apes, and  landsc ap ing.

(5) Contain adequate safeguards that the work of redevelopment will be c arried out pursuant to the plan. The City

of Lauderhill has taken grea t lengths to p repare this CRA p lan and  has a lready shown a  c ommitment to aggres-

A PPEN D IX E -  STA TUTE REQ UIREM EN TS
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sively pursue redevelopment opportunities in the c ase of the K-Mart and  Mc Arthur Da iry sites. The City has adop t-

ed  design guidelines, a ttac hed  as Append ix F, to ensure tha t the vision of the p lan is adhered  to in terms of the

aesthetic s and  feel of th enew c orridor. An adop ted  doc ument of the newly formed  Sta te Road  7 Corridor

Community Redevelopment Agenc y, this p lan must be c a rried  out pursuant to Florida  Sta te Sta tutes, Chap ter 163,

Part III.

(6) Provide for the retention of c ontrols and the establishment of any restric tions or c ovenants running with land

sold or leased for private use for suc h periods of time and under suc h c onditions as the governing body deems

nec essary to effec tuate the purposes of this part. A ma jor c omponent of the City’ s stra tegy in purc hasing the K-

mart and  Mc Arthur sites was spec ific a lly to c ontrol the type and  future to exp lore op tions or purc hase c ontrac ts

on add itiona l key p iec es of p roperty in the a rea  to ensure suc h c ovenants. Fina lly, the City Commission has rec ent-

ly adop ted  c hanges to the Land  Development Regula tions whic h put new requirements on business and  resi-

dentia l c ondo c onversions to ensure tha t c ovenants a re in p lac e tha t uphold  the sp irit of the p lan.

(7) Provide assuranc es that there will be replac ement housing for the reloc ation of persons temporarily or perma-

nently d isplac ed from housing fac ilities within the c ommunity redevelopment area. The only residentia l p roperty

tha t is c ontemp la ted  for redevelopment in the CRA is the Inverra ry 441 Apartments. As p reviously mentioned ,

more than 5,000 new residentia l units a re antic ipa ted  in the CRA p lan. The CRA does not antic ipa te tha t any res-

idents in the p lan a rea  will be d isp lac ed .

(8) Provide an element of residentia l land use in the redevelopment area if suc h use exists in the area prior to the

adoption of the p lan or if the p lan is intended to remedy a shortage of housing affordable to residents of low or

moderate inc ome, inc luding the elderly, or if the p lan is not intended to remedy suc h shortage, the reasons there-

fore. The residentia l land  uses of the CRA p lan a re thoroughly d isc ussed  throughout the p lan and  in this sec tion.

They a re d iagramed in Figure 2 on page 7.

A few of the more effec tive fund ing p rograms tha t a re ava ilab le to CRA's for the p rovision of a ffordab le housing

inc lude:

(a ) The Sta te Housing Initia tives Partnership  (SHIP) p rogram g ives b loc k grants to loc a l governments whic h in turn

c an be g iven as loans to p riva te developers of housing so long as they meet one of the following requirements:

(1) set aside 20% of the units for households making 50% below the med ian inc ome or set aside 40% of the units

for households making less than 60% of the med ian inc ome. SHIP funds c an a lso p rovide first-time homeowners

assistanc e, up  to $7,500, for qua lifying  app lic ants. The City c urrently helps about 10 peop le a  year with this p ro-

gram. SHIP funds a lso help  p rovide a  p rimary mortgage for buyers seeking to own a  c ondominium unit. Qua lifying

families c an rec eive a  7% loan for 15 years for up  to $50,000 in add ition to the down payment assistanc e ava il-

ab le. 

(b ) The Low Inc ome Housing Tax Cred its (LIHTC) is a  federa l p rogram a imed  a t p rovid ing  inc entives to developers

for p rovid ing  a ffordab le renta l and  for sa le residentia l p roduc ts. Investors of qua lified  p rojec ts a re g iven a  dolla r-

for-dolla r reduc tion in their federa l tax liab ility. The required  mix of a ffordab le units and  the level of inc ome for

households is the same as the SHIP p rogram.

(c ) The Home Investment Partnership  (HOME) is federa l g rant p rogram for loc a l governments. The funds c an be

used  for new c onstruc tion, rehab ilita tion, land  ac quisition, site improvements and  tenant-based  renta l assistanc e.

There is about $225,000 ava ilab le in federa l HOME funds d ispersed  through the City. This money is ava ilab le to res-

idents within a  c erta in inc ome range tha t have hea lth and  sa fety issues with their home. The maximum amount

ava ilab le is $10,000. About 30 families a  year c urrently utilize this p rogram.

(d ) The Homeownership  Assistanc e Program (HAP) is a  sta te funded  p rograms tha t assists low-inc ome persons in

purc hasing a  home by p rovid ing  zero-interest sec ond  mortgage loans to be used  for down payment and  c losing

c osts. The user must have a  tota l annua l inc ome less than 80% of the sta te or loc a l med ian inc ome, whic hever is

grea ter. The p rogram a lso c overs c onstruc tion loans to non-p rofit builders of for-sa le housing and  permanent sec -

ond  mortgage loans to low-inc ome buyers.

(9) Contain a detailed statement of the projec ted c osts of the redevelopment, inc luding the amount to be expend-

ed on public ly funded c apita l projec ts in the c ommunity redevelopment area and any indebtedness of the c om-

munity redevelopment agenc y, the c ounty, or the munic ipality proposed to be inc urred for suc h redevelopment

if suc h indebtedness is to be repaid with inc rement revenues. The Tax Inc rement Financ ing ana lysis, beg innning

on page 37, c onta ins a  deta iled  sta tement of the p rojec ted  c osts of a ll the antic ipa ted  redevelopment in the

Sta te Road  7 Corridor. Other avenues of fund ing ava ilab le to the CRA inc lude:

(a ) Spec ia l assessment d istric ts a re a  way for loc a l governments to ra ise money for a  spec ific  purpose for a  spe-

c ific  a rea . Business Improvement Distric ts (BID) a re the most c ommon example.

(b ) FDOT g ives money to qua lifying  p rojec ts under the Highway Beautific a tion Grants p rogram. The p rojec t must

be a  sta te or federa l highway and  the annua l limit on funds is $150,000. The transition zone c ould  be elig ib le for

suc h fund ing.

(c ) The Sta te Department of Agric ulture g ives up  to $40,000 per p rojec t tha t qua lifies under the Keep  Americ a

Beautiful (KAB) grant p rogram.

(d ) Urban Mass Transit Administra tion (UMTA) grants c an be used  for the c onstruc tion of infrastruc ture in support of

mass transit ob jec tives, suc h as new bus shelters in the 441 CRA.

(e) The South Florida  Water Management Distric t (SFWMD) g ives financ ia l assistanc e to stormwater improvement

p rojec ts, a  b ig  p rob lem with many sites in the 441 CRA.

(10) Provide a time c erta in for c ompleting a ll redevelopment financ ed by inc rement revenues. Suc h time c erta in

shall oc c ur no later than 30 years after the fisc al year in whic h the plan is approved, adopted, or amended pur-
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A PPEN D IX F -  D ESIG N  G UID ELIN ESsuant to 163.361(1). The TIF ana lysis p rovides a  time c erta in period  of not more than 30 years for redevelopment to

be financ ed  by inc rement revenues.
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