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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 Districts 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)  
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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. 
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Planning Services Division 
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The City of Lauderhill and the Lauderhill Community Redevelopment Agency (CRA) have developed a bold,
comprehensive plan to reverse decades of slow decline in the State Road 7 corridor and to transform it into a
showcase of diversity in style and function in Broward County.  The plan, already in progress, features infrastruc-
ture improvements that are not only aesthetically pleasing but which also, taken as a whole, create a sense of
place that reflects the diversity of cultures in Lauderhill that defines the city and contributed to its being selected
an All America City.  The plan leverages a new Broward County Regional Park and cricket field as a magnet for
international tourism and housing development.  Finally, the plan calls for active public involvement in the rede-
velopment process through land acquisition and zoning changes allowing partnerships with private developers
that fulfill the vision of the plan and are attractive to both the development and consumer markets.

Key components of the Redevelopment Plan include:

Carishoca International Marketplace -- Located at the entrance to Lauderhill and to the
State Road 7 corridor and adjacent to the new Broward County Regional Park, Carishoca will feature over 100
stores and offices in a marketplace atmosphere with plazas, arcades, and landscaping that encourages pedes-
trians to walk and interact in the many public spaces.  Carishoca is the keystone of this Plan.  It will establish the
State Road 7 corridor as a destination and symbol for those seeking Caribbean products, services, and ambience
in South Florida, just as Calle Ocho symbolizes the Latino experience in Miami-Dade County.

I N T R O D U C T I O N

4

Roadway construction and redesign --  Two new roads, NW 39 Avenue and NW 41st Avenue
will divert local traffic from State Road 7, increasing the throughput of that arterial, while also increasing the devel-
opment potential of several deep properties that are underutilized because of a narrow frontage on State Road
7. Redesign and reconstruction of the intersections of State Road 7 with NW 12 St, NW 16 St, NW 19 St, NW 21 St,
and NW 26 Street will increase access to the arterial and further define the distinction between the community
design of the residential and commercial spaces and the functionality of a major state roadway.

Public squares -- On State Road 7 intersections, decorative designs of pineapples, the sun, and the
sea imprinted into the asphalt and framed by paver crosswalks will emphasize the tropical theme of the corridor.
On side streets, landscaped squares that function as mini-parks and traffic calming devices will complement the
concept of the corridor being a friendly place that encourages pedestrians and interaction.

The State Road 7 Community Redevelopment District is 446 acres in size, comprising approximately
10.8% of Lauderhill's land area and approximately 9.0% of Lauderhill's taxable property value.
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This document describes how the plan was conceived, how it will function as a beacon for the revitalization effort,
and why it will succeed.  It begins with the history and demographics of the City of Lauderhill and the State Road
7 corridor in particular in order to understand the challenges that Lauderhill has faced in slowing and reversing the
decline of what was once a showpiece of Broward County.  It then reviews the current conditions and land uses
in the corridor along with an analysis of the extant infrastructure including traffic conditions and utility availability.

The Redevelopment Plan then continues on to a summary of the current market conditions in the State Road 7
corridor (a complete Market Analysis is attached as Appendix B).  The area is primarily a retail commercial district,
although it also contains light industrial, office space, and multi-family residential uses.  The market analysis dis-
cusses the shortcomings in the corridor that contribute to the current slum and blight status and further highlight
the market challenges for future development that predicate the need for substantial public investment to make
private redevelopment efforts successful. 

In the Action portion of the plan, the unique elements of the community and the corridor are identified which
could provide a viable niche for the State Road 7 corridor to foster both residential and commercial development.
The plan describes, in words, maps, and illustrations, the overall design plan for the corridor and how it will stimu-
late both financial investment and a sense of place and community that will transcend the short-term benefits of
new construction.  The Action section includes discussions of 

Traffic circulation and streetscape improvements

Mixed use development and design guidelines

New open space in public squares and linear parks

Seven specific districts within the corridor and their design and purpose

The Redevelopment Plan concludes with specific Implementation Strategies that will turn the plan into reality.
These include the need to modify the Land Development Regulations to allow and enforce the design and uses
envisioned in this Plan as well as details on public, private, and tax increment financing and the projects they will
fund.

Streetscape and landscape improvements along State Road 7 -- Trees, shrubbery,
and swaths of green sod and groundcover plants will replace the barren concrete jungle that currently lines the
roadway.  Meandering sidewalks, benches, and pedestrian-level lighting will encourage residents and visitors to
spend time in the public spaces allowing for both interaction and additional eyes on the street to discourage
crime and promote community.

Mixed use development -- Combining residential and commercial development is a proven
technique for promoting a sense of community as residents patronize the local merchants; for increasing proper-
ty values because flexible uses allow for developers to tailor the mix of space to market conditions; and, for reduc-
ing crime through the community policing concept of utilizing residents to observe and report unusual activ
ities in the public and commercial spaces when they would otherwise be vacant.



CITY MAP- The C.R.A.’s linear orienta-
tion along S.R. 7 allows for a continuous opportu-
nity for entry points along the corridor. 

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

REGIONAL MAP- Lauderhill is centrally
located in Broward County and easily accessible
to Miami Dade and W. Palm Beach County. 

H ISTORY OF THE CORRIDOR AND OF THE PLAN FOR REDEVELOPMENT

Established in 1959 with only 100 residents, the City of Lauderhill today is nearly built-out with an official population of
57,585 in 2000, and an estimated population, including two recently-annexed areas, of over 70,000 in 2005.  Lauderhill's
explosive growth phase occurred in the 1970s and 1980s when planning in South Florida centered on providing for auto-
mobile traffic. Growth in the number of residents and cars per household and the overall growth of the region were not
anticipated in this process and have resulted in choking traffic on overburdened roads and ineffective land use pat-
terns in Lauderhill and throughout Broward County. Principal roads, such as State Road 7 (U.S. Route 441/NW 40
Avenue), that were once used almost exclusively for moving regional traffic, have taken on the additional burden of
carrying local traffic using the road for everyday trips. The shift in the role of roadways such as State Road 7 has had a
profound effect on the parcels abutting the affected roads and the way they are accessed.

The demographics and diversity of the residents of the City has also changed dramatically over the past four decades.
Lauderhill was developed and promoted in phases.  The original demographics mirrored that of South Florida in gen-
eral, families and retirees fleeing the cold of the northeast for suburban-style homes and condominiums.  In Lauderhill,
the older east and central sections, which include the State Road 7 corridor, contain homes that were originally mar-
keted primarily on price and are now relatively small and provide minimal amenities compared to the demands of the
current South Florida market.  Even within the City, the demand for these residences was supplanted by the develop-
ment of the huge Inverrary area and its famous golf courses in the northwest section of the City.  Many original residents
near the State Road 7 corridor relocated to Inverrary and northwest Lauderhill during its growth phase in the 1980s.

[ FIGURE 1a ]

C.R.A. MAP- The perimeter of the C.R.A. has been generally defined by the city limits to the north, east,
and south, and the single family neighborhoods to the west. Other defining features are the canals that run along
most of the perimeter and the S.R.7 corridor that currently acts as a east/west barrier.

[ FIGURE 1b] [ FIGURE 1c ]
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[ FIGURE 1d ]
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As the older sections of Lauderhill lost many homeowners, investors began buying duplexes, triplexes, and condominiums and assembling them as
quasi-apartment buildings.  The relatively low rents were attractive to recent immigrants from Caribbean nations who built a viable core of businesses
and a community that attracted not only new immigrants but also the relocation of fellow recent arrivals from other areas in South Florida so that today
the City is uniquely diverse in terms of ethnicity, race, and socioeconomic status. This diversity manifests itself in the range of local businesses focused
on Caribbean products and services as well as the success of recreational activities such as the City's cricket tournament and the annual Unite-A-Fest
and Trinidad/Tobago Independence Day celebrations, which draw up to 40,000 spectators each year.

The City of Lauderhill proposes to intervene in the State Road 7 Corridor through a combination of
strategies.  On June 14, 2004, the City Commission of Lauderhill adopted Resolution 04-R0691, which
approved the Findings of Necessity Report for the State Road 7 Corridor and forwarded the report
to the Broward County Commission for review and action. On June 22, 2004, the Broward County
Commission passed Resolution 2004-596, which conferred power to the City of Lauderhill to create
a Community Redevelopment Agency and prepare a Community Redevelopment Plan for the
State Road 7 Corridor. In order to guide development in the area and to identify and access fund-
ing sources for public improvements, the City of Lauderhill has prepared this CRA plan.

The predecessor to this CRA plan, the Strategic Redevelopment Plan for the State Road 7 Corridor,
was discussed in draft format at a meeting open to the public on June 17, 2003. Several City
Commissioners and approximately 100 interested residents and business owners in the State Road 7

Treasure Coast Regional Planning Council headed a
weeklong public charrette that initiated the process of
creating a masterplan for the C.R.A.



EXISTING LAND USE MAP- The S.R. 7 corridor is predominately commercial in nature. Other land uses are isolated with no physical linkages to each
other. This fragmentation has resulted in a lack of identitiy, and has prevented this area from attracting the private development that improves value.
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corridor attended. In addition, the State Road 7 Collaborative, a regional coalition of local municipalities that bor-
der State Road 7, conducted a weeklong public charrette headed by the Treasure Coast Regional Planning
Council from March 6 through March 12th 2004. Thoughts and ideas generated and discussed at both of these
meetings are included in this plan, and are the basis of this CRA plan. This plan and the existing conditions section
address just the State Road 7 corridor, not other areas of Lauderhill.

CURRENT  CONDIT IONS AND OPPORTUNIT IES  IN  THE  STATE  ROAD 7
CORRIDOR

Location 

Located centrally within not only Broward County but also within the entire tri-county area, Lauderhill is ideally sit-
uated as a community for the future.  State Road 7 is centrally located, serving as a north-south transportation
arterial in the tri-county (Miami-Dade, Broward, and Palm Beach) area.  The corridor is flanked by the Florida
Turnpike 1 mile to the west and I-95 2.5 miles to the east.  Oakland Park Boulevard, another major east-west corri-
dor, is only 0.25 miles away from the northern boundary of the corridor.  

State Road 7 lies approximately seven miles due west of the Atlantic Ocean and Fort Lauderdale beaches.
According to MapQuest, the corridor is 9.5 miles and a 17-minute drive from the Fort Lauderdale International
Airport and less than a one hour drive from either Miami or Palm Beach International Airports.  Port Everglades,
which services numerous cruise ships traveling to the Caribbean and beyond, is adjacent to the Fort Lauderdale
Airport.  The State Road 7 corridor, therefore, is well-positioned to capture its share of the huge South Florida
tourism market if it can establish an identity and attractions interesting enough to entice visitors to make a the short
trip to Lauderhill.

For year-round residents of South Florida, Lauderhill's central location makes its retail outlets accessible to residents
of the entire tri-county area, as further detailed in the Market Analysis - Appendix B.  The State Road 7 corridor is
also well-positioned as a site for residential development as it is close to downtown Fort Lauderdale and not a long
commute to anywhere, given its ready access to the Florida Turnpike and I-95.

Land Availability and Uses

The land uses that currently comprise the State Road 7 corridor are a visual drain on the character of this district.
Among the buildings that border State Road 7 - fast food restaurants, auto dealers, repair shops and parts stores,
strip commercial shopping centers, and convenience stores - none are architecturally significant or pleasing
except the Hess Gas Station on the Southeast corner of NW 21 Street which was the prototype for the City's design
guidelines. Vast open parking lots and narrow sidewalks separated from the State Road 7 roadway by two-foot
wide strips of sod front the monotonous retail boxes and add to the blandness of the streetscape. Several vacant
and underutilized properties also line the corridor, including the abandoned McArthur Dairy site, the shuttered K-
Mart site, and a long-vacant Lum's restaurant.  Setback from the State Road 7 roadway but within the corridor are
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PROPOSED LAND USE MAP- The proposed improvements seek to create an urban fabric that is anchored by a mixed-use Town Center. The new
arrangement has a balance of land uses that varies from the Mixed-use/entertainment developement at the entry from Sunrise, to the commercial
frontage of S.R. 7, a commerce park buffering the already successful core of light industry, a vibrant artist live/ work district, a variety of residential devel-
opment,and a green link corridor within the Towncenter to tie it all together.

[ FIGURE 2b ]

[ FIGURE 2a ]



the previous World Com building and property and the current AT&T antenna field.   All of these sites represent
opportunities to create catalytic projects.  Additionally, large tracts of underutilized or vacant land exist - 19 com-
mercial parcels of at least two acres, the largest of which is the Lauderhill Mall - where considerable redevelop-
ment could occur.  

While the State Road 7 corridor is predominantly commercial in nature, the CRA and this Plan intend to incorpo-
rate other uses and create a balance of commercial, office, residential, recreational and industrial space along
the corridor. While alternate land uses already exist in the area, they are isolated on individual parcels with no
physical or logical linkages. Currently, there are several low-rise multifamily residential buildings clustered in the
most northwestern portion of the State Road 7 corridor just north of 19th Street.  Ranging in size from 40 to over 800
dwelling units, each development is self-contained with one or two ingress/egress points and no access to one
another or to the community at large.

A high-rise multi-family development, the Inverrary 441 Apartments, is located in the southeast portion of the CRA
and borders the Broward County Regional Park site.  It comprises more than 300 dwelling units, yet has only one
entrance and no direct pedestrian or vehicular connectivity to either the park site or the retail businesses on State
Road 7.   Both of these residential areas need to be redeveloped using the Public Squares concept to encourage
the sense of place and community that will lead to increased assessed values.

The Lauderhill Commerce Park, an assembly of commercial, wholesale, and industrial uses, lies just east of State
Road 7 and near the Regional Park site. While the buildings are, for the most part, occupied with viable business-
es, the one-story buildings are obsolete, unattractive, and underutilized. Several house storefront churches which
are tax-exempt.  As the underlying land becomes more valuable with the development of the park and
Carishoca, these properties should be more intensively redeveloped as discussed later in the Arts District section.
While there is relatively little vacant land within the City, there is substantial land area that is currently underutilized
or occupied by obsolete buildings. While the cost of land assembly is generally significant in the context of rede-
velopment, the relatively modest character of most of the improvements in the State Road 7 Corridor, particular-
ly in the southern part of the corridor in Lauderhill, means the land is relatively available when compared to other
underutilized or overlooked areas in the County. 

The K-Mart property and the McArthur Dairy property, which have been acquired by the City in support of com-
munity redevelopment, are two good examples of the availability of land in the City.

If the City of Lauderhill wishes to become a city of the future and distinguish itself from others, the City must pro-
vide existing and future residents with a balance of land uses that will give its residents the opportunity to live and
work in close proximity. It is the balance of land uses that will ultimately solve the dilemma of traffic congestion
within the State Road 7 Corridor. Many different redevelopment ideas will be introduced in this CRA plan and they
all promote a mix of uses. It is also important to note that for many of the proposed redevelopment ideas, the new
product is replacing an existing single use development, which is generating as many trips, if not more than the
development, especially when part of the new development is residential.
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CURRENT BLIGHTED CONDITIONS- The Areas shaded in red show  just
some of the largest parcels that are either available or currently under-
utilized. The city has already acquired numbers 4 and 5 as designated
on the map above. Successful developments on these key parcels in
conjuction with the County Park (#3) will ininfluence the future develop-
ment throughout the corridor.  
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Community Character

Establishing an identity for Lauderhill is critical to distinguishing it as a place to live, work, and play in Broward County.
Slum and blight are distinguished as much by perceptions of a community as they are by its physical attributes.   The
community comes to understand that some places are slums, or run-down, or not safe and that perception trans-
lates into neglect and depressed property values.  

The State Road 7 corridor's identity devolved over time from a suburban retail utopia anchored by the Lauderhill Mall
and numerous furniture stores on NW 19 Street to one numerous incongruous mom-and-pop stores housed in out-
dated, half-empty buildings and attracting a "different" clientele.  A decade ago, a local newspaper ran a long fea-
ture article on the changing character of Lauderhill, derisively referring to "Jamaicahill."

Lauderhill's political and civic leaders, however, have long recognized that diversity is strength in a modern com-
munity and the City is currently recognized as being at the forefront in Broward County in integrating a range of
peoples and cultures into one community.  Their efforts are validated by Broward County's recent decision to build
the first cricket stadium in the southeastern United States in Lauderhill; by the explosion of small business develop-
ment catering to an international clientele in the State Road 7 corridor - epitomized by Charlie's Pastries which sells
Jamaican meat patties around the world - that has filled commercial buildings; and, most dramatically, by
Lauderhill's recently being named an All America City based on its application which emphasized the diversity of the
city's residents and programs.

Following the success of the Mizner Park renovation in Boca Raton, mixed use, tropical-style redevelopment has
become the standard for cities in South Florida seeking to rehabilitate downtown areas.  While Lauderhill similarly
incorporates these successful elements into its plan for physical redevelopment, the model for community charac-
ter is more like the Adams Morgan neighborhood of Washington, DC.  Two decades ago, this neighborhood bor-
dered on the utter decay and lawlessness that characterizes adjacent neighborhoods even today in southeast DC.
Vacancies and low rents attracted an international immigrant population to the community which began to flower
with small businesses whose owners and extended families often lived upstairs in the same buildings.  Today, Adams
Morgan is a chic address in DC, with property values second only to Georgetown, precisely because its vibrant mix
of nationalities, professions, and lifestyles makes it identifiable and desirable to a large segment of the population.

10
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Transportation circulation and parking

The State Road 7 corridor lacks a sufficient number of local through roads to provide adequate circulation.   For example, NW 38th Avenue extends only from NW 19th Street to NW 15th Street and, therefore, access to the road north of the regional park is
unavailable.  West of State Road 7, NW 41st and NW 42nd Avenues do not exist.  Consequently, local north and south traffic must load onto State Road 7 in order to travel within the area.  The addition and expansion of north-south oriented roadways will
help provide some relief from traffic congestion. Likewise, the addition of east-west roads would improve circulation.  Between NW 16th Street and NW 19th Street, access from State Road 7 eastward to NW 38th Avenue is not available.  The addition of NW
17th and 18th Streets would allow such connections.  The addition of NW 13th and NW 14th Streets west of State Road 7 would further enhance circulation within the State Road 7 corridor. 

Another consideration to be made in the traffic congestion problem is that as the State Road 7 Corridor gets redeveloped, the excessive number of driveway cuts onto State Road 7, which severely slow down traffic flow and increase travel times, will dimin-
ish. This will significantly help increase the flow of traffic along State Road 7. 
The State Road 7 Corridor has the highest public transit ridership in Broward County.  The Broward County Mass Transit Division operates a regional public transit facility out of the Lauderhill Mall but the facility is overcapacity, aesthetically unappealing, and
poorly located in relation to the corridor.  Moreover, the corridor lacks appropriate public transit amenities, such as bus shelters, bus benches, trash receptacles, lighting and landscaping. This plan recommends a new transit station, either as part of the rede-
velopment of the Mall site or at a new location in the corridor.

The State Road 7 Corridor lacks bicycle and pedestrian facilities and amenities.  The Corridor itself lacks bicycle lanes and bicycle facilities and amenities such as bicycle lockers.  Pedestrian facilities and amenities, such as shelters, fountains and curb cuts,
are either unavailable or inappropriate.  For example, many sidewalks on local streets have a 4' width rather than the 5' width required by the City's Land Development Regulations.  The State Road 7 corridor itself has the minimally-required 5' width, but even
this is inadequate if walking is to be encouraged.  Further, the State Road 7 road edge lacks sufficient landscaping and pedestrian scaled lighting while the existing sidewalk is located too close to the roadway for safety.

Infrastructure

Redevelopment of the State Road 7 corridor will require that City infrastructure be upgraded to meet the demands of additional density of both com-
mercial and residential units.  Planned improvements to the State Road 7 roadway and intersections and to traffic patterns in general are discussed in detail
in other sections of the Plan.  This section will focus on water and wastewater capacity, stormwater drainage, and parks.

A TYPICAL SIDEWALK AND BUS STOP ALONG THE S.R.7 CORRIDOR- Current sidewalk conditions are not only aesthetically displeasing, but a danger to public safety. Current look down the S.R. 7 Corridor. The 3 lanes going each way and median make up about 100’ of the corridor. 



The Lauderhill water plant has a permit to pump and produce 9 million gallons per day (mgd) of potable water.
Current usage is approximately 90% of permit capacity.  The plant itself, however, is designed for and capable of
producing up to 17 mgd.  The planned addition of 5550 housing units in the State Road 7 corridor combined with
nominal growth in the remainder of the City will tax the limit of allowable production.

The City has investigated several options and believes that by following through on each, it will comfortably main-
tain the capacity to serve the anticipated development envisioned in the Plan.

Apply to South Florida Water Management District (SFWMD) for additional permitted withdrawal from the
Biscayne aquifer.  Depending on the condition of the aquifer and growth conditions elsewhere, the City believes it
is possible that its permit will be increased to offset voluntary reductions it had agreed to in the past.

Discourage the use of potable water for irrigation, freeing capacity for development.  The City plans to elim-
inate separate meters and rates for irrigation use to encourage conservation and alternate sources of irrigation
water.  The City further plans to take advantage of a recently-introduced grant program by SFWMD for a planned
project to build pipelines and pump stations for partially-treated wastewater from the City of Sunrise and canal
water for use by resident properties without canal access.

Upgrade the City water plant to utilize water from the Floridan aquifer.  The Floridan groundwater requires
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a more intensive treatment process, but is readily available
for additional permitted capacity.  The City estimates the cost to upgrade the plant to be $10 million.  Although other
options would be fully explored prior to undertaking a plant expansion, the new growth would justify the upgrade
which would not only meet the Plan needs but also growth in the remainder of the City.  The 5550 new residential
customers and new commercial meters in the State Road 7 corridor would generate $1.2 million annually in water
and wastewater revenue.  TIF funding would supplement the user fees to service the debt for expansion.

The stormwater drainage system in the State Road 7 corridor will be significantly upgraded as part of the plan.  The
City recently completed installation of a new drainage system on NW 12 Street from State Road 7 to NW 43 Terrace.
Both the County Regional Park and the new Cornerstone housing project have lakes and significant on-site retention.
As the entire corridor is currently a concrete jungle, much of the redevelopment will actually increase the pervious
area and improve drainage conditions.  The Lauderhill Mall, for example, is currently over 95% impervious.  The Plan
envisions redevelopment with several landscaped squares and entrance features that will significantly reduce that
number.  

In public areas, the addition of squares that serve as mini-parks will increase both the drainage characteristics of the
corridor as well as adding green space and play areas.  Of course, the Broward County Regional Park will become
the largest park in the City limits and provide numerous recreational activities for the new and existing residents with-
in the redevelopment area.

The monotonous streamline of concrete and curb cuts is the only impression left on those
passing through the corridor.

S.R.7/ 441 congestion is a result of having to accomodate to
local and commuter traffic. To alleviate this problemthe
improvement to and addition of arterial roads is key. The
combination of streetscape improvements and driving
options will not only improve the identify of Lauderhill, but
also increase patronage to businesses fronting S.R. 7.

Adams Morgan neighborhood in Washington D.C.- A comparable example of how Lauderhill can use its mix of culture, ethnicity, and socioeconomic demo-
graphics to create a sense of “place” unique to its surroundings.



COMMUNITY REDEVELOPMENT AGENCY PLAN
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THE MARKET FOR REDEVELOPMENT

A traditional analysis of the market in the City of Lauderhill would conclude that the demographics of the City and its environs would be
hard pressed to support any significant community redevelopment. Household incomes within three miles of the intersection of Sunrise
Boulevard and State Road 7 lag behind county, state and national averages.  But a traditional analysis overlooks the strategic location of
the City and the opportunities that a maturing metropolitan region offers. There are already early signs that regional mobility limitations are
helping to redirect growth back towards the coast and overlooked, underutilized areas with significant redevelopment opportunities.
Urban development during the last decade has been remarkable, and that growth is the result of five factors: municipal attention to rede-
velopment; the evolution of new quasi-urban housing types; an emerging understanding that "you can't build enough roads" to solve
regional mobility needs; the declining availability of undeveloped land; and a realization that residential locations in the general vicinity
of the work place is the best antidote to regional transportation congestion. Lauderhill is strategically located within the framework of
Broward County.  Location, along with the availability of properties for redevelopment, a balance of uses, and unique community char-
acter will define the areas that experience strong economic growth in the future.

Recent increases in gasoline prices are another element that supports the Plan's emphasis on concentrated, mixed-use development.  The
small business owners and artists that are potential residents of the corridor will have the opportunity to live, work, and play within a pedes-
trian-friendly corridor that can meet their lifestyle needs without long commutes.  The people the corridor will attract are in the early stages

[ FIGURE 4 ] REGIONAL MARKET MAP-Lauderhill’s centeral location within the county makes it conve-
niently accessible to many other markets in the region.[ FIGURE 3 ] OPEN SPACE MAP- The existing open spaces equate to roughly 7 acres and are limited to Wolk park and the edge of the Golf course.

The proposed plan would add about 20 acres of open space to compliment the County regional park’s 110 acres, giving the State Road
7 CRA plan an estimated 137 acres of total open space

PROPOSED OPEN SPACE

EXISTING OPEN SPACE
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of their earnings potential when affordable housing and minimal transportation costs are an attractive incentive
to locate their homes and businesses in Lauderhill.

THE ACTION PLAN FOR REDEVELOPMENT

One of the greatest failings of the second half of the last century was that local governments ceded responsibili-
ty for community design and character to the private sector by failing to address such issues in their land use reg-
ulations.  As a result, community design lacks a coherent public sensibility and a sense of place. Lauderhill wishes
to alter the existing trajectory of the State Road 7 Corridor and to promote the creation of a community with a
unique identity.  

The City has moved proactively to foster this process by purchasing two key parcels within the corridor, the former
K-Mart and McArthur Dairy properties, which sit at the gateway to the corridor at the intersection of State Road 7
and Sunrise Boulevard.  These acquisitions will foster new mixed-use developments that will enhance the sense of
place and community character.  In addition, Broward County has acquired the land to the east of the K-Mart
site for the development of a regional park for the County. 

The City has also adopted amendments into the Land Development Regulations (LDR) that establish design guide-
lines for non-residential properties, that identify a set of colors or a paint palette for residential properties, and that
designate certain roads and locations respectively as gateway roads and focal points that require specialized
design treatment. The City is also addressing community character by maintaining and improving landscaping
and irrigation in the public rights-of-way and on public properties and by increasing code enforcement efforts on
private property.  City ownership of entranceway properties on gateway roads (e.g., Kmart and McArthur), allow
the CRA to require upgraded design treatments before re-selling the property to the private sector. 

All of these actions have been taken in anticipation of the formal development of this CRA Plan.  They indicate
that the City's vision for the State Road 7 corridor is shared and espoused by elected officials, residents, and city
staff, who are now translating that vision into this Plan.  Listed below are some of the many specific areas that will
be addressed by the CRA as the Plan progresses:

Improve traffic circulation and access in the State Road 7 corridor

The developed retail parcels along State Road 7 are currently accessed directly from driveway cuts on State Road
7 leading to large parking lots fronting buildings that house one or more businesses.  Generally, each building has
its own, or multiple, driveways that directly access State Road 7.  The current layout is inefficient and leads to
increased congestion because of the numerous cars slowing traffic on State Road 7 as they enter and exit the
roadway at many locations.  It creates unsafe traffic situations along the corridor for both motorists, who are con-
stantly changing speeds and having turning vehicles in front of them, and for pedestrians, who face potential con-
flicts with turning vehicles at short intervals.

ROADWAY ANALYSIS MAP-To alleviate the congestion on S.R.7, Two new roads have been planned. East of S.R.7 there is 39th which would extend
from the Park, Library and Cultural Arts Center to the proposed 15th. To the West N.W. 41st Avenue would be created from easements that already
exist to extend a connection from Town Center to residential.

[ FIGURE 5 ]
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M A S T E R  P L A N

C.R.A. MASTER PLAN- The C.R.A. Masterplan is a vision for what
this area of Lauderhill could become. What is now a concrete
jungle of isolated land uses connected by only a few heavily
congested streets is shown here to become much more.  By
clearly defining the center and edge, creating a heirarchy of
interconnected streets with a variety of parks and open space,
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 civic sites
and open spaces this area transforms into what could be seen
as the “downtown” of Lauderhill. 

[ FIGURE 6 ]

Major Intersections

Public Squares

Civic Town Center

Proposed Buildings
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Parking Garages

Surface Parking
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[ FIGURE 6 ]



Frequent turning movements from State Road 7, coupled with through traffic traveling at high speeds, results in a
situation ripe for rear-end collisions. Buses operating along the corridor also provide dangerous conflicts with
automobiles as the buses frequently stop along the curb. Without a dedicated lane for buses, these conflicts will
continue to escalate.

Additionally, pedestrians rarely enjoy a stretch of sidewalk that is uninterrupted by a driveway/access way.  These
are dangerous to cross as well because they are generally located too close to State Road 7.  The situation does
not present a welcoming atmosphere for the businesses as patrons do not feel comfortable driving or walking to
the store. Inadequate parking, landscaping and ugly buildings add to the access issues in making the shopping
experience bleak and utilitarian rather than an adventure.  Finally, it is extremely difficult to combine shopping trips
as most parcels and buildings are completely separate with no vehicle or pedestrian connections.  

The plethora of street cuts on State Road 7 does more than present pedestrian and vehicular frustration and dan-
gers.  Confining access to parcels fronting State Road 7 requires that parking lots also be adjacent to State Road
7 and to the driveway.  The setback of the buildings contributes to the blandness of the corridor and makes iden-
tification of businesses more difficult for potential customers driving by.  The current configuration also limits the
ability to develop the rear of lots fronting State Road 7 or other lots that are close to, but do not front, State Road
7.  

Examples of the former situation would include three parcels on the east side of the corridor between NW 15 St
and NW 16 St - the Seafood and BBQ fast food parcel, the Horizon Auto Sales building, and the Wachovia Bank
building.  Examples of the latter situation include the storage lot of Phil Smith Chevrolet, the 441 Apartments, and
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Sonny's Car Wash.  All of these properties, among others, could be more intensively developed and put to a high-
er and better use with an adequate road and access system that did not rely solely on State Road 7 for local traf-
fic.

As stated earlier, State Road 7 is a dual-purpose road, serving both local traffic and through commuter traffic. The
commercial component of the corridor is withering as evidenced by many vacant buildings and the underperfor-
mance of commercial uses as evidenced by lower lease rates in the corridor versus Broward County in general. In
some instances, buildings that have failed as a retail location are now occupied by land uses and establishments
such as armed forces recruiting offices, storage facilities, and faith-based organizations.

The CRA plan proposes to supplement the way parcels that front State Road 7 are accessed. Access to State Road
7 would continue from the front of the lot, but new access would be gained by driveways off of a new parallel street
running behind the parcel.  As a result, properties will have access from two directions: one along State Road 7 and
one along the new rear access road.  Again, new and extended local roads improve circulation within the State
Road 7 corridor, thereby reducing the need to use State Road 7 as a local road, and providing additional oppor-
tunities for property access.

Construction of two roadways parallel to State Road 7, NW 39 Avenue to the east and NW 41 Avenue to
the west, are critical to the Plan.  These roadways will

Provide alternate pathways for local traffic and reduce ingress/egress traffic to the State Road 7 
thruway

EXISTING CURB CUT ANALYSIS- The plethora of street cuts on State Road 7 does more than present pedestrian and vehicular frustration and dangers.  Confining access to parcels fronting State Road 7 requires that parking lots also be adjacent to State Road 7 and to the drive-

way.  The setback of the buildings contributes to the blandness of the corridor and makes identification of businesses more difficult for potential customers driving by.  The current configuration also limits the ability to develop the rear of lots fronting State Road 7 or other lots

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

[ FIGURE 7 ]
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Allow commercial buildings to be built directly adjacent to State Road 7 right of way because 
access and parking can be provided from the rear

Improve cross access for residential and commercial properties, encouraging residents to patron
ize local businesses

Allow for development of squares which function as traffic calmers and mini-parks for the new 
mixed-use development

Allow for subdivision of larger parcels split by new roadways

Provide on street parking within the right of way to replace the current expanses of asphalt that
define the present industrial look of the corridor

Property owners may raise concerns that their ability to draw motorists off of State Road 7 will be significantly dimin-
ished by reducing the number of vehicular access points to the property. However, this reduction will be more
than compensated by the new rear access way, aesthetically pleasing signage, appropriately located land-
scaping and moving building facades closer to the street that would increase the visibility of the premises to
motorists and pedestrians.
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[ FIGURE 8 ]

Others may also raise the legality of limiting a property owner's right to access their main road frontage. The law
in Florida is that access rights are subordinate to public necessity and that an abutting property owner may be
deprived of direct access so long as a reasonable alternative is available. While it requires a case-by-case deter-
mination, the CRA plan puts forward that the functional character of State Road 7 and the safety implications of
direct access would justify access closure, so long as there is a reasonable and effective alternative system that
provides effective access. Past experiences indicate that abutting property owners generally support the kind of
public improvements that are contemplated and work with the government with regard to access management.

Retailers are concerned about two types of motorists. One is the motorist who knows they want to come to a par-
ticular retail store because of a particular retail need. The other is the passing motorist who is not particularly look-
ing to make a retail stop but if the right retail opportunity presents itself along the way, they might stop at a store.

Under the current road layout along State Road 7, neither of these motorists is captured in an effective manner.
The motorist with a particular retail demand to satisfy loathes the prospect of traversing long lines of traffic along
State Road 7 and fighting other retail traffic to make turns at intersections and driveways.  

The just-passing-through motorists have little time to glance at the retailer's signs as they drive through the corridor
at high speeds. The visual clutter of signs, building types, and auto lots that appear along State Road 7 is too much
for the through motorist to scan and even if one had an occasion to catch sight of a store that was desirable to
stop at, the prospect of fighting traffic and finding a parking space in a lot that is likely too small is enough to keep
the potential customer from stopping.  Therefore, the improvements suggested in this section address both aes-
thetic and commercial concerns.

A F T E R

PROPOSED CURB CUTS- The street cuts in this area alone have been significantly reduced by flipping the traditional layout of placing the building in the back and lining the front of the lot with parking. The proposed plan tries to enclose the parking with buildings facing the
streets and in high density areas proposes parking garages.  The use of N.W, 41st Avenue allows for an alternative access to alleviate the need for cut outs along S.R.7
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In addition, the CRA plan recommends improving surrounding street conditions and adding new street connec-
tions.  Since the east west access is limited to Sunrise Boulevard and Oakland Park Boulevard, new connections
should be explore to cross the Turnpike through the eastward extensions of NW 25 Street and NW 19 Street.
Additional north south roadways should also be developed to improve circulation within the State Road 7 CRA
and to provide auxiliary access points to local properties.

On the west side of State Road 7, there is a huge opportunity to create a parallel secondary access road, NW 41
Avenue.  Easements and/or alleyways already exist on several of the lots, simplifying the process of land acquisi-
tion.  The minimum right of way for all new streets in the corridor should be 60 feet. In cases such as NW 41 Avenue,
where public squares are to be included, the minimum right of way should be 80 feet.

As an ulterior roadway, the street will allow the integration of the existing residential developments on the west
side of the proposed street with the predominately commercial uses that front on the west side of State Road 7.
The road would be highlighted by civic structures and focal points at designated intersections. Similar to the lay-
out of cities such as Paris, France and Washington D.C., public spaces comprised of monuments and civic build-
ings would orient passersby and provide strong connections between places.  

Create a Distinct Identity through Streetscape Improvements

Public improvements including new street lighting, bus shelters, and landscaping will enhance the neighborhood
image.  Improved and uniform signage should identify the district itself as well as directions to important destina-
tions.  Intersections and pedestrian crosswalks should be paved with a striking brick design that identifies State
Road 7 as a destination   Unique architectural design through the City's recently adopted design guidelines should
be applied to new buildings.     Furthermore, it is recommended that the CRA help property owners improve their
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S.R. 7 PROPOSED CROSS-SECTION - The proposed cross-section of S.R.7 presents a welcoming atmosphere for businesses and patrons.  Adequate sidewalks witha a landscaped buffer encourage patrons to park and walk around as well as giving the local home-
owners an alternative to driving.

[ FIGURE 9 ]

facilities by developing programs to enhance facades, signage and landscaping.  

Add Residential and Mixed Use Development that Supports the Corridor Identity and
Commercial Properties

With little available land left within Broward County, cities must increase their densities.  As such, new mixed-use
developments proposed within the plan encourage the development of 2-3 or 4-5 story buildings, many with
commercial uses on the bottom and either office or residential space on the upper floors.  

The concept of mixed use is oriented more toward integrating commercial and housing activity on a smaller scale
that is pedestrian-friendly and linked to transit. Specific sites that have been identified as potential mixed-use proj-
ects include: the old K-Mart site and McArthur Dairy site, which is proposed for development into Caribbean
Village, Carishoca and housing; the Lauderhill Mall that is slated to become a Town Center focused on mixed use;
and the Strong Tower Ministries site immediately adjacent to the mall that could be developed in a complemen-
tary way to the Mall.    

The plan anticipates the development of 1,200 new units to satisfy Lauderhill's population growth.  It is anticipated
that a diversity of housing types will be developed for a range of affordability.  Many of these new units will be
combined in mixed-use projects to provide livable housing near places of work and play.  A concentration of res-
idential units will also be developed both near the regional park and on the vacant land west of State Road 7 and
north of NW 19 Street.   
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Develop a Sense of Place and Community

A key element of the redevelopment Plan is the creation of an identity for the State Road 7 corridor.  Residents of Broward County need to recognize the
corridor as a distinct place where certain amenities, cultures, and sensibilities are available which correlate with their priorities for living, playing, and shop-
ping.  Any place with a unique identity will not be for everyone, but it will be so attractive to some, or even many, that will pay a premium in effort and
money to visit or live in a place they find attractive.  The Plan proposes multiple strategies to achieve a sense of place.

A tropical design theme has been incorporated into the LDR for the corridor incorporating a coherent look that reflects the 
demographics of the community would be a significant upgrade of the hodgepodge of buildings currently in place

Streetscape improvements such as meandering sidewalks, pedestrian-level lighting, distinctive and consis
tent signage, and complementary landscaping will provide visual keys that define the corridor as a separate place

Public squares at side street intersections with public art which function as both landmarks and 
mini-parks within the corridor

Decorative asphalt imprints at key State Road 7 intersections which reflect the tropical design 
theme and provide cues for people to remember that they were in a specific place

While the State Road 7 corridor will continue to grow in intensity it is important to provide an adequate amount of well-located open space (15% of the total
area is a good rule of thumb).   Existing park space should be improved and vacant land should be considered for park use.   In addition to the new Regional
Park, the plan recommends developing an open space park along the north side of NW 21 Street just west of State Road 7 and a greenway along the canal
at the Lauderhill Mall site to connect Wolk Park and the City Golf Course.   

Transition Zones

A commuter currently driving along State Road 7 cannot distinguish Lauderhill apart from any other city and even worse cannot distinguish
unique places within Lauderhill. In effect, there are no unique addresses along State Road 7.  One strategy for creating the sense of place
described in the previous section is through the establishment of transition zones the divide the roadway and its mostly through traffic from
the pedestrian and shopping areas that are being developed as a space separate from the commuting experience.

The transition zone would lie between the edge of pavement and the parcels 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, which are not generally ADA
accessible nor consistent with current width and maintenance standards.  In some cases, the existing transition zone between the road and
the building is a parking lot and driveway.

The planned transition zone would be a minimum of 16 feet wide and could be as wide as 50 feet, depending on the particular parcel
fronting State Road 7. This is enough room for various landscaping treatments to buffer State Road 7, outdoor seating for either patrons of
restaurants or public seating, and for new sidewalks that provide ample room to stroll. Double rows of trees, sculpted hedges, fences, and

Typical Example of high density mixed-use development that takes advan-
tage of the complimentary functions between uses. 

RESIDENTIAL

OFFICE OR
RESIDENTIAL

OFFICE

RETAIL OR 
RESTAURANT

BUILDING USE

A tropical design theme has been incorporated into the LDR for the corridor incorporating a coherent look that reflects the demo-
graphics of the community would be a significant upgrade of the hodgepodge of buildings currently in place. Streetscape
improvements such as meandering sidewalks, pedestrian-level lighting, distinctive and consistent signage, and complementary
landscaping will provide visual keys that define the corridor as a separate place.



walls could all be used to soften the space between State Road 7 and adjacent properties. The overhead sketch
of the Cours Mirabeau in Aix-en-Provence, France gives one a general sense of the type of transition needed
along State Road 7 in order to make it pedestrian friendly. Perhaps the best model is the use of frontage roads
where landscaped parkways and parallel local access streets have constituted the transition zone.  This treatment
is in use in the City of Plantation on Sunrise Boulevard west of NW 72 Avenue and University Drive south of Sunrise
Boulevard.

Not all of the 50 feet for the transition zone would be included in the ROW for the corridor.  For example, the exist-
ing 22' median and three 12' lanes of vehicle travel would remain as is. A rapid transit bus lane could be at the
outside edge of the vehicle travel lanes.   A five foot landscaped buffer and 11 foot sidewalk and bicycle corri-
dor would constitute the portion of the transition zone dedicated within the ROW. Aesthetically pleasing and clear
marking on the 11' shared pedestrian and bicycle path would help alleviate conflicts between the two different
uses.   

Additional landscaping or a wider sidewalk could be installed or a restaurant could utilize the any additional
space for outdoor seating.  The current conceptual State Road 7 landscaping plan provided by EDSA, an inter-
national planning and urban design firm, anticipates an average 20' of transition space with a 10' wide mean-
dering sidewalk found throughout the corridor.  

The planned State Road 7 ROW between Sunrise Boulevard and NW 19 Street is 175' at major intersections and is
150' elsewhere as is shown in the cross section depicted in Figure 9.  According to a City of Lauderhill Planning &
Zoning Department Staff Report to the City Commission on December 23, 2002, only two existing structures fall
within a 150' ROW and would have to be acquired and demolished by the Department of Transportation. The CRA
plan realizes the possibility that a dedicated bus lane might never be built along the State Road 7 Corridor. If the
bus lane never gets built, the landscaped buffer should be expanded from 5' to 12' and the pedestrian/bicycle
path should be expanded to 16'.  Furthermore, any additional ROW owned by the Department of Transportation
that is not utilized should be transferred to the City to assist in improving the streetscape.  
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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 parcels 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, which are not generally ADA accessible nor consistent with current width and maintenance standards.  In some
cases, the existing transition zone between the road and the building is a parking lot and driveway.
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It is important to keep in mind that the size and character of the transition zone presented in the CRA plan is an
idealized concept. In application, the specific character of the zone would have to be implemented on a par-
cel-by-parcel basis. For example, it would be feasible to include a very wide transition zone in a large-scale rede-
velopment project such as the Lauderhill Mall site or the former K-Mart site. In fact, the Mall has already given the
City a 32-foot deep easement for implementation of the transition zone. In contrast, for a small parcel, the actu-
al width of the zone might be strictly limited. Prior experience says these field adjustments do not necessarily under-
mine the effectiveness of the overall strategy. The probability of creating a significant transition zone from NW 19
Street (the southern boundary of Lauderdale Lakes) to Sunrise Boulevard is very good. 

EDSA has prepared preliminary drawings and cost estimates for the implementation of the transition zone from 19
Street south to Sunrise Boulevard. In total, the cost 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 control of Lauderdale Lakes,
the CRA plan recommends that the two cities work together to develop attractive landscaping and streetscape
improvements reflective of the enhancements found within the transition zone.

The transition zone would not be a continuous stretch of shops and restaurants but rather a series of inter-con-
nected nodes of pedestrian activity focused around intersections where street level retail is brought from the inte-
rior of a site out to the walkway. Bricked or other textured pedestrian connections across State Road 7 would also
be located at these points.

The Future Land Use Element of the City of Lauderhill's Comprehensive Plan calls for the provision of "greenways."
Greenways are, in part, defined as "... a path for travel by multiple modes, such as bicycle, foot, and roller-blade.
The paths are intended to provide safe and convenient connections among public facilities, parks, commercial
centers, and residential neighborhoods." The Comprehensive Plan also says, "Due to the limited availability of land,
some sections of the greenway will consist of sidewalks and bike lanes, with particular attention given to the qual-
ity of landscaping." Under these definitions, the transition zone could be considered a greenway and fits into the
goals of the Future Land Use Element.

TRANSITION ZONE CONCEPT- The cost 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 control of Lauderdale Lakes, the CRA plan recommends that the two cities work together
to develop attractive landscaping and streetscape improvements reflective of the enhancements found within the transition zone.

[ FIGURE 10 ]

Architecture and Design

Another part of the successful equation for creating a unique sense of place involves a coherent architectural
style that makes sense for the community. For Lauderhill, home to many immigrants from various Caribbean
nations, the coherent style should be a combination of the mélange of styles found throughout the island nations.
Not only should the architecture remind one of the tropics, but also the color, the landscaping, and the details
within a building and on the street need to follow a tropical flavor. Even small things such as bus shelters need to
be coherently placed and designed to fit in with the tropical theme.

This rendering shows how the transition zone might connect to the commercial zone and how the proposed reduction in
curb cuts places creates acces to the parking  from behind buildings.



The tropical design precedent has already been set and been implemented for the last few years.  Examples
include the Hess Station on State Road 7 and NW 21 Street as well as the County Library, Police Station, and
Inverrary Falls Shopping Center on Oakland Park Boulevard. Following the tropical theme with Carishoca will
anchor the design standards at the entrance to the corridor and set the tone for future development.
Buildings in the regional park, especially the cricket stadium, need to be examples for others along State Road 7
to follow.  A set of design guidelines have been prepared and adopted for use in the park and commercial prop-
erties and are attached to this plan as Appendix F.

Architectural design standards can also be incorporated into the Land Development Regulations to eliminate the
vast, open swaths of asphalt parking lots that now frame the State Road 7 roadway.  Site plan reviews for rede-
velopment should require that buildings be moved close to the roadway and that parking be primarily provided
behind buildings.  The construction of the parallel roadways, NW 39 and NW 41 Avenues will provide additional
access and possibly on-street parking to help eliminate the parking in front.  Buildings should be required to be
multi-story, possibly with upstairs residential, to properly frame the street and bring an urban look to the corridor.  
Public improvements should also follow the architectural scheme.  The City should adopt a standard design for 
street signage and carry it through the corridor.  The Public Arts Fund could be used to install sculptures and pub-
lic art in the squares and mini-parks that are contemplated along the new local roadways.  These public improve-
ments contribute to the sense of place by becoming landmarks and points of reference.
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Community Policing Initiatives
Despite steady progress by the Lauderhill Police
Department, which has reduced crime by 14.2 % over
the past four years, well above the statewide average
reduction of 3%, the State Road 7 corridor and
Lauderhill in general have above average crime
rates, ranking in the top third of city crime rates in
Broward County.  The Police Department's progress
has been largely due to the adoption of community
policing practices such as satellite offices, beat walk-
ing, CPTED design standards, DARE and School
Resource officers, and bicycle patrols.  The Plan rec-
ommends increasing the staffing in the State Road 7
corridor by adding four new bicycle officers and by
purchasing a radar trailer for the corridor to help con-
trol speeding in the neighborhoods.
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DISTRICTS WITHIN THE STATE ROAD 7 REDEVELOPMENT AREA
The Plan envisions the development of distinct districts that provide opportunities for concentrated uses that con-
tribute to a sense of place within each area.  The districts will also complement one another in achieving the over-
all goal of creating a vibrant community that functions as a destination for Broward County residents.

[ FIGURE 11 ] PROPOSED DISTRICTS MAP- Land uses are organized so that appropriate relationships are created between cer-
tain activities. The park is looked over by the residential district to the north. The artist work/live area blends in
with the industrial feel of the commerce district. State Road 7 is flanked on both sides by commercial, but gives
special regulations to the west side which acts as a transition to Residential.

Carishoca Caribbean Marketplace
In 2002, the City purchased the vacant K-Mart site for redevelopment.  Situated next to the planned Regional Park
at the intersection of two major transportation corridors (Sunrise and State Road 7), the site is highly visible - over
110,000 vehicles pass by the site daily. As such, the redevelopment of this site will be highly vital to the success of
the region.  

Adjacent to two major destination points within the City - the Swap Shop, a large venue for the trading of goods
and services, and the proposed Regional Park - the new development will also provide a significant draw to
patrons across the region.  As such, preliminary plans for a mixed-use, entertainment district are already under-
way.  The proposed development, Carishoca, will incorporate the Caribbean businesses already found in the area
and region into a one of a kind tropical marketplace. The Caribbean theme will be carried throughout the devel-
opment in terms of design, architecture, goods and food. 

In addition to themed retail establishments and restaurants, the development will be home to both the proposed
Library and the proposed Performing Arts and Cultural Center.  The proximity of regional amenities will make it pos-
sible for a visitor to enjoy an entire day in the area, arriving at the Park for a midday stroll, eating at a nearby
restaurant for dinner and attending a performance at the Performing Arts and Cultural Center in the evening.
Likewise, the entire area's potential as a prominent destination makes it a prime location for a hotel.  During tour-
naments at the regional park, the hotel could service sport teams and their fans.  In the off-season, visitors will enjoy
nearby restaurants and shops at Carishoca, while remaining in close proximity to beachfronts and other shopping
facilities such as the Swap Shop and Sawgrass Mills Mall.   

The current conceptual plan could handle as much as 500,000 square feet of development, including retail,
office, residential, and civic uses.  The current conceptual plan calls for a hotel pad in the northwest corner of the
site and retail, restaurant and office buildings centered on the axis of the two major streets that cut through the
site. The structures around the edge of the site are parking garages to accommodate both the amount of devel-
opment in Carishoca and overflow parking demand for the main event field when there is a major event.
However, alternative conceptual site plans for Carishoca should be considered to improve connections between
other local destinations.  A simplified grid roadway would incorporate the Swap Shop, Regional Park, Lauderhill
Mall, and Arts District into the schema. 

All told, the rough total market value of the planned improvements at the Carishoca site will be about $63.5 mil-
lion - a hefty increase from the current assessed value of $4 million for the site. Additionally, the Carishoca project
will be a catalytic project, meaning it will induce more positive redevelopment in the State Road 7 Corridor by sim-
ply existing and showing the rest of the investment community that the State Road 7 Corridor in Lauderhill can be
a successful address to which to invest. Because of its catalytic potential, the project should be able to receive
direct incentives from the State Road 7 CRA. The CRA plan estimates that about $5.75 million will be available from
tax increment financing revenues for the retail and office component and about $1.1 million will be available for
the hotel. The final numbers will be negotiated with Broward County and the City of Lauderhill. 

Residential District

Recreation & Entertainment District

Town Center

Commercial To Residential District
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CONCEPTUAL ENTRY PLAN AT CORNER OF SUNRISE AND S.R. 7C A R I S H O C A

The current conceptual plan could handle as
much as 500,000 square feet of development,
including retail, office, residential, and civic uses.
The current conceptual plan calls for a hotel pad in
the southeast corner of the site and retail, restau-
rant and office buildings centered on the axis of
the two major streets that cut through the site. The
structures around the edge of the site are parking
garages to accommodate both the amount of
development in Carishoca 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 R I S H O C A
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Regional Park and Cricket Stadium

Within Lauderhill, Broward County is currently constructing a 110 acre regional park that will include basketball, net-
ball and tennis courts, a fitness trail, a lake with boat dock, an aquatics center, open space and a state-of-the-art
Main Event Stadium that will be the first facility in the United States capable of holding  regulation international crick-
et matches. Due to its configuration, the stadium also will be able to accommodate football and soccer matches
and large outdoor musical and cultural events

Although cricket has historically been an international sport, it is becoming increasingly popular in the United States.
Within the South Florida region alone, there are one million immigrants from cricket-playing countries (Great Britain,
West Indies, Australia, Pakistan, Caribbean, etc.) and over 50 teams in the South Florida Cricket Alliance and
Southeast Cricket Association.  Despite these numbers, a premier cricket facility does not exist anywhere in the state.
According to the United States Cricket Club, such a facility could draw at least five major cricket tournaments a year,
attracting 20,000 to 50,000 people from around the world. In order to promote the facility as a premiere destination
for national and international matches, the City is already planning several tournaments and is currently being con-
sidered to host warm-up matches for the 2007 Cricket World Cup.

The creation of a regional park equipped with recreational facilities can stimulate economic growth within the corri-
dor.  The park should be easily accessible so that visitors can fluidly transition between the park and new civic cen-
ters, residences, hotels, restaurants and retail shops.  It is essential to integrate the proposed cricket stadium with other
local destinations such as Carishoca, the Caribbean marketplace, and the Swap Shop.  In addition, integrating near-
by housing complexes into the park design will provide residents with spectacular views and the park with constant
human surveillance of the property.  

The City and County's combined investment of approximately $60 million in the park and related amenities will significantly increase
in the value of properties in the State Road 7 corridor.  The park is expected to be complete by the end of 2006.  As noted, adjacent
properties will have their views improved from that of a vacant, overgrown field to that of a lushly-landscaped park.  The City and
County have worked together on the design of the park to ensure that the perimeter is well-landscaped to help with the redevelop-
ment of area properties.

A developer is currently in the final stages of site plan review for the former 32 acre Worldcom site located north of the park where
they plan to begin construction on a 320 unit townhouse development called Georgetown by the end of 2005.  Another developer
has purchased a 10 acre site located north of the park and they also intend to develop a townhouse/mixed use community.  The 441
apartments, to the west of the park in the Residential District, are another property that will benefit from improved views and the CRA
will work with the owners to upgrade that property. 

In addition to the park itself, the City and County have agreed to spend more than $10 million to build a regional library and cultural
arts facility within the park.  These facilities will spur development in the proposed Arts District.

This110 acre regional park will include basketball, netball and tennis courts, a fitness trail, a lake with boat dock, an aquatics center, open space and
a state-of-the-art Main Event Stadium that will be the first facility in the United States capable of holding  regulation international cricket matches.

According to the United States Cricket Club, such a facility could draw at least five major cricket tournaments a year, attracting
20,000 to 50,000 people from around the world.
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Residential District 

One model for the plan's residential district is the Sycamore Street Co-Op in Santa Cruz, California - a workforce
rental housing project for those earning below 60% of the area median income. The project is a testament to the
fact that good and attractive design can address the workforce housing market and that affordable housing can
be integrated into market rate neighborhoods. There are 24 units per acre as well as community facilities and a
day-care center for up to 40 children. The homes are 2-story townhouses above ground floor flats and 3-story
townhouses organized around courtyards. Two courtyards with entry gazebos, along with 5 townhouses above the
child-care center, face the city street, placing eyes on the street. All courtyards open to a central green, fronted
by a building containing the community facilities and co-op offices.   Autos enter two side alleys, tucking into the
backside of the edge buildings.  Rear decks above the parking serve as outdoor living rooms for the townhouses
above.

441 Apartments  

The current, dilapidated 441 Apartments
should be maintained for residential use but
should be significantly redeveloped.
Residential in close proximity to parks and
recreational facilities has been proven time
and again as a key component to success-
ful redevelopment strategies   Not only do
they provide residents with open space and
attractive views, but they also provide the
park with constant human surveillance.  The
large size of the parcel, 7.3 acres, would
allow a developer to build a significant resi-
dential component on this site. A modest
urban density of 20 units per acre applied to
this site would yield 146 units. The approxi-

mate value of 146 new townhouses and its infrastructure would be about $32.7 million, notably more than the
site's current assessed value of $6.1 million.  Furthermore, if a developer were able to assemble the three under-
utilized, adjacent commercial parcels and redevelop the land at a modest FAR of 0.35, approximately 35,000
square feet of development could be built. The expected value of that amount of development would be
around $4.4 million, substantially more than the current assessed value of $1.6 million for the three properties
today.  The two projects could also be combined into a much larger mixed-use development.  

AT&T antenna field site

The land use for the 10-acre AT&T site has been redesignated and is being redestricted from a Light Industrial
(IL) district to a transit oriented corridor (mixed use). Located directly northeast of the existing 441 Apartment
complex, the site's proximity to the proposed regional park will create added value and desirability for the res-
idences and bring "eyes on the park". Further, it will help to alleviate the residential-to-jobs imbalance that exists
in the State Road 7 corridor today.  A modest urban density of 16 units per acre could yield up to 160 units for
this site. The ballpark assessed value of such a residential redevelopment project would be about $32 million.
The 2004 assessed value of the property was $2.3 million. 

In addition, it is recommended that the eastern portion of the site be set aside for the development of a school.
The new school's location, as proposed, would connect the Arts District to the Performing Arts & Cultural Center,
link the new residential developments, align with the new Town Center at the Lauderhill Mall, and utilize the
Regional Park amenities.   

R E S I D E N T I A L  D I S T R I C T
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The site plan for the proposed development provides for 320 townhouses units built around a large open space provided in the mid-
dle of the site. Several traffic circles break up the streetscape at regular intervals. A couple of view sheds are provided at the traf-
fic circles, would allow unobstructed views into the regional park. None of the units would face into the neighboring light industrial
uses and many of them would have views into the regional park. The Planning and Zoning Board has recommended approval for
a Comprehensive Plan Land Use change for this site from industrial to residential. The City transmitted the Comprehensive Plan
amendment to the State on September 27, 2004.

The site plan calls for an overall density of 10.66 units/acre. The CRA plan assumes an average assessed value of $175,000 per unit.
Assuming the minimum starting price of $225,000 and 80 percent assessed value, the minimum assessed value should be $184,000.
The assessed value of this project could be over $50 million while the current assessed value of the land is slightly over $1 million - a
huge increase in taxable value for the State Road 7 Corridor. These numbers are conservatively reflected in the Tax Increment
Finance (TIF) analysis in the Strategies for Implementation section of the CRA plan.
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World Com site 
The WorldCom site, a 32-acre vacant site located north of the Regional Park,
should be viewed as an opportunity to bring a significant residential compo-
nent into the district. While mixing residential with industry may not seem like a
good idea at first glance, the situation in this district is different.  A current pro-
posal has received preliminary site plan approval to develop 320 townhouse
units. The property was recently rezoned to RM-16.

First, the immediate neighbors to the site are, as with most of the uses in the dis-
trict, light industry or warehouse/supplier operations that produce few emissions
or little noise. Even if the proximity of industry were a concern, the size of the
parcel allows sufficient landscaping to buffer any noise and visual pollution.
Only two of the four sides have an industrial neighbor, the other two sides are
the regional park and a single-family neighborhood across a canal in part of
unincorporated Broward County that was recently annexed into Lauderhill.

Second, the site is directly to the north of the proposed regional park. As the
CRA plan has previously established, locating residential next to an activity
node such as the park is the best way to create a lively neighborhood and
ensure that the park is actively used. Additionally, the proximity of the park will
be an amenity that the developer could use to sell the units. 

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

Site Plan of the 32 Acre World Com
site that has an estimated future
value of over $50 million.
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Industrial District

Lauderhill's Industrial District contains a number of light industrial and warehousing busi-
nesses, among them a large distribution facility for UPS. There is sufficient need to main-
tain many of these uses to ensure the economic vitality of the State Road 7 corridor and
the overall region. While the current zoning for the central portion of the industrial dis-
trict should remain light industrial (IL), the outer perimeter should develop into either flex
manufacturing/office space or live/work facilities with ground floor light industrial uses
and residential loft units above the ground floor. These multiple uses will help the indus-
trial park transition into the adjacent residential developments and will take advantage
of the waterways found adjacent to the facilities. 

C O M M E R C E  D I S T R I C T

These unattractive one-story warehouse buildings are about 50% unoccupied. They have served to help the mix of light industrial uses that this area has become known for, but their

structural problems large parking lots have limited their contributions to the urban whole. 

This conceptual sketch helps illustrate the idea of mixing the light industrial uses of the area with a residential component that plays off the ambiance of the arts district nearby. Working warehouse/ storage garages could replace those in the photos (above) and offer loft living on the upper

floors. Architectural elements such as pitched roofs and vibrant colored facades would also add to the tropical theme held throughout the city.

3
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Arts District

The Lauderhill Commerce Park consists of
those parcels from NW 16 Street to NW 19
Street that front on NW 38 Avenue.  This area
currently comprises eight freestanding one-
story buildings with many vacancies.  The
properties that are rented are occupied by
vehicle repair shops, house of religious wor-
ship, wholesale outlets, and other underper-
forming uses.  

The location is a prime area for artist live/work
places to develop.  The location amidst com-
mercial and industrial buildings will ensure rela-
tively low rents, while the wide, well land-
scaped streetscape on NW 38 Avenue is

potentially pedestrian friendly while also providing good vehicular access via NW 19 Street and
State Road 7.  In a county with over 10,000 artists and 450 not-for-profit cultural organizations, sur-
prisingly, very few such arts districts currently exist.  

This section along N.W. 16th Street looks down the redesigned N.W. 38th Avenue. This is how you would enter the Arts district if you were coming from the Regional Park.

In a county with over 10,000 artists and 450 not-for-profit cultural organizations, surprisingly, very few such arts districts currently exist. 
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The new Performing Arts/Cultural Center in the Broward County Regional Park will provide
a showcase and potential income generation for the artists living and working in the area.
At the same time, the NW 38 Avenue area, if properly developed with artists' studios, relat-
ed retail stores, and cafes, could become another reason for the corridor to be a desti-
nation for South Florida residents and tourists.

Noting that many of the individual artists and arts groups may need to be subsidized to
afford space, it is recommended that the City establish a Public Arts Fund.  The costs will
be insignificant in comparison to the benefits.  Arts and culture help develop individual
capacities, create a sense of community pride, attract visitors, and sustain a healthy
economy.  Furthermore, it is a common phenomenon that artists spur revitalization within
many cities.  Struggling artists often move into blighted neighborhoods that provide both
an anti-establishment atmosphere and an abundance of cheap space to perfect their
craft. As more and more artists begin to move into the area, urban cafes, hip bars and
sleek art galleries begin to appear to cater to the new residents. A diverse, unique, mixed-
income community arises and many onlookers want to be a part of this new, trendy
neighborhood.  Quickly, real estate prices increase to keep pace with demand, signifi-
cantly boosting the area's economic base.  

Examples of this model of economic development are found across the country.  The
Adams Morgan neighborhood in Washington, DC has already been noted.  Seattle's orig-
inal downtown and waterfront are in the midst of a revitalization that relies heavily on artists
and studios moving into abandoned retail stores and offices.  The former slums of SoHo in
New York developed into one of the most fashionable, not to mention most expensive,
neighborhoods in that city. Likewise, the once abandoned warehouses of Williamsburg are
now the hip, chic part of Brooklyn.   

A R T S  D I S T R I C T

it is a common phenomenon that artists spur revitalization within many cities.  Struggling artists often move into blighted neighborhoods that provide both an anti-establishment atmos-

phere and an abundance of cheap space to perfect their craft. As more and more artists begin to move into the area, urban cafes, hip bars and sleek art galleries begin to appear

to cater to the new residents. A diverse, unique, mixed-income community arises and many onlookers want to be a part of this new, trendy neighborhood.  Quickly, real estate prices

increase to keep pace with demand, significantly boosting the area's economic base.
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Struggling artists often move into blighted neighborhoods that provide both an anti-establishment
atmosphere and an abundance of cheap space to perfect their craft.
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While automotive shops and car dealerships have characterized the corridor for decades, it is essential to devel-
op new ways to improve the physical characteristics of those sites.  Currently, the automotive dealership's entire
State Road 7 frontage is encompassed by a vast, paved lot lined with the dealer's automotive selection.  If the
site is to remain a car dealership, the CRA should encourage the property owner to build a multi-story display
building or expand the current building at the front of the lot consistent with the corridor design guidelines and to
bring structure and scale to the pedestrian area fronting the property.  The transparency of the structure would
allow the cars in the rear lot to still be seen by passersby while the dealer's best cars would be highlighted within
the front display. 

As an offset to the cost of the project additional density of mixed uses in the rear of the property could increase
the total value of the property and further the goal of adding the NW 39 Avenue roadway.  The remaining por-
tion of the district should be encouraged to develop into a more substantial retail and office center, with direct
auto access oriented away from State Road 7.  The typical building found along the commercial section of the
State Road 7 corridor in Lauderhill is a strip shopping center. Several tenants inhabit the building, with parking in
front of the building and driveway access directly off of State Road 7. 

These commercial strip centers could be redeveloped in an attractive manner and still retain and enhance its eco-
nomic function along the corridor. In place of one long, rectangular center, two 8,000 square foot commercial build-
ings designed in accordance with the design guidelines of this plan would be constructed.  The buildings would b e
setback 10' from the edge of the transition zone and 10' from the sides of the parking lot. Drive access to the parcel is
gained from a rear road where there is enough room for parking assuming a typical retail parking ratio of 4 spaces per
1,000 square feet of retail. The rough assessed value for such a plan would be about $2.4 million or 30-50% more than
the typical assessed values of the extant strip centers in 2004.  

With proper redevelopment, automobile drivers are given a much more attractive setting to drive through and park
in. Businesses are given a more attractive and marketable address and product. Pedestrians are able to navigate the
parcel in a safe and comfortable fashion. This model could also be applied to smaller parcels that are assembled
under common ownership for redevelopment.

C O M M E R C I A L  D I S T R I C T

With proper redevelopment, automobile drivers are given a much more attractive setting to drive through and park in. Businesses
are given a more attractive and marketable address and product. Pedestrians are able to navigate the parcel in a safe and
comfortable fashion. This model could also be applied to smaller parcels that are assembled under common ownership for rede-
velopment.

Drive access to the parcel is gained from a rear road where there is enough room for parking assuming a typical retail parking ratio
of 4 spaces per 1,000 square feet of retail. The rough assessed value for such a plan would be about $2.4 million or 30-50% more than
the typical assessed values of the extant strip centers in 2004. 
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Commercial-to-Residential Transition District

As with the rest of the State Road 7 Corridor in Lauderhill, the commercial buildings found west of State Road 7
and north of NW 16 Street are a mix of small shopping centers and single-use buildings. Some of the commercial
buildings in this district are relatively new and appear to be in good physical shape. There are a few pieces of
vacant land, most noticeably two adjacent parcels just north of NW 19 Street that combine to make a 4.6-acre
parcel. The shopping center in the far southwest corner of the district, across NW 16 Street from the Lauderhill Mall,
is now home to the Strong Tower Ministries. 

The residential land bordering the commercial properties to the west is completely built-out. The buildings are
mostly once owner-occupied condominiums that have been converted to rentals. As expected with such a tran-
sition the maintenance of some of the properties has deteriorated slightly. The buildings range from two stories to
four stories high, some featuring better community facilities than others, such as pools and clubhouses.

The current land use pattern of commercial in front of residential is appropriate. Rehabilitation of the existing resi-
dential buildings and the conversions from rental units to condominium units should be supported, even at a small
scale. New paint and landscaping can go a long way to improve the quality and presentation of a building to
the rest of the community. Rehabilitation and redevelopment of the underutilized commercial properties should
be encouraged through greater flexibility in the land development regulations and vacant land should be taken
as an opportunity to visually enhance the State Road 7 Corridor. The possibility of developing the vacant land in
this district into passive parks is also a possibility. However, one of the empty sites has already been purchased by
a developer and is slated for commercial and residential use.

Noting that the Strong Tower Ministries now occupies much of the space on the 4.7 acre shopping center site (orig-
inally intended for retail and office use), the property should be redeveloped to contain a mix of office, com-
mercial, and residential uses.   

McArthur Dairy site 

In 2003, the City purchased the 10 acre former McArthur Dairy   property for $2.4 million and
leveled the structure the following year. The McArthur Dairy plan would contain 85 townhous-
es units built on narrow streets on a grid with public squares. 

The residential land use would be a welcome addition to the State Road 7 Corridor, both in
terms of helping to achieve a balance of land uses along the corridor (alleviating traffic congestion and increasing
viability) and being a friendly neighbor to the existing single family homes to the west.

Other uses in the area are single use commercial buildings, a strip commercial building, residential homes that have
been converted to small businesses, a large empty lot, a church, a fire station, the Herbert Sadkin Community
Center, single family homes, and Wolk Park. Wolk Park, which offers a variety of activities such as swimming, bas-
ketball, tennis, horseshoes, a playground, shelters, open space and a small lake, combined with the Herbert Sadkin
Community Center, creates a considerable node of activity in the district. This node should be complemented with
the redevelopment of the existing rundown commercial buildings.  

Discussions have already taken place to acquire
and assemble the property on the corner of NW 12
Street and State Road 7.  Currently buried at the
back of the site, the Church should be relocated
to the corner of NW 12 Street and NW 41 Avenue
(the proposed roadway) to improve visibility and
serve as an anchor for the neighborhood.  The
remaining parcels facing State Road 7 could be
adapted to commercial uses.  

C O M M E R C I A L  T O  R E S I D E N T I A L  D I S T R I C T

The current land use pattern of commercial in front of residential is appropriate. Rehabilitation of the existing residential buildings and the conversions from rental units to condominium units should be supported, even at a small scale. New paint and landscaping can go a long way to
improve the quality and presentation of a building to the rest of the community

6
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While the Lauderhill Mall opened in 1966 with great acclaim, touting itself as the first enclosed
air-conditioned mall in the southeastern United States, today the mall is in a serious state of dis-
repair.  Much of the retail is low end and discount retail and the much of the space is occupied
with various public agencies and non-retail businesses such as the police, tax accountants, and
mortgage lenders.  

Nevertheless, the Lauderhill Mall represents a major opportunity for redevelopment in the State
Road 7 Corridor. There are very few sites in south Florida that have the size of the Mall site (45
acres) and the location (State Road 7 near Sunrise Boulevard) which are under common own-
ership. As such, private developers could be enticed to redevelop the site into a mixed-use cen-
ter that combines residential, retail and office space. The Town Center should be structured
around a central civic space and a strong geometry that connects the area to the rest of the
community based on the Public Squares outlined in this Plan. As described in the Access section
of the document, ulterior roads (NW 41st Avenue and NW 42nd Avenue) need to be construct-
ed for this purpose. In addition, new pedestrian bridges should connect the Mall redevelopment
to the Park South condominiums across the canal.  Today, there is only one pedestrian bridge
and it has been chained shut at the request of Park South because of fears that it supports crim-
inal activity.

Potentially the most attractive feature within the proposed development is the open space park
along the canal.   The green space could connect Wolk Park on NW 12 St and the Lauderhill
Municipal Golf Course on NW 16 St with a linear park. Additionally, the area could build on one
of the locale's most prominent features, canals, by incorporating a meandering stream running

through both the buildings and park.

A few small commercial buildings, a six-story office building, and a bus transfer station are
found immediately adjacent to the Mall.  While some of the buildings could be retained and
integrated into the plan, the CRA should make relocating the bus transfer facility to the front
of the property adjacent to State Road 7 a high priority.  Currently, the station adds unneces-
sary traffic to NW 12 Street, a primarily residential local road.  Moving the station closer to State
Road 7 would remove this unneeded traffic and would allow riders to more easily transition
into other parts of the State Road 7 Corridor, such as the Regional Park and Carishoca sites.
Efforts should be made to provide attractive bus shelters with sufficient pedestrian crossings at
the site.

The Lauderhill Mall's central position within the State Road 7 Corridor contributes to the impor-
tance of the site to the redevelopment efforts and the opportunity to redevelop the area into
the heart of the community.  While much of the redevelopment occurring on the east side of
State Road 7 will attract regional attention, the development on the west side will predomi-
nantly serve the local population.  Within the redeveloped Lauderhill Mall, amenities such as
a local grocery store, post office, and retail shops should be established. 

Section Key

This elevation of the Town center illustrates the how the street life of Lauderhill’s “Downtown” might feel. One of the most attractive features of this area is the idea of a green
corridor that begins from transforming the single functioning canal in the Northwest corner into a meandering nature walk that takes through the heart of the city’s down-
town area. This corridor serves to link the neighborhoods to the north, link downtown to Wolk park and acts as natural escape from the hardscape of the urban environ-
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L A U D E R H I L L  T O W N  C E N T E R

The Lauderhill Mall's central position within the State Road 7 Corridor contributes to the importance of the site to the
redevelopment efforts and the opportunity to redevelop the area into the heart of the community.  While much of
the redevelopment occurring on the east side of State Road 7 will attract regional attention, the development on
the west side will predominantly serve the local population.  Within the redeveloped Lauderhill Mall, amenities such
as a local grocery store, post office, and retail shops should be established.

7
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because the City is not the owner. Instead of initiating the development process,
the City should play a role of ready and willing public/private partner. The City
should make its desires with regard to redevelopment known to ownership of the
Mall and aggressively encourage the owners to consider redevelopment. Until
ownership makes a decision to commit to redevelopment, the City should
assume a reactive role as opposed to the active role for the properties owned
by the City.

In addition to these three projects, two privately-financed townhouse projects, in
the range of 150-300 units each, are already well into the design and permitting
phase.  These projects, both on the east side of State Road 7 between NW 13
and NW 16 Streets, will further spur the momentum of investment generated by
the Regional Park, Carishoca, and McArthur.

The City, like any other municipality has finite resources and the primary purpose
of the catalytic redevelopment projects is to create momentum in the market
place which will sustain itself through private initiative. In most successful rede-
velopment environments, catalytic projects represent less than 50% of the total
amount of community redevelopment that is achieved.   

The funds from an Interlocal Agreement with Broward County combined with Tax
Increment Financing funds described later in this section along with other sources
of funding listed in Appendix C, Funding Sources, should put the CRA in a posi-
tion to assertively encourage, promote and pay for redevelopment and
improvement projects in the State Road 7 corridor.

Modifications to City Land Development Regulations

One of the obstacles to community redevelopment are traditional land devel-
opment regulations which focus on prohibiting undesirable development
through regulations as opposed to promoting desired forms of development. Too
often, a developer and the community agree on a particular proposal but are
unable to build it because of the limitations of applicable land development
regulations.

In order to promote community redevelopment the City of Lauderhill needs to
create a regulatory environment that gives property owners and developers
both flexibility and certainty to the maximum extent possible. Flexibility is neces-
sary to overcome the cost and complexity of redevelopment and to deal with
the limitations of existing conditions such as parcel size and existing improve-

ments. Certainty is necessary to overcome the economic implications of high
land costs, demolition costs (often of income producing improvements) and
existing market trajectories. 

Flexibility and certainty, however, are not always concurrent. Flexible regulations,
which reserve substantial discretion with regard to permitted uses, densities and
bulk standards, may create uncertainty.  Similarly, certainty in regulations creates
an inherent limit on flexibility.  The City will provide assistance to developers
whose projects are consistent with the recommendations laid out within this plan.
Assistance could include, but should not be limited to, expedited local review
processes and assisting with applications for state expedited review, flexibility in
land use policies as allowed by the State, impact fee waivers, and direct finan-
cial incentives. 
There are a variety of solutions to the flexibility/certainty calculus that can be
employed. For example, land development regulations can provide flexibility
with certainty by creating a two tier regulatory regime. The first level establishes
a fixed floor which assures a developer that no matter what happens during the
development review process, he or she will come away with an approval for the
permitted floor. The second level would allow flexibility through a discretionary
review, which would judge particular proposals on the basis of performance
standards in lieu of fixed standards. Another way of balancing flexibility and cer-
tainty is to create a carefully prescribed process for development review that
includes a set schedule of events and time limits for approval. Lauderhill has a set
schedule and time limits but lacks other elements of flexibility.

Appropriate regulations can be developed in a number of ways. Some commu-
nities, for example, create overlay zones, which add flexibility not otherwise
available in the underlying zoning district. Other communities simply design new
district regulations for identified redevelopment areas. Although both approach-
es have been used successfully, the new district approach is the preferred
approach because it is less complex and more easily tailored to the specific
needs of a particular redevelopment area. 

In order to implement the CRA plan, the City of Lauderhill intends to modify its
land development regulations to accommodate the development and rede-
velopment options, which are presented in this Plan. The land development reg-
ulations should allow, at a minimum, the following:

vertically and horizontally mixed uses (A mixed use overlay zoning district
is being created by the City) 

The opportunities for redevelopment in the State Road 7 Corridor will not be self-
actuating. In order to realize the Corridor's potential, the City of Lauderhill must
continue to take an active role in making the kind of development and rede-
velopment the City desires a reality. There are four broad approaches to com-
munity redevelopment: 1) active participation in the development and redevel-
opment process, 2) community reinvestment strategies, 3) modification of land
development regulations to eliminate disincentives and create incentives for
community redevelopment, 4) the option of creating a statutory community
redevelopment agency and tax increment financing to be a leadership entity in
the implementation of the Plan. 

Active Participation in Catalytic Redevelopment Projects

The CRA plan identifies three parcels of land that would be appropriate for large
scale, mixed use redevelopment - the K Mart property, the McArthur Dairy prop-
erty and the Lauderhill Mall. The K-Mart property and the McArthur Dairy proper-
ty are owned by the City and are in the disposition process, facilitating the City's
active participation in the redevelopment of these properties. With regard to the
Lauderhill Mall, which is privately owned, the City of Lauderhill has taken affir-
mative steps to ensure that the ownership of the Mall fully understands the City's
redevelopment objectives and to inform ownership of the manner in which the
City could assist in the redevelopment of the Mall.

The first step in promoting catalytic redevelopment is the modification of the
City's Land Development Regulations (LDR) to establish the procedural and sub-
stantive ground rules that govern the redevelopment of the candidate redevel-
opment properties.  The City has made and is in the process of making further
changes to its LDR which set standards for the State Road 7 corridor and simul-
taneously give the CRA and the City some flexibility to work with individual devel-
opers to help make certain that redevelopment can happen that benefits
everyone and furthers the goals of this plan.

In negotiating a public private redevelopment agreement, the City should give
priority to the character and quality of the proposed redevelopment project and
consistency with the City's redevelopment objectives rather than the amount of
money the preferred developer is willing to pay. In the long run the economic
benefits of quality redevelopment are more important than short-term recapture
of land cost.

The City should employ a different strategy with regard to the Lauderhill Mall
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gross residential densities based on the total project site (independent of
other uses that may be present on site) of at least twenty (20) dwelling units per
acre so long as the total floor area ratio of all the buildings, including parking
garages, does not exceed 2.0

interchangeable land uses, such as a negotiable mix of residential ver-
sus commercial would give developers added flexibility to their building pro-
grams and responsiveness to the market 

buildings with a height of up to 100 feet should be subject to limitations
on the location of the 100 foot  portions of the building in relation to the street
and surrounding sites and the percentage of the building with heights over 50
feet and 75 feet - for multiple buildings on a single site the limitations should be
tied to the percentage of the number of buildings over 50 feet and 75 feet

Surface and/or structured parking (currently allowed)

 shared off-street parking (currently allowed)

Community Reinvestment

A key part of any community redevelopment initiative involves repositioning the
community redevelopment area in the marketplace. Momentum, positive or
negative, is a powerful force in community redevelopment and perceptions are
as important as realities. In order to successfully implement the CRA plan it will be
necessary for the City to create an expectation of a positive future. While pro-
moting individual development and redevelopment initiatives will be important,
overcoming negative or blighting influences and the reality and perception of
weakening is essential to successful implementation. 

The easiest way for the City of Lauderhill to convince the private sector that the
character and value of the Corridor will improve over time is for the City to estab-
lish a Capital Improvement Program in the future of the corridor.  While the City
has already taken the first, most important step in creating positive momentum
through the acquisition of the K-Mart and McArthur Dairy sites, the City should
take further steps to ensure that the marketplace understands that those acqui-
sitions are just the beginning. The City's public and expected private investment
in the corridor are discussed in the Tax Increment Financing section which fol-
lows.

The most visible element of the CRA plan is the creation of a transition zone,
which converts the edges of the road into an attractive and distinctive location
for future private investment.  The outline for the transition zone was discussed
earlier in this Plan.  Implementation of the transition zone will involve a variety of
initiatives depending on location and particular conditions. With regard to the
major redevelopment sites such as. K-Mart, the creation of a transition zone will
be relatively easy, particularly for property owned by the City.  The City could,
for example, design an appropriate transition zone and require that the devel-
oper of the property incorporate the transition zone into the redevelopment of
the property. Likewise, other streetscape improvements, such as the burying of
utilities, should occur simultaneously.  

In addition, the City may create a transition zone improvement fund to apply to
the east side of State Road 7 from NW 19 Street to the City limits. The fund would
be used to pay for the creation of transition zone as a part of qualifying rede-
velopment initiative. For example, the owner of a freestanding retail building
could come to the City and propose the revitalization of his or her property and
apply for funding assistance from the transition zone fund. Applications for fund-
ing could be on a first come, first serve basis, or the City could create a funding
cycle where revitalization and redevelopment proposals compete for available
funding. One possible funding source for the improvement fund is the FDOT
Highway Beautification Grants program. Qualified projects can receive up to
$150,000 per year and phased projects, like the transition zone, can receive
$150,000 over the course of several years. 

The first step in the implementation of the transition zone concept is the prepa-
ration of a parcel-by-parcel design. While the CRA plan speaks in terms of a 50-
foot transition zone to create a meaningful "space" between State Road 7 "the
road" and the adjoining "places." In reality, the character of the zone will differ
from property to property; however, careful design and consistent use of mate-
rials can be used to create a coherent whole out of disparate parts. The key to
successful implementation of the transition zone concept is the creation of a
vista from State Road 7 through the City, which differentiates the City of
Lauderhill from the balance of the corridor and creates a desirable edge for
development and redevelopment along the Corridor. 

The plans will help the City achieve several objectives. First, the plans address
the inevitable property owner fear of the unknown concerns as to "how will the
concept of the transition zone affect my property?" The intuition of most prop-
erty owners is to resist proposals to devote private property to any purpose other

than for buildings or off-street parking. The conceptual plans show the individual
property owner that implementation of the transition zone concept would be
implemented in a balanced and beneficial manner. 

Second, the plans paint a picture of the benefits of implementing the transition
zone concept on a particular property, stimulating property owner interest in revi-
talization and competing for implementation funding.  Third, the plan tells the pri-
vate sector that the City is serious about the future of the State Road 7 Corridor
and it overcomes the natural tendency to assume that "talk is cheap" with regard
to the City's commitment for the State Road 7 Corridor.  Finally, the preliminary
plans are a framework for negotiating potential public/private partnerships for
the major catalytic redevelopment properties.

There are other ways that the City could demonstrate its commitment to imple-
mentation through community investment. One way would be to create a rede-
velopment incentive program to make financial assistance available to property
owners who are willing to improve their properties. There are a wide variety of
interim and permanent improvements which could be implemented for existing
improvements including new and improved signage, new paint, additional land-
scaping (temporary or permanent) and architectural treatments which evidence
a new direction. What is important is for the market place to observe that change
has started, no matter how modest.

In some communities where poor and aging signage is a key indicator of decline,
local governments have created redevelopment programs that provide design
and financial assistance to property owners willing to replace their signage with
alternative signage, which is complementary with the communities' redevelop-
ment objectives. Coupled with even modest landscape improvements, a sense
of change and momentum is relatively easy to accomplish, even if the improve-
ments fall short of the ultimate objective. The City's Planning Department will pre-
pare a Comprehensive Signage Plan for the State Road 7 CRA resulting in dis-
tinctive signage.

Tax Increment Finance (TIF) Analysis

A major benefit of establishing a CRA is the use of incremental tax revenues for
the purposes set forth in the CRA plan. These funds are the tax revenues on prop-
erty value increases or new construction after the date that establishes the CRA
Redevelopment Trust Fund.  For the State Road 7 CRA, this date would be approx-
imately the end of 2005. The CRA is not allowed by state statute or does not
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presently intend to collect TIF revenues from any taxing destrict other than the
City of Lauderhill. The CRA does intend to execute an Interlocal agreement with
Broward County for revenues from their Redevelopment Capital Projects (RCP)
grant program that is intended to substitute for TIF revenues.

The TIF analysis for the State Road 7 CRA, therefore, is presented only for the City
of Lauderhill and for Broward County. For Lauderhill, the analysis represents what
the City’s potential TIF contributions to the CRA would be each year. For Broward
County, the analysis calculates a net present value (NPV) of the potential tax
flow attached to the projected projects that would be eligible for the RCP pro-
gram. This analysis, then, is illustrated in the two accompanying tables. Table 1
illustrates the potential TIF revenues for Lauderhill projected from the develop-
ment foreseen in this plan and is based on the proposed thirty-year life of the
CRA. Table 2 illustrates only the NPV of projects well into the design and/or per-
mitting stage and is based on Broward County’s prescribed formula, including a
twenty -year tax revenue stream for calculation of the NPV. The second table
forms the basis for negotiations of the inital interlocal agreement with Broward
County. As addtional projects become realities, the CRA and City of Lauderhill
can submit new RCP applications based on the additional NPV added by the
projects.

The NPV analysis (Table 2) focuses on
four projects. These are the
Georgetown housing project(1), the
United Homes housing project(2), the
Carishoca Marketplace(3), and the
McArthur housing project(4). The TIF
analysis (Table 1) also assumes $1mil-
lion annually in new office and retail
construction and 20 housing units per
year with and average assessed value
of $250,000. These are conservative
estimates that are below what is fore-
seen elsewhere in this plan. For consis-
tency, Table 1 further assumes the
same assessment, collection, and dis-
count rates as used by Broward
County in its RCP calculation.

[ TABLE 1 ] TAX INCREMENT FINANCING

2

1

3

4
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CARISHOCA CARIBBEAN V ILLAGE COMMERCIAL
AND ENTERTAINMENT DEVELOPMENT PROJECT

The Carishoca Caribbean Village Commercial and Entertainment Development
Project is an essential and unique component of the City of Lauderhill's SR7 CRA
Plan in its efforts to reverse blighted conditions.  Located at the northeast corner
of SR7 and Sunrise Boulevard, this 14 acre site formerly housed a Kmart store.  In
conjunction with the proposed redevelopment of the McArthur Dairy site across
SR7, the proposed 400,000 square foot complex will create a mixed-use project
of residential, hotel, commercial, restaurants, entertainment and retail uses.  The
proposed project(s) will be adjacent and complement the planned Broward
County Regional Park, stadium, library and cultural center.  The project also will
parallel the State of Florida's Department of Transportation enhancement of the
major arterials in a more environmentally pleasing and pedestrian friendly mode.

The site is within a Brownfield designated area and serves as a gateway to the
CRA. The total proposed development cost is $90,000,000.  It is eligible for a vari-
ety of public incentive programs that will enhance the economic viability of the
project.  

The Carishoca project is a mix of low- and high-rise buildings, designed specifi-
cally for the international, diplomatic, and trade sectors as well as an entertain-
ment district focused on Caribbean culture. Office use will include Counsels
General of several Caribbean island nations who will house their consulates at
the Caribbean Village. An office building and trade exhibition hall are planned.
These uses will complement the cultural center, library, and sports stadium and
will be served by a major convention-class hotel and a wide range of restau-
rants, retail and entertainment facilities.  

These activities will be placed along active streets in an atmosphere reminiscent
of Caribbean designations that are acknowledged for their unique character.
Its architecture and ambiance are designed to reflect the esthetics and vitality
of Caribbean countries. The project will showcase the four historic influences of
the Caribbean - English, French, Dutch and Spanish - through architecture,
foods, music and entertainment. The Caribbean theme will provide a unique
destination that will appeal to both Broward residents and visitors. 

Upon completion, Carishoca will lead to expanded business opportunities of the
surrounding communities to the financial benefit of all stakeholders. The

[ TABLE 2 ] NET PRESENT VALUE ANALYSIS
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Property Description Category Date Status Cost

Former K Mart property Acquisition 2003 complete       $ 4,400,000 
Maintenance 2003-2005 ongoing   100,000 

Water-Boggan property Acquisition 2004 complete    575,000 
Aaron Rent's property Acquisition 2004 complete   700,000 
Pre Mart Motors property Acquisition 2005 pending 1,500,000 
McArthur Dairy property Acquisition 2003 complete 2,500,000 

Demolition 2004 complete  170,000 
Maintenance 2003-2005 ongoing  75,000 

34 Avenue waterline Infrastructure 2005 design 500,000 
Lift station upgrades Infrastructure 2005 design 600,000 
Wastewater force main Infrastructure 2005 design 400,000 
Medians 19 St; 38 Ave Infrastructure 2003 complete    125,000 
Traffic calming 41 St; 43 Ter Infrastructure 2004-2005 complete        35,000 
12 St Curb and drainage Infrastructure 2004-2005 complete       220,000 
State Road 7 improvements Infrastructure 2005 design 4,300,000 

Golf Clubhouse New construction 2004 complete 350,000 
Wolk Park New construction 2005 bids 480,000 
Cultural Arts Center New construction 2005 design 5,200,000 

Legal, consultant fees CRA application 2004-2005 ongoing       200,000 

TOTAL $22,430,000 

[ TABLE 3 ]
Carishoca project will be an economic stimulus as a result of well-paying jobs
and new and expanded small business opportunities. These opportunities will be
enhanced by the attraction of regional, national, and international tourists and
business visitors.   These activities will enhance the attractiveness of a quality res-
idential neighborhood (i.e. McArthur Development)

DEVELOPMENT COSTS

McArthur Dairy Housing Development Project

The former McArthur Dairy 10.5 acre property will be developed into a new resi-
dential community including 108 for-sale residential town home units on the west
side of SR7.  The units will be integrated within a landscaping buffer along Sunrise
Boulevard on the south and SR7 on the east.  The residential units will be served
with essential residential community amenities, including tennis courts, pools, day
care services, counseling and learning centers.  The residential project will be
integrated with the retail and commercial activities (i.e. Carishoca) east of SR7.   

The site is within a Brownfield designated area and serves as a gateway to the
CRA. The total proposed development cost is approximately $24,000,000.  It is eli-
gible for a variety of public incentive programs that will enhance the economic
viability of the project.  

The City of Lauderhill has already made a significant financial commitment to
the redevelopment of the State Road 7 corridor.  Lauderhill recognizes that rein-
vestment, despite the financial commitment and consequnt risk, is imperative to
ensure teh City’s futre. City leaders and residents have supported this plan with
funding from a combination of voted General Obligation Bond, Revenue Bond,
AAA-rated insured(underlying city rating of A) and from ongoing general and
utility revenues.

As the table below indicates the City has invested or committed over $20 million
in the past three years for public improvements within the corridor.  When added
to the TIF funding the City anticipates spending over the next 30 years, there will
be sufficient public funding to implement the vision of this plan.

[ TABLE 2 continued ]

2026           435,546,720           2,832,360

PUBLIC IMPROVEMENTS FUNDING
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and west of State Road 7.  

Acquire Commerce Park property on west side of NW 38th Avenue
between NW 16th and NW 19th Street to redevelop into a mixed-use site for cul-
tural-related activities and residential use.   

Street Improvements

Partner with DOT to accomplish street improvements (bricked intersec-
tions and pedestrian crosswalks, planted medians and sidewalks, decorative
street and pedestrian lighting, and buried utilities and crosswalk signals).

Ensure the creation of a transition zone by working with the DOT to set a
maximum lane limit for State Road 7 (a total of six lanes), the transfer of additional
ROW to the City, and the dedication of 12'-24' for paved and landscaped pedes-
trian pathways.  

MODERATE PRIORITY

Catalytic Projects

Encourage private sector to redevelop the current Lauderhill Mall into a
mixed-use center.

Work with county to develop a new public library, cultural center, and
post office in the neighborhood.

Street Improvements

Create 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

Extend NW 38th Avenue from NW 15th Street to private road

Widen and improve NW 39th Avenue between NW 16th Street and NW
19th Street.  

Create NW 14th Street between State Road 7 and canal along the west

side of the Lauderhill Mall.

Create two additional east-west roads through Lauderhill Mall, from
State Road 7 to Canal.  

Create three additional north-south roads through Lauderhill Mall, from
NW 12th Street to NW 16th Street.  

LONG TERM PRIORITY

General

Continue to work closely with the State Road 7 Collaborative.

Seek the designation as either a Regional Activity Center (RAC) or Local
Activity Center (LAC).

To recap, the CRA plan has recommended and suggested the fol-
lowing:

shift physical access to parcels that front State Road 7 from the front of
the parcel to the rear or side;

create a distinct visual environment and memory along the State Road
7 Corridor;

the creation of a transition zone along the edge of State Road 7 that
would be used for parcel identification (through signage), be used for municipal
identification through consistent and appropriate architecture, street furniture
and landscaping, separate the traffic from the building and pedestrian environ
ment;

integrate the proposed Caribbean marketplace (Carishoca) on the K-
Mart site with the proposed County Regional Park;

encourage residential development along the corridor - especially near
the County park site and on the vacant land on the west side of State Road 7,
north of NW 19th Street - by creating new mixed use land use regulations and
educating the City Commission on the benefits of residential in the State Road 7
Corridor so that if a rezoning application comes before them, they are aware of

PRIORIT IES FOR FUTURE ACTION

HIGH PRIORITY

Catalytic Projects 

Proceed with applications for funding to ensure economic viability for 
Carishoca Project

Review opportunities for enhancement of Georgetown Project

Redevelopment of State Road 7 apartments into condominiums

Work with the County to redesign the site plan for the regional park and
ensure an architecturally aesthetic stadium design.

General

Establish a process for the Community Redevelopment Agency to
review all incoming projects and funding applications

Create a Public Arts Fund to subsidize the Arts District.

Update land use regulations to allow mixed-use developments, design
flexibility for developers, residential growth, and increased densities. 

Land Acquisition

Acquire 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 are local roads and are not contingent on any
other plans.

Purchase the property west of State Road 7 between NW 11th Street
and NW 12th Street to provide for a continuous 40' ROW along NW 41st Street,
the relocation of the Seventh Day Adventist Church, and residential redevelop-
ment.

Obtain land for an open space park on the north side of NW 21st Street

P R I O R I T I E S  F O R  F U T U R E  A C T I O N



all the issues;

encourage mixed-use on the Lauderhill Mall site by creating mixed-use
land use regulations and making ownership aware of the new regulations;

encourage mixed-use on the Strong Tower Ministries site;

modify the existing land development regulations to allow greater flexi-
bility while at the same time increasing certainty to developers;

create positive market momentum and expectations through public
investment in the form of acquisition such as the acquisition of the K-Mart and
McArthur Dairy sites - and through public 

investment in the form of implementing the transition zone;

create positive market momentum and expectations through public
investment in the form of providing financial assistance for specific "catalytic"
projects.

It is important to note that the recommendations made within this plan are not
intended to serve as a concrete site plan with unchangeable land uses and lay-
outs. Different parts of each of the buildings could be contemplated as different
uses to achieve a desired outcome. This scenario is merely an illustration of what
could realistically be achieved within the CRA.  

The corridor was described in terms of several districts that interact with each
other and the land uses in the corridor. Strategies for implementation of the CRA
plan were laid out. The CRA plan does not anticipate nor suggest that everything
proposed in this plan be implemented immediately - the market will control what
is feasible. The illustrations, figures and ideas are meant to stir the imagination of
City leaders, residents, entrepreneurs, and developers so that everyone might
see what this plan believes are very real possibilities for change within the State
Road 7 Corridor.
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A P P E N D I X  A -  N E E D S  A S S E S S M E N T The low value of land in the State Road 7 Corridor is actually a blessing in disguise and represents a greater oppor-
tunity for redevelopment than an obstacle. What happens in so many communities is that property values remain
high because expectations are high. Maintenance declines and all of the income is pulled out of the property,
waiting for redevelopment - but the high property values keep redevelopment away.

Commercial Lease Rates

The current (1st quarter, 2004) average lease rate for available commercial space (office, flex and industrial) in
the State Road 7 Corridor in Lauderhill was $8.86/sq.ft (Broward Alliance). This is considerably lower than the aver-
age lease rate of $12.33 for available commercial space within Lauderhill but outside of the 441 Corridor.
Comparatively, the average lease rate for available commercial space in Broward County is $13.13/sq.ft. The
lower lease rates for available commercial property in the State Road 7 Corridor clearly points to diminished
expectations for the market.

Vacancy Rates

Commercial vacancy rates for the State Road 7 Corridor in Lauderhill were 20.5 percent for the 1st quarter of 2004
(Broward Alliance). Comparatively, commercial vacancy rates for all other properties within Lauderhill were 16.1
percent and 10.9 percent for Broward County. This data clearly shows a lack of demand for commercial proper-
ties in the State Road 7 Corridor.

Crime

While there are not any crime statistics for the State Road 7 Corridor per se, conversations with Lauderhill police
reveal that the State Road 7 Corridor has the second highest rate of police calls in the City. In particular, the
Lauderhill Mall and the State Road 7 Apartments were noted as sites with a higher incidence of illegal activity.
Businesses along State Road 7 are disproportionately affected by crime compared to other areas of the City. In
at least one case, a local business owner was reported to be so "fed up" with being a repeat victim of crime that
it closed its doors and reopened elsewhere.

Unsanitary and Unsafe Conditions

The supporting infrastructure in the State Road 7 Corridor (e.g. the street networks, sidewalks, design and avail-
ability of parking, lack of adequate pedestrian access and bicycle facilities) creates unsanitary and unsafe con-
ditions in the area. These conditions are compounded by:

poor drainage,
inadequate, inappropriately sited, and poorly maintained waste disposal facilities, 
broken windows in residential buildings, 
empty storefronts and vacant structures,

Prior to this document, an "Existing Conditions Report" and a "Findings of Necessity Report" supplied the basis for
establishing a Community Redevelopment Area in the State Road 7 Corridor of Lauderhill. Sufficient evidence of
conditions of blight existed to establish a CRA in the State Road 7 Corridor. This plan and the existing conditions
section address just the 441 corridor, not other parts of Lauderhill.

Land Use

The predominant land use of the State Road 7 Corridor today is commercial. With the exception of the McArthur
Dairy property and some vacant lots, every parcel fronting on State Road 7 is a commercial use. To the west of
State Road 7 and north of NW 16th Street there is a row of multifamily housing directly behind the commercial
parcels that front on State Road 7. The Lauderhill Mall is the largest commercial parcel in the corridor. However,
there are 19 commercial parcels of at least 2 acres, where considerable redevelopment could occur. To the east
of State Road 7 lies the Lauderhill Commerce Park, an assembly of commercial, wholesale, and industrial uses
located in warehouse type buildings. There are many large vacant lots in this area.

Property Values

Property values in the State Road 7 Corridor are lagging behind the rest of the City when analyzed on a dollar per
acre basis. The assessed value of commercial land and buildings in the State Road 7 Corridor is $479,742 per acre
while commercial land outside the State Road 7 corridor is valued at $668,805 per acre. As illustrated in the table
below, net taxable values in the State Road 7 corridor have lagged behind not only Broward County but even
Lauderhill as a whole.

A P P E N D I C E S  A  T H R U  F

Taxable Values (000) SR 7 Increase Lauderhill Increase Broward Increase

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

Cumulative $ 26,641 22.6% $    358,846 28.9% $ 52,659,308 64.9%
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sparse and poorly maintained landscaping, and
dumping and litter on vacant lots and public areas.

These factors, combined with other existing conditions in the State Road 7 Corridor, do not present a built envi-
ronment that is attractive to commercial or residential investment. Without investment, either sweat equity or mon-
etary equity, the conditions will only worsen over time, leading to even greater disinvestment and perpetuating
the cycle of decline. As conditions worsen, the demand for public intervention in order to correct the problems
will increase.

Outmoded Building Patterns

The State Road 7 Corridor provides a mosaic of outdated and dysfunctional commercial real estate products,
including countless small, anchorless strip shopping centers and declining single-use commercial buildings, office
"motels," a deteriorating shopping mall, a vacant dairy building, an entirely vacant "big-box" center, and aging
multifamily residential buildings. 

Land on either side of State Road 7 is generally characterized by small to medium stand-alone retail or office struc-
tures. Little attention has ever been paid to their architectural compatibility. A lack of maintenance has become
an issue with many of the buildings, especially those reaching the end of their economic lives.

The vast majority of buildings in the corridor are one or two story buildings with surface parking located in front of
the building. For the smaller parcels in the corridor, the sheer small size will limit the height of what could be built
to two or three stories. 

The commercial signage along the corridor is unplanned, and leads to a visually distracting environment, which
further diminishes the market potential of the corridor (not to mention the safety of those who are traveling
through). This pattern of development is outdated, making it difficult for the existing commercial uses to effectively
compete in the marketplace.

Building Code Violations

A disproportionate number of building code violations is another proxy for area decline. Buildings that are in vio-
lation of the Florida Building Code pose an environmental and health hazard to those occupying the building and
their neighbors. Often, buildings in an area where rents and lease rates are falling or the market potential is deter-
mined to be low will be left to deteriorate to the point where they are in violation of the Building Code.

According to the City of Lauderhill's Code Enforcement Division, there were 343 violations in the State Road 7
Corridor from 1999 through 2002, and only 743 violations for the rest of the City. The State Road 7 Corridor com-
prises 12.6 percent of the total land area of the City, yet it contains 31.6 percent of the City's Building Code viola-
tions.  This points to a clear lack of property upkeep and diminished expectations for the market in the State Road

7 Corridor.

Adverse Environmental Conditions

There are several publicly owned properties that have adverse environmental conditions or the potential for
adverse environmental conditions in the State Road 7 Corridor. Properties with potential problems include the site
of the new County park, the former K-Mart site, the water boggan site, and Wolk Park. The new County park is cur-
rently undergoing a first phase preliminary assessment to determine if there are any potential adverse environ-
mental conditions.

All of the land along the State Road 7 Corridor was designated as a brownfield site. The brownfield designation
promotes redevelopment through the provision of incentives such as tax abatement, job creation bonuses and
liability protection, among others.

Right-of-Way

The Trafficways Plan, the document that establishes the ultimate road right-of-way (ROW) along state and coun-
ty roads, originally established a 200' ROW along State Road 7, enough to accommodate 10 lanes of traffic. This
200' ROW was established all the way from the Miami-Dade/Broward line to the Palm Beach/Broward line. The
existing width of pavement is about 100' throughout the corridor.

Today, the Broward County Metropolitan Planning Organization's 2025 Long Range Transportation Plan shows the
State Road 7 Corridor as a 6-lane road and the Florida Department of Transportation's policy is to not provide state
funding for the expansion of existing 6-lane roads. The reality that you cannot build enough roads to satisfy
demand has settled in. Therefore, much of the ROW along the State Road 7 Corridor south of Sunrise Boulevard
has been reduced.

The Broward County Planning Council approved a 150' ROW with a 175' intersection at NW 19th Street. North of
NW 19th Street the ROW is still 200'.

The CRA plan agrees that a 200' ROW is excessive and in the Transition Zone section of this plan, alternative visions
for the ROW and the edge of the road will be presented.

Demographics

Demographic and socio-economic data from ESRI Business Information Solutions (BIS) and Claritas was collected
and analyzed at a one, three, five and twelve mile market radius centered around the intersection of Sunrise
Boulevard and 441. See Appendix A - Market Study, for a detailed description of the market areas.

The Regional Market Area (12 miles) captures almost as much population as all of Broward County. The Core
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Market Area (1-mile), Primary Market Area (3-mile) and Lauderhill have a younger median age than Broward
County and the Secondary Market Area (5-mile) and Regional Market Area. The percent of population that is
Black is high in the Core Market Area (79%) and drops off as one moves out into each successive market area.
There is a significant change in the percent of Blacks from the Secondary Market Area to the Regional Market
Area.

Lauderhill's median household income of $32,515 is lower than any of the Market Areas and is considerably lower
than Broward County's median household income of $41,691 (it should be noted that Lauderhill's current - 2003 -
median household income is likely to be slightly higher than depicted in the 2000 Census data).

Using data on income and spending patterns from Claritas, an average annual dollar amount per household and
an average daily dollar amount per person available for the purchase of non-basic goods and services was
derived for each of the Market Areas. Non-basic goods and services include food away from home, alcohol,
tobacco, travel, personal care products and services, apparel and hobbies. Money spent on these goods and
services is often referred to as discretionary income and is an important factor to retailers when deciding upon
where to locate a potential store.

The Core Market Area's average discretionary income is 30 percent less than the Regional Market's discretionary
income. The Primary and Secondary Market Area's discretionary income is 24 percent and 16 percent less than
the Regional Market Area's discretionary income.

Likewise, the amount of money per person available for the purchase of non-basic goods and services in the Core
Market Area is significantly lower, 38 percent, than the Regional Market Area. The Primary Market Area is 34 per-
cent lower and the Secondary Market Area is 16 percent lower than the Regional Market Area. Spending data is
not available for Lauderhill or Broward County.

U.S State Road 7

The centerpiece and backbone of the State Road 7 Corridor is the road itself, roughly 80 feet of pavement divid-
ed into six lanes for north and south travel. 

At some point in the past, before the rapid growth of Lauderhill in the 1970s, the stretch of State Road 7 in Lauderhill
was an ideal street for carrying regional commuter traffic and some regional retail traffic, making trips to scattered
destinations few and far between along State Road 7. In the late 1960s and early 1970s the Lauderhill Mall was
one of a handful of retail destinations in the corridor. Conflicts between through traffic and local traffic were light
because there was little local traffic on the road.

As Lauderhill's population and commercial sector grew rapidly in the 1970s and 80s, local, community-serving retail
businesses began to locate on State Road 7, trying to capitalize on the great access the corridor offered. While
operating as a local serving retail street was never its original intent (it is a national and state highway), that is how

it began to be used and the conflict between local retail traffic and through traffic is intense today. 

As South Florida grew in the 1960s and 70s, development pushed further and further west into the Everglades.
Towns that used to be physically separated grew together to form one metropolis, interconnected by major roads
such as State Road 7. As impressive as Lauderhill's growth was, it was just a small percentage of what was taking
place across the region, especially its commercial sector growth. Once considered the western edge of South
Florida and the newest and best place to shop, Lauderhill and its commercial properties such as the Mall started
giving way in the market to newer communities and shopping centers even further west such as Coral Springs,
Sunrise, the Sawgrass Mills Mall, the Broward Mall, and the Fashion Mall.

With this explosive growth, State Road 7's role as a regional connector expanded to include more and more
through traffic. Lauderhill, growing alongside the region, contributed more and more local retail traffic as com-
mercial ventures opened up along State Road 7.

Today, U.S. State Road 7 carries more than 50,000 vehicles through the City of Lauderhill each day. Some of those
vehicles stop at destinations in the City, but many of them pass through from an outside origination to an outside
destination. U.S. State Road 7 is a regional arterial and its primary function is and will continue to be to carry goods
and services from origins to destinations throughout the South Florida region. It is not possible for State Road 7 to
function as a traditional "Main Street" with slow moving traffic patterns and storefronts with attractive window dis-
plays luring customers in off the street.

The State Road 7 corridor still has very good access within the region which is why retailers continue to hold on
and locate in the corridor, but the growth in the region has caused more and more people to use the road to sim-
ply get from one place to another, not necessarily in Lauderhill - and the growth in Lauderhill has caused more
people to use the road to run errands from the dry cleaner to the grocery store to the auto parts store, for exam-
ple.

Another problem with the transformation of State Road 7 into a local serving street is that individual businesses and
small shopping centers started creating their own access off of State Road 7. Regional and local retail customers
had to fight a growing number of daily commuters in order to access the businesses on State Road 7, especially
at the peak hours.

This is where the problem stands today. State Road 7 is a road with two personalities. Its original function, moving
through and regional retail traffic, lives on today in conjunction with its local serving role. That does not mean,
however, that the City is forever condemned to the conflict between regional and local functions. The local and
regional transportation functions must be separated from one another and State Road 7's relationship to the land
uses along the corridor must shift from a nature of direct physical access to identification through a unique built
environment along the corridor. 

In other words, the interrelationship between State Road 7 and adjacent establishments should involve identifica-
tion through land marking or other visual (as opposed to physical) access to properties along the Corridor. 



Lauderhill State Road 7 CRA

While the Lauderhill 441 CRA will benefit from the regional developments mentioned above, it also has some
unique opportunities in and of itself.  The following advantages reveal the market potential of the Lauderhill 441
CRA:

Central location
Underutilized land and strip malls
Undervalued market
Large population growth
Proposed corridor improvements
Easy highway access
Existing public transportation
Available TOD funds
Positive outlook for Broward economy

The Urban Land Institute’s report on the State Road 7 corridor projected five major nodes of development and
redevelopment through 2030. The primary node, with approximately 30% of the total development, would be at
the intersection of I-595 and State Road 7 because of its access and traffic  counts. The report projects four addi-
tional development nodes can accommodate the projected demand. Lauderhill’s Plan projects that the
Lauderhill State Road 7 CRA area will emerge as one of these four nodes because of the advantages cited above
and the catalytic development already underway.   

ESTIMATED ANNUAL DEMAND BY LAND USE 
BROWARD COUNTY & STATE ROAD 7/US 441 CORRIDOR

     Broward County           State Rd 7 Corridor    Development Center
Sq Ft             Units Sq Ft Units Sq Ft                 Units

Office 1,900,000 --- 656,000 --- 115,000 ---
Flex/R&D       2,100,000 --- 457,000                 --- 80,000               ---
Retail 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
Rental Apts.  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
Total 26,736,000 --- 4,120,500 --- 631,000 ---

Based on ULI's State Road 7/ U.S. State Road 7 Corridor Broward County, Florida Panel Report, March 2004
*A typical development center has a 3-mile radius.
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MARKET OUTLOOK

Broward County

The burgeoning population growth anticipated in Broward County will continue to fuel the local economy in the
years to come.  Broward's current population of 1,723,400 people is expected to rise by an additional 1,000,000
people over the next thirty years alone.  The expanding population compounded with the diminishing amount of
readily available land will, for the most part, continue to assist in increasing property values.  The number of tourists
is also increasing as the travel industry in South Florida has made a strong comeback from the sluggish post-9/11
economy.  Both the Fort Lauderdale/Hollywood International Airport and Port Everglades continue to post a
record number of passengers each year (serving approximately 21 million airplane and 4 million cruise passengers
in 2004).  Likewise, hotel occupancy increased to 73.5% in 2004 even with an increase in the number of hotel rooms
available within the County.  With tourism leading the way, the business community in Broward is continuing to
thrive, posting an unemployment rate (4.7% in 2004) well below the national average (5.5% in 2004).  Accordingly,
the "State of the Broward Economy" prepared by the Broward County Department of Urban Planning and
Redevelopment Planning Services Division, indicates that the rise in tax revenues, the strong demand for housing
and real estate, the increase in tourism and the continuing decrease in the unemployment rate reveal a positive
outlook for the region. 

State Road 7

Recently, a strong surge of redevelopment has occurred along the twenty-five mile stretch of State Road 7 in
Broward County, encouraging both public and private reinvestment into the region.  Taking this into account, the
State Road 7 Collaborative, a partnership of the municipalities that border State Road 7, is seeking to guide this
process and improve the economics and aesthetics of the entire corridor by providing a clear vision of the area's
potential.  The strength of the group's partnership has contributed to cooperation between municipalities and
consensus on many ideals for the region.  Notably, the transit systems already in place in conjunction with the pro-
posed improvements to public transportation make the entire district a prime location for successful transit-orient-
ed developments to occur.  Additionally, the success of developments such as the new Seminole Hard Rock Hotel
and Casino, just off State Road 7 and 5-95, reveals the roadway's potential to become not only a vibrant com-
mercial corridor but also an entertainment district and tourist destination.  Although the majority of the properties
facing State Road 7 are commercial in nature, the properties within a three-mile radius of the road also accounts
for over 40% of the County's population.  As a result, many of the new projects occurring within the corridor are
being steered to mixed-use developments.    

A P P E N D I X  B -  M A R K E T  A N A L Y S I S

[ TABLE 5 ]
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ESTIMATED ANNUAL DEMAND & TOTAL ABSORPTION BY LAND USE 
LAUDERHILL  STATE ROAD 7 CRA

                   Additional Annually            Additional by 2020              Additional by 2030
Sq Ft Units Sq Ft Units Sq Ft Units

Office 115,000 --- 1,725,000 --- 2,875,000          ---
Flex/R&D 80,000 --- 1,200,000 --- 2,000,000                 --- 
Retail 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
Rental Apts. 150,000 175 2,250,000 2625 3,750,000 4,375
All Residential 384,000 325 5,760,000 5550                        9,600,000             8,125
Total 631,000 --- 10,165,000 --- 15,775,000             ---

MARKET AREA

Generally, commercial establishments are serviced by persons living within a five-mile radius of the business.  The
types of businesses that could be located within the CRA to serve local residents may include medical offices,
restaurants, personal care, grocery stores, and clothing shops.  The Lauderhill 441 CRA also has the opportunity to
attract both regional visitors and tourists to their local amenities by creating a unique sense of place.  Specialty
shops, entertainment facilities and themed retail establishments could develop near already proposed destina-
tion points such as the Regional Park and Multicultural Center.

The "Core Market Area" - One mile radius

The Core Market Area captures part of Lauderhill and Plantation and some unincorporated parts of Broward
County, with Lauderdale Lakes and Fort Lauderdale lying just outside the one-mile market radius.

Demographics

According to a report by ESRI BIS, there are 18,875 people living in 6,694 households within the Core Market Area
in 2003. The population is expected to grow by 8.1 percent from 2003 to 2008, about 1.6 percent each year. The
City of Lauderhill grew by about 1.6 percent from 1990 to 2000. Demographically, the population of the Core
Market Area is different from the rest of Lauderhill:

The Core Market Area has more persons per household, 2.78 (Claritas 2002), than the City of Lauderhill,
which has only 2.49 (2000 Census).

The Core Market Area is slightly younger according to the 2000 Census with a median age of 34.67, com-
pared to the City's median age of 34.9.

The Core Market Area is significantly more Black, 79.0 percent in 2000, compared to the City, 58.8 per-
cent.

Housing and Income

The Core Market Area has about the same median household income, $32,777 as defined by Claritas in
2002, as the City, $32,515 in 2000. The median household income of Broward County was $41,691 in 2000.

The median owner-occupied housing value is significantly lower in the Core Market Area, $93,445 in 2002
according to Claritas, compared to the City, $111,000 in 2000. The median owner-occupied housing value for
Broward County was $128,600 in 2000.

The median effective buying income, a measure of income after taxes derived by Claritas, was $28,069
for the Core Market Area in 2002. As the market area is expanded out to 3, 5, and 12 miles, the median effective
buying income increases with each expansion.

Spending

According to ESRI BIS, the total household expenditures for residents of the Core Market Area in 2002 were
$270,315,698. Of that, 72.2% was allocated towards basic needs - 33.3% for housing, 16.8% for transportation, 8.7%
for food at home, 8.4% to insurance and pensions, and 5.0% percent to health care. Only $11,226 per household
per year, or $10.90 per person per day was available for the purchase of non-basic needs such as food away from
home, alcohol, tobacco, travel, personal care products and services, apparel, and hobbies.

Assuming an average target retail performance of $250 per square foot (on the low end of the spectrum of sus-
tainability, assuming rents of approximately $12 per square foot for the Core Market Area), the 6,694 households
in the Core Market Area can support approximately 300,587 square feet of general retail, specialty retail, restau-
rant, and entertainment uses based upon the level of non-basic spending. This is not to suggest that 300,000
square feet of new commercial space could be supported by this "untapped" spending power. But rather that the
Core Market could compete for its fair share of the commercial market, which is already well-served on the whole,
with new and unique commercial development.

[ TABLE 6 ]
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Consumer Breakdown

ESRI's Business Information Solutions also provided an analysis of residents in the Core Market Area using the ACORN
(A Classification of Residential Neighborhoods) lifestyle segmentation system. ACORN is a tool for understanding peo-
ple's lifestyle preferences and spending habits based on where they live. It operates on the premise that "birds of a
feather flock together" - that people with similar interests and lifestyles tend to gravitate toward one another - and
that neighborhoods tend to be relatively stable over time. According to ESRI, "ACORN can tell you how they live,
where they live, what products and services they buy, and how you can reach them."

ACORN includes 43 "lifestyle clusters," which were identified and tested using a variety of statistical techniques. These
43 clusters are further organized into nine groups, which are, in roughly descending order of affluence (with some
exceptions within the groups): "Affluent Families," "Upscale Households," "Up and Coming Singles," "Retirement Styles,"
"Young Mobile Adults," "City Dwellers," "Factory and Farm Communities," "Downtown Residents," and "Nonresidential
Neighborhoods."

All of the households in the Core Market Area are represented 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 can be further broken down into 43 distinct lifestyle clusters in the ACORN system. However, 88.5%
of the households in the Core Market Area are represented by just three subgroups, "Working Class Families" (35.2%),
"Urban Working Families" (28.8%), and "East Coast Immigrants" (24.5%). The descriptions of the lifestyle clusters that fol-
low are general descriptions provided by ESRI and are not specific to the Market Areas perse.

"Working Class Families" are approximately 90 percent black and 75 percent family. Although slightly older than peo-
ple in the U.S. overall, many households have grade-school age children or teenagers. Their median age is 36.8 years.
This small, middle-income market has a median household income of $37,600. Despite chronic high unemployment,
the employment rate is above average for women and just below average for men. Most work in service or gov-
ernment jobs. Nationally, 1.2 percent of the households are "Working Class Families" compared to 35.2 percent in the
Core Market Area. "Working Class Families" live in urban neighborhoods, with an average density of 10,000 persons
per square mile, but single-unit, owner-occupied homes are prominent.

Almost 40 percent of the "Urban Working Families" population is under the age of 20; their median age is 29.4 years.
This is a family market with a high percentage of single-parent households. Also, economic necessity forces a signif-
icant number of adult children to live at home. Over 80 percent of the population in these neighborhoods is black.
This market is the working poor. Unemployment and poverty rates are double those for the United States. Most of the
work force is full-time, but over half of the households earn less than $30,000. The median household income of
$28,500 is 25 percent lower than the U.S. median. "Urban Working Families" neighborhoods are older, pre-war resi-
dential developments of townhouses and small, multi-unit buildings. Renters outnumber owners, 45.5 percent to 41.4
percent. Across the U.S., about 70 percent of specified owner-occupied housing units are valued at less than $75,000.
"East Coast Immigrants" are the new Americans. Almost 40 percent are foreign-born and most speak a language

other than English at home. Their demographic profile is a rich mix of ethnic and racial groups and household
types such as Hispanic, Asian, and Black. In Lauderhill, most of this group is comprised of immigrants from
Caribbean nations. Sixty percent are married-couple or single-parent families; forty percent are single-person or
shared households. Their median age is 33.8 years, with above-average percentages of younger householders
aged 20-34 years. "East Coast Immigrants" represent 2.5 percent of all U.S. households but in the Core Market Area
they represent 24.5 percent of all households. Their median household income is $33,100. Unemployment and the
lack of a high school diploma are 40 percent higher among this segment but employment is comparable to the
U.S. figure. These workers commute, over 30 percent cross county or state lines to work. Most rent apartments in
high-density urban environments. The average rent is slightly above the national average.

The "Senior Sun Seekers" cluster also has a noticeable presence in the Core Market Area, comprising 8.3% of house-
holds. The oldest in the "Retirement Styles" summary group, more than half of the "Senior Sun Seekers" are 55 years
or older. Their median age of 59.2 years is nearly 24 years older than the U.S. median. Over 45 percent are mar-
ried couples without children. Although most households earn less than $30,000 annually, much of their income is
disposable. Their primary sources of income are Social Security, interest, dividends and pensions. They are one of
the top-ranked markets for investments and savings. Mobile and single-family homes account for most of the hous-
ing of "Senior Sun Seekers." They own homes in newer areas, with a median home value of $86,200. Their neigh-
borhoods also include seasonal housing for visiting snowbirds, plus congregate housing and nursing homes.

The "Primary Market Area" - Three mile radius

The Primary Market Area captures part of Lauderhill, Plantation, unincorporated Broward County, Fort Lauderdale,
Lauderdale Lakes, Oakland Park, and Sunrise.

Demographics

According to a report by ESRI BIS, there are 185,779 people living in 64,883 households within the Primary Market
Area in 2003. The population is expected to grow by 8.3 percent from 2003 to 2008, about 1.66 percent each year.
The City of Lauderhill grew by about 1.6 percent from 1990 to 2000. Demographically, the population of the
Primary Market Area is different from the rest of Lauderhill:

The Primary Market Area has slightly more persons per household, 2.83 as indicated by Claritas in 2002,
than the City, 2.49 as indicated by the 2000 Census.

The Primary Market Area is slightly younger according to the 2000 Census with a median age of 33.83,
compared to the City's median age of 34.9.

The Primary Market Area is significantly more Black, 63.9 percent in 2000, compared to the City, 58.8 per-
cent. However, the Primary Market Area is less Black than the Core Market Area, 79.0 percent.
Housing and Income

The Primary Market Area has a slightly higher median household income, $33,533 as defined by Claritas in
2002, than the City, $32,515 in 2000. The median household income of Broward County was $41,691 in 2000.
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The median owner-occupied housing value is significantly lower in the Primary Market Area, $102,241 in
2002 according to Claritas, compared to the City, $111,000 in 2000. The median owner-occupied housing value
for Broward County was $128,600 in 2000.

The median effective buying income, a measure of income after taxes derived by Claritas, was $29,462
for the Primary Market Area in 2002. This is higher than the Core Market Area's median effective buying income of
$28,069 but lower than the 5-mile market area ($32,016) and the 12-mile market area ($36,744).

Spending

According to ESRI Business Information Solutions, the total household expenditure for residents of the Primary
Market Area in 2002 was $2,790,720,414. Of that, 71.9% was allocated towards basic needs - 33.1% for housing,
16.8% for transportation, 8.4% for food at home, 8.6% to insurance and pensions, and 5.0% percent to health care.
Only $12,086 per household per year, or $11.56 per person per day was available for the purchase of non-basic
needs such as food away from home, alcohol, tobacco, travel, personal care products and services, apparel,
and hobbies.

Assuming an average target retail performance of $250 per square foot (on the low end of the spectrum of sus-
tainability, assuming rents of approximately $12 per square foot in the Primary Market Area), the 64,883 households
in the Primary Market Area can support approximately 3,136,703 square feet of general retail, specialty retail,
restaurant, and entertainment uses based upon the level of non-basic spending. This is not to suggest that 3.1 mil-
lion square feet of new commercial space could be supported by this "untapped" spending power. But rather that
Lauderhill could compete for its fair share of the commercial market within the Primary Market, which is already
well served on the whole, with new and unique commercial development.

Consumer Breakdown

ESRI's Business Information Solutions also provided an analysis of residents in the Primary Market Area using the
ACORN lifestyle segmentation system. 

Seven of the nine lifestyle clusters are represented in the Primary Market Area: "Downtown Residents" (40.0% of
households), "City Dwellers" (23.1% of households), "Upscale Households" (12.4% of households), "Retirement Styles"
(11.8% of households), "Up and Coming Singles" (7.0% of households), "Affluent Families" (5.5% of households), and
"Young Mobile Adults (0.3% of households). These seven groups can be further broken down into 43 distinct lifestyle
clusters in the ACORN system.

The "Urban Working Families" cluster, a subset of "Downtown Residents," accounts for 23.9% of households in the
Primary Market Area. This cluster was detailed in the Core Market Area description but can be generally summa-
rized as the working poor. 

Also within the "Downtown Residents" cluster, "Distressed Neighborhoods" account for 7.2% of households in the
Primary Market Area. In "Distressed Neighborhoods," single-parent households outnumber any other household
type. Single-person households are second. The population is very young, with a median age of 23.2 years. Over
50 percent are children under 18 years of age. The average family size of 3.5 persons is relatively large. Most resi-
dents are black. Representing one percent of U.S. households, this small market is at the low end of the socioe-
conomic scale. Approximately half of the households in this market are below the poverty level. Their median
household income of $12,200 is 70 percent below the national level. Unemployment is well above the national
rate. Among those who are employed, most work in part-time jobs, primarily in the service industry. "Distressed
Neighborhoods" are 95 percent urban, in the central cities of large metropolitan areas. Over 40 percent of the
housing is multi-unit buildings. Most of these homes are rentals. Most "Distressed Neighborhoods" use public trans-
portation.

Other lifestyle clusters that make up a significant portion of the Primary Market Area but which are not present in
the Core Market Area include "Thriving Immigrants" (9.5% of households), "Enterprising Young Singles" (7.0% of
households), and "Active Senior Singles" (7.5% of households).

Although fewer than 30 percent of the "Thriving Immigrants" are foreign-born, 40 percent speak a language other
than English at home. Most households are families, typically married couples with either very young or adult chil-
dren. The population is diverse, including Asian and Pacific Islander at 4.5 times higher than the national average
and Hispanic origin at three times the national average. Households in this market earn moderate to high incomes,
primarily from wage and salary employment. Their median household income is $48,900. Employment is high;
unemployment is low. Despite their relative affluence, these consumers are a weak financial market. They neither
invest nor save their income. Loans also rank low for this group. Home values and rents are especially high for
"Thriving Immigrants" due to their location. The median value of owner-occupied units is $184,900, almost twice the
national median. Home ownership is slightly below 59 percent, comparable to the U.S. rate. Most of their homes
are single family, built between 1950 and 1969. Because of ties to their birth countries, "Thriving Immigrants" are like-
ly to have passports and spend a sizable portion of their income on foreign trips and long-distance phone calls.

With a median age of 30.1 years, "Enterprising Young Singles" is young and mobile. More than three of every five
persons are under the age of 35. Approximately half of the households are single-person or single roommates or
shared households compared with less than 30 percent of U.S. households. Despite their youth, "Enterprising Young
Singles" have a median household income of $40,200 that is slightly above the U.S. median. Most "Enterprising
Young Singles" rent, nearly 64 percent versus 30 percent for the U.S. overall. They prefer living in newer apartment
complexes built in the '80s and '90s in urban areas. If they own a home, its median value is $113,200.

"Active Senior Singles" has a median age of 43 years. Nearly 25 percent are aged 65 or older; many are widowed.
Single-person households make up over 40 percent of these households. Although younger families live in these
neighborhoods, there are few children. With over 85 percent of the population white, this market ranks below
average in diversity. Their median household income is below average at $36,200, but many of them are retired.
Poverty and unemployment rates are low. They are slightly more inclined to save than to invest. Most "Active Senior



Spending

According to ESRI Business Information Solutions, the total household expenditure for residents of the Secondary
Market Area in 2002 was $7,885,256,315. Of that, 71.7% was allocated towards basic needs - 32.7% for housing,
16.8% for transportation, 8.1% for food at home, 9.0% to insurance and pensions, and 5.1% percent to health care
About $13,397 per household per year, or $14.69 per person per day was available for the purchase of non-basic
needs such as food away from home, alcohol, tobacco, travel, personal care products and services, apparel,
and hobbies.

Assuming an average target retail performance of $300 per square foot (on the low end of the spectrum of sus-
tainability, assuming rents of approximately $20 per square foot in the Secondary Market Area), the 166,558 house-
holds in the Secondary Market Area can support approximately 7,437,925 square feet of general retail, specialty
retail, restaurant, and entertainment uses based upon the level of non-basic spending. This is not to suggest that
7.4 million square feet of new commercial space could be supported by this "untapped" spending power. But
rather that Lauderhill could compete for its fair share of the commercial market within the Secondary Market,
which is already well served on the whole, with new and unique commercial development. The target retail per-
formance was raised for the secondary market because the secondary market around Lauderhill is a better per-
forming market than the core or primary markets based on existing rents.

Consumer Breakdown

ESRI's Business Information Solutions also provided an analysis of residents in the Secondary Market Area using the
ACORN lifestyle segmentation system.

All nine lifestyle clusters are represented in the Secondary Market Area: "Retirement Styles" (23.0% of households),
"Downtown Residents" (20.7% of households), "Upscale Households" (15.8% of households), "City Dwellers" (15.3% of
households), "Up and Coming Singles" (13.5% of households), "Affluent Families" (5.6% of households), "Young
Mobile Adults (4.9% of households), "Factory & Farm Communities" (1.1% of households), and "Nonresidential
Neighborhoods" (0.2% of households). These nine groups can be further broken down into 43 distinct lifestyle clus-
ters in the ACORN system.

The three largest lifestyle cluster subsets are quite different from one another, "Urban Working Families" (11.7% of
households) are the working poor, "Enterprising Young Singles" (11.5% of households) are young, mobile and high
wage earners, and "Active Senior Singles" (11.3% of households) are financially healthy retired people. All of these
clusters were detailed in the previous market area descriptions.

A couple of other lifestyle subsets that are prominent in the Secondary Market Area but were not covered in detail
before are "Twentysomethings" and "Urban Professional Couples."

Singles" live in apartments. Two-thirds of the housing are multi-unit buildings, built before 1970. At $117,400, the
median home value is above the U.S. median.

The "Secondary Market Area" - Five mile radius

The Secondary Market Area captures all of Lauderdale Lakes and parts of Lauderhill, Plantation, unincorporated
Broward County, Fort Lauderdale, Oakland Park, Sunrise, Dania Beach, Davie, Hollywood, North Lauderdale,
Tamarac, and Wilton Manors.

Demographics

According to a report by ESRI BIS, there are 416,129 people living in 166,558 households within the Secondary
Market Area in 2003. The population is expected to grow by 8.4 percent from 2003 to 2008, about 1.68 percent
each year. The City of Lauderhill grew by about 1.6 percent from 1990 to 2000. Demographically, the population
of the Secondary Market Area is different from the rest of Lauderhill:

" The Secondary Market Area has slightly less persons per household, 2.45 as indicated by Claritas in 2002,
than the City, 2.49 as indicated by the 2000 Census.

" The Secondary Market Area is slightly older according to the 2000 Census with a median age of 36.65,
compared to the City's median age of 34.9.

" The Secondary Market Area is significantly less Black, 39.3 percent in 2000, compared to the City, 58.8 per-
cent, and to the Core Market Area (79.0%) and Primary Market Area (63.9%).

Housing and Income

" The Secondary Market Area has a higher median household income, $36,982 as defined by Claritas in
2002, than the City, $32,515 in 2000. The median household income of Broward County was $41,691 in 2000.

" The median owner-occupied housing value is slightly higher in the Secondary Market Area, $117,279 in
2002 according to Claritas, compared to the City, $111,000 in 2000. The median owner-occupied housing value
for Broward County was $128,600 in 2000.

" The median effective buying income, a measure of income after taxes derived by Claritas, was $32,016
for the Secondary 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 area ($36,744).

50
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Ironically, the median age of "Twenty-somethings" is 30 years, 5.5 years younger than the U.S. median. Over 27 per-
cent of residents are in their 20s, which is double that of the U.S. percentage. They are mobile and in transition,
completing college or starting their careers. Nearly 60 percent live in single-person or shared households com-
pared to 30 percent for the U.S. overall. Their median household income is $26,700. Employment is average,
although half are employed only part-time. Education is the key to the future of "Twenty-somethings"; over 35 per-
cent have an associate degree or higher, 20 percent are attending college. "Twenty-somethings" live in city apart-
ments. Rent is generally below average. Approximately 22 percent of the housing in these neighborhoods are sin-
gle-family, owner-occupied homes. The median home value is $88,800.

With a median age of 37.8 years, "Urban Professional Couples" are older than the U.S. overall (35.5 years). They are
predominantly married-couple families, with few or no children, but the mix also includes single-person and shared
households, the results of high divorce rates through the 1980's. Their median household income of $49,700, is 25
percent above the U.S. figure. Employment levels are high. The labor force is well educated and employed main-
ly in professional or managerial positions. Over 35 percent of adults aged 25+ hold a college degree. They live in
a high-density mix of single-family homes and townhouses with smaller two to five-unit rentals. Most homes are
owner-occupied, including condominiums. The median home value is above average of $142,700.

The “Regional Market Area” - Twelve mile radius

The Regional Market Area captures all of Lauderhill, Lauderdale Lakes, Tamarac, Cooper City, Dania Beach,
Davie, Fort Lauderdale, Hallandale, Hollywood, Lauderdale-by-the-Sea, Margate, North Lauderdale, Oakland
Park, Pembroke Park, Plantation, Pompano Beach, Sea Ranch Lakes, Sunrise, and Wilton Manors, and parts of
unincorporated Broward County, Sunrise, Aventura, Coconut Creek, Coral Springs, Deerfield Beach, Lighthouse
Point, Parkland, Pembroke Pines, and Weston (Figure A-10).

Demographics

According to a report by ESRI BIS, there are 1.5 million people living in 614,983 households within the Regional
Market Area in 2003. The population is expected to grow by 10.1 percent from 2003 to 2008, about 2.02 percent
each year. This growth rate is faster than the Core Market Area (8.1%), Primary Market Area (8.3%), Secondary
Market Area (8.4%) and faster than the City of Lauderhill's historical growth rate from 1990 to 2000 (1.6% per year).
Demographically, the population of the Regional Market Area is different from the rest of Lauderhill.

The Regional Market Area has slightly less persons per household, 2.45 as indicated by Claritas in 2002,
than the City, 2.49 as indicated by the 2000 Census.

The Regional Market Area is significantly older according to the 2000 Census with a median age of 38.24,
compared to the City's median age of 34.9.

The Regional Market Area is significantly less Black, 22.1 percent in 2000, compared to the City, 58.8 per-

cent, and to the Core Market Area (79.0%), Primary Market Area (63.9%), and Secondary Market Area (39.3%).
Housing and Income

The Regional Market Area has a significantly higher median household income, $43,355 as defined by
Claritas in 2002, than the City, $32,515 in 2000. The median household income of Broward County was $41,691 in
2000.

The median owner-occupied housing value is higher in the Regional Market Area, $136,970 in 2002
according to Claritas, compared to the City, $111,000 in 2000. The median owner-occupied housing value for
Broward County was $128,600 in 2000.

The median effective buying income, a measure of income after taxes derived by Claritas, was $36,744
for the Regional Market Area in 2002. This is higher than the Core Market Area ($28,069), Primary Market Area
($29,462), and Secondary Market Area ($32,016).

Spending

According to ESRI Business Information Solutions, the total household expenditure for residents of the Regional
Market Area in 2002 was $34,643,398,800. Of that, 71.7% was allocated towards basic needs - 32.1% for housing,
17.0% for transportation, 7.8% for food at home, 9.7% to insurance and pensions, and 5.1% percent to health care
(Figure A-11). About $15,942 per household per year, or $17.55 per person per day was available for the purchase
of non-basic needs such as food away from home, alcohol, tobacco, travel, personal care products and servic-
es, apparel, and hobbies. This capacity of non-basic spending at the household level is significantly higher than
the non-basic spending capacity of the Core Market and Primary Market (42% and 32% higher respectively) and
somewhat higher than the capacity of the Secondary Market (19% higher).

Assuming an average target retail performance of $350 per square foot (on the low end of the spectrum of sus-
tainability, assuming rents of approximately $22 per square foot), the 614,983 households in the Regional Market
Area can support approximately 28 million square feet of general retail, specialty retail, restaurant, and enter-
tainment uses based upon the level of non-basic spending. This is almost two-thirds of the retail space than cur-
rently exists in Broward County, 43.7 million square feet. This is not to suggest that 28 million square feet of new
commercial space could be supported by this "untapped" spending power. But rather that Lauderhill could com-
pete for its fair share of the commercial market within the Regional Market, which is already well served on the
whole, with new and unique commercial development. The target retail performance was raised for the region-
al market because the regional market around Lauderhill is a better performing market based on existing rents.

Consumer Breakdown

ESRI's Business Information Solutions also provided an analysis of residents in the Regional Market Area using the
ACORN lifestyle segmentation system.
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All nine lifestyle clusters are represented in the Regional Market Area: "Retirement Styles" (33.0% of households),
"Upscale Households" (18.2% of households), "Affluent Families" (17.4% of households), "Up and Coming Singles"
(10.7% of households), "Downtown Residents" (8.4% of households), "City Dwellers" (8.2% of households), "Factory &
Farm Communities" (2.2% of households), "Young Mobile Adults (1.9% of households), and "Nonresidential
Neighborhoods" (0.1% of households) (Figure A-12). These nine groups can be further broken down into 43 distinct
lifestyle clusters in the ACORN system.

The three largest lifestyle cluster subsets are, "Active Senior Singles" (13.3% of households), "Senior Sun Seekers"
(10.9% of households), and "Enterprising Young Singles" (10.1% of households). All of these clusters were detailed in
the previous market area descriptions.

A few other lifestyle subsets that are prominent in the Regional Market Area but were not covered in detail before
are "Successful Suburbanites" (4.0% of households), "Prosperous Baby Boomers" (7.8% of households), "Baby
Boomers with Children" (4.4% of households), and "Retirement Communities" (4.5% of households).

"Successful Suburbanites" has an average household size of 3.1 persons, 19 percent above the national average.
They are between the ages of 35 and 54 years, with school-aged children. Their median age is 37.1 years, slightly
higher than the U.S. median age of 35.5. The population is predominantly white, but Asians and Pacific Islanders
comprise a disproportionate share of almost 8 percent. At $87,200, the median household income of "Successful
Suburbanites" is more than twice that of the U.S. figure. Dual incomes and investments contribute to their afflu-
ence. Employment rates are high for men and women. The work force is professional, well educated, and mobile.
"Successful Suburbanites" own homes in newer suburbs with a median home value of $210,500, twice the nation-
al average. Most of their single-family houses were recently built between 1980 and 1990. Located predominant-
ly in the urban areas of metropolitan centers, they traded convenience for lifestyle and moved out to newer, sub-
urban developments; over 30 percent commute across county or state lines to work.

The age profile for "Prosperous Baby Boomers" is singular: baby boomers who were born between 1949 and 1964
with young, primarily preschool and grade school age children; over 40 percent greater than the national aver-
age. Nearly 20 percent of the population is under 10 years of age as compared with less than 15 percent of the
U.S. population. Typical of their generation, these families are very mobile. Over 35 percent of the population has
moved in the past 5 years, double the national mobility rates. "Prosperous Baby Boomers" have a median house-
hold income of $60,100, more than 50 percent higher than the U.S. figure. Their higher income is primarily the result
of two salaries. Over 70 percent of the households have 2 or more workers. Also typical of this cohort is educa-
tional attainment: two-thirds have attended college or completed a degree. Over 74 percent of "Prosperous Baby
Boomers" tend to be homeowners in new housing developments, 75 percent of their houses were built since 1980.
Their median home value of $124,700 is approximately 25 percent higher than the U.S. median. These primarily sub-
urban neighborhoods are located within commuting distance of metropolitan job centers.

Approximately two-thirds of "Baby Boomers with Children" households are married couples, most with children;
over 50 percent more than the national average. Their median age is 31.2 years. Typical of the cohort, many are
mobile, still moving to find the best jobs or location. Like the "Prosperous Baby Boomers", this young market has very
high employment rates including a high proportion of dual income families, but they are not as affluent. Their
median household income is $48,000. Some have graduate schooling, but this group is less likely to have com-
pleted a graduate or professional degree. They tend to live in single-family homes built during the 1970s. Most of
their homes are owner-occupied and valued with a median home value of $95,700, just below the U.S. median of
$99,800. Neighborhoods are found within the metropolitan urban fringe, in smaller towns and in rural non-farm
communities.

"Retirement Communities" are older, but not exclusively elderly. With a median age of 40 years, they are actually
the youngest subset of the "Retirement Styles" cluster. Householders aged 75 years and older represent over 15 per-
cent of the household distribution, but so do householders aged 35-44 years. This is a small, prosperous market with
a median household income of $42,600. Their income sources are varied because of the large number of retirees
who receive their income from pensions, Social Security, interest and dividends, and salaries. The labor force is also
small, but well educated and professionally employed. Congregate housing, with meals included in the rent,
accounts for most of the housing in "Retirement Communities." Surrounding neighborhoods include single-family
homes with a median value of $124,400. Most of the housing is relatively new with almost 40 percent being built in
the last decade.

The "Tourism Market" - National and International Travelers 

When analyzing the South Florida market, tourism, the area's largest industry, must also be taken into account.
According to the Greater Fort Lauderdale Visitors and Convention Bureau, a total of 9,411,000 tourists visited
Broward County in 2004 alone (an 8.5% increase from 2003).   Tourism numbers are continually rising in Broward
County and many visitors are seeking destinations further inland to be in close proximity not only to beautiful
beachfronts but also to shopping facilities and other local amenities.  Located centrally within the County,
Lauderhill has the unique opportunity to tap into this market, which contributed over $7.2 billion to the local econ-
omy in 2003.    

Attracting Tourists

Currently, Lauderhill's 441 Corridor lays in close proximity to a number of attractions.  In addition to being adjacent
to both the Inverrary Golf Course and Swap Shop, Lauderhill also boasts of exceptional highway access to the
nearby airport, downtown, beach, and shopping malls. More importantly, however, the redevelopment projects
mentioned in this plan will allow Lauderhill to develop into a destination point in and of itself.

The planned regional park is to consist of several recreational facilities that will include a state-of-the-art cricket
stadium. Although cricket has historically been an international sport, it is becoming increasingly popular in the
United States. Within the South Florida region alone, there are one million immigrants from cricket-playing coun-
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tries (Great Britain, West Indies, Australia, Pakistan, etc.) and over 50 teams in the South Florida Cricket Alliance
and Southeast Cricket Association.  According to the US Cricket Club, a premier cricket facility could attract up
to 50,000 people a year for tournaments.  

Secondly, Carishoca, the proposed Caribbean marketplace, will service not only the growing Caribbean popu-
lation in Lauderhill but will also attract Caribbean travelers.  A study by Interim Hospitality Consultants notes that
Caribbean tourists primarily visit the United States in the summertime, a particularly slow time in South Florida's
tourism industry, and traditionally stay longer than most other travelers, making them particularly beneficial con-
tributors to the local economy.  They study also indicates that the influx of visitors generated by the two redevel-
opment projects will create sufficient demand for the creation of a hotel within the vicinity. Furthermore, if the new
multicultural activities are combined with the presence of a civic and cultural center as well as new retail facilities
(as proposed in the plan), Lauderhill can expect to attract an increasing number of tourists into the area.  

Bank Community Development Corporation (Bank CDC)
With greater flexibility in the type of financing they are able to offer, Bank CDCs are able to fund high-risk loans,
finance equity investments, support real estate projects, subsidize organizations, and provide grants.  In doing so,
they must address the needs of low- and moderate-income individuals in targeted areas by directly benefiting
them or local small businesses.

Broward County Redevelopment Fund
Broward County created a $10 million investment fund that can be used to borrow up to $100 million for redevel-
opment.  In order to take advantage of the Capital Program, cities must provide proposals with a Master Plan that
addresses workforce housing, transportation, and economic viability along with specific projects that will add
value to the entire community.  

Business Improvement District (BID)
Within a defined district, a special assessment on property owners is levied to fund safety, sanitation and promo-
tional activities for the benefit of the business district.  Some applicable projects include holiday decorations, mar-
keting, trolley and transportation services, sidewalk sweeping, and landscaping.

Community Development Block Grant (CDBG)
CDBG funds are administered by HUD's Community Planning and Development Office to provide decent hous-
ing, ensure a suitable living environment, and expand economic opportunities within communities.  Targeted to
persons with low and moderate incomes, projects are varied and include, but are not limited to, rehab housing,
street improvements, and recreational opportunities.

Community Reinvestment Act (CRA)
Since 1977, the Community Reinvestment Act has required banks to serve and provide assistance to all of the
communities in which they serve, including low-income and moderate-income neighborhoods.  As a result, banks
both lend to underserved populations and invest in neglected neighborhoods, allowing them to leverage fund-
ing to encourage economic development and growth.  

Economic Development Administration Technical Assistance Grant
Each technical assistance grant can be used to fund up to 75% (maximum $25,000) of the total costs to design
and implement economic development projects and programs.  Applicable projects include feasibility studies,
program research and planning, and innovative economic approaches.

A P P E N D I X  C -  F U N D I N G  S O U R C E S



54

FDOT Highway Beautification Council Grant (FHBC)
Florida's Department of Transportation will match municipalities' investment in landscape and sidewalk enhance-
ments along ROWs.  Improvements include plantings, street furniture, lighting, decorative paving, and irrigation
systems.  

New Markets Tax Credit (NMTC)
Investors are encouraged to provide equity to commercial projects and business ventures within low-income com-
munities by receiving a tax credit on their federal income taxes.  NMTCs are only allocated to Community
Development Entities (CDEs), who in turn are able to sell their credits and make investments in qualified projects.  

Revolving Loan Fund (RLF)
Revolving Loan Funds allow small businesses, which may not qualify for standard loans, to obtain capital for their
company.  The repayment of the loan is then recycled to offer new loans to other qualifying businesses.

Small Business Administration (SBA)
SBA, the largest federal economic program, offers funding to targeted small businesses.  The organization offers
several programs including SBA Loan Guarantees, which provide guarantees (up to 90% of the principal bor-
rowed) to small businesses for both working capital and fixed assets.  

Tax Increment Financing (TIF)
New developments and infrastructure improvements increase the tax base within a given community.  Tax
Increment Financing allows the projected increase in revenue to be set aside to fund infrastructure and economic
development.

Portion of Sections 25 and 36, Township 49 South, Range 41 East, together with a Portion of Section 31, Township
49 South, Range 42 East being more particularly described as follows:

BEGINNING at the intersection of the North line of the South half (S ½) of the Northeast quar-

ter (NE ¼) of said Section 25 with the East line of the Northeast quarter (NE ¼) of said Section

25;

The next Two (2) courses being on the municipal boundary of the City of Lauderhill as established by Chapter 59-
1487 of the laws of Florida;

(1) Thence South on the East line of the South half (S ½) of the Northeast quarter (NE ¼) of said Section 25 to
the Southeast corner of the Northeast quarter (NE ¼) of said Section 25;

(2) Thence South on the East line of the Southeast quarter (SE ¼) of said Section 25 to the Northwest corner
of said Section 31, Township 49 South, Range 42 East;

The next Two (2) courses being on the municipal boundary of the City of Lauderhill as established by Chapter 65-
1812 of the laws of Florida;

(1) Thence East on the North line of the West half (W ½) of the West ½) of said Section 31 to the intersection
with the East line of the West half (W1/2) of the West half (W ½) of said Section 31;

(2) Thence South on the East line of the West half (W1/2) of the West half (W ½) of said Section 31 to the inter-
section with the North line of the South half (S ½) of the North half (N ½) of said Section 31;

The next Three (3) courses being on the municipal boundary of the City of Lauderhill as established by Ordinance
Number 252 and recorded in Official Records Book 5215, Page 827 and by Ordinance Number 284 and recorded
in Official Records Book 5215, Page 824 all of the Public Records of Broward County, Florida;

A P P E N D I X  D  -  L E G A L  D E S C R I P T I O N
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(1) Thence East on the North line of the South half (S ½) of the North half (N ½) of said Section 31 to the
Northeast corner of the West half (W ½) of the Southwest quarter (SW ¼) of the Northeast quarter (NE ¼) of said
Section 31;

(2) Thence South on the West line of the East half (E ½) of the West half (W ½) of the 
East half (E ½) of said Section 31 to the intersection with the South line of the
Northwest quarter (NW ¼) of the Southwest quarter (SW ¼) of the Southeast quarter
(SE ¼) of said Section 31;

(3) Thence West on the South line of the Northwest quarter (NW ¼) of the Southwest quarter (SW ¼) of the
Southeast quarter (SE ¼) of said Section 31 to the intersection with the East line of the Southwest quarter (SW ¼) of
the Southeast quarter (SE ¼) of the (SW ¼) of said Section 31;

The next Two (2) courses being on the municipal boundary of the City of Lauderhill as established by Ordinance
Number 80 and recorded in Official Records Book 3313, Page 875 of the Public Records of Broward County,
Florida;

(1) Thence South on the East line of the Southwest quarter (SW ¼) of the Southeast quarter (SE ¼) of the (SW ¼) of
said Section 31 to the intersection with the North Right-of-Way line of Sunrise Boulevard;

(3) Thence West on the North Right-of-Way line of Sunrise Boulevard to the intersection with the East line of
the West half (W ½) of the West half (W ½) of said Section 31;

The next Three (3) courses being on the municipal boundary of the City of Lauderhill as established by Chapter 65-
1812 of the laws of Florida;

(1)  Thence South on the East line of the West half (W ½) of the West half (W ½) of said Section 31 to the intersec-
tion with the South line of the West half (W ½) of the West half (W ½) of said Section 31;

(2) Thence West on the South line of the West half (W ½) of the West half (W ½) of said Section 31 to the inter-
section with the West line of the West half (W ½) of the West half (W ½) of said Section 31 said intersection also
being on the East line of Section 36 Township 49 South Range 41 East;

(3) Thence North on the East line of said Section 36 Township 49 South Range 41 East to the intersection with
a line 660 feet North of and parallel with the South line of said Section 36;

Thence on the municipal boundary of the City of Lauderhill as established by Ordinance Number 96 and record-
ed in Official Records Book 3502, Page 634 of the Public Records of Broward County, Florida, West on a line 660
feet North of and parallel with the South line of said Section 36 to the intersection with the East line of Lot 1, Block
10 of the plat of Lauderdale Estates as recorded in Plat Book 15, Page 43 of the Public Records of Broward County,
Florida;

The next Seven (7) courses being on the municipal boundary of the City of Lauderhill as established by Florida
Chapter 94-427 of the laws of Florida;

(1) Thence South on the said East line of Lot 1, Block 10, to the Southeast corner of said Lot 1, Block 10 of said
plat of Lauderdale Estates;
(2) Thence West on the South lines of Lots 1,2,3,4,5,6,7,8,9,10 and 11, Block 10 to the Northeast corner of Lot
19, Block 10 of said plat of Lauderdale Estates;

(3) Thence South on the East line of said Lot 19 Block 10 to the Southeast corner of said Lot 19, Block 10;

(4) Thence West on the South lines of Lots 19,18,17, and 16, Block 10 to the Southwest corner of said Lot 16,
Block 10 of Lauderdale Estates;

(5) Thence North on the West line of said Lot 16, Block 10 to the Northwest corner of said Lot 16, Block 10;

(6) Thence West on the South lines of Lots 1,2,3,4,5,6,7,8,9,10,11,12,13,14 and 15, Block 11 and its Easterly
extension to the Southwest corner of said Lot 15, Block 11 of Lauderdale Estates;

(7) Thence North on the West line of said Lot 15, Block 11 to the intersection with a line 660 feet North of and
parallel to the South line of said Section 36, said point also being on the East Right-of-Way line of Northwest 43rd
Avenue;

Thence North on the said East Right-of-Way line of Northwest 43rd Avenue and it's Northerly projection to the
Northeasterly Right-of-Way line of Northwest 43rd Terrace;

Thence North on the said Northeasterly Right-of-Way line of Northwest 43rd Terrace and its Northerly projection to
the Northwest corner of Lot 13, Block 28 of Flair Subdivision No. 3, as recorded in Plat Book 51, Page 39 of the Public
Records of Broward County, Florida.

Thence East on the North line of Block 28 of said Flair Subdivision No. 3 to the intersection with the Southerly pro-
jection of the East line of Flair Subdivision No. 4-D, as recorded in Plat Book 51, Page 39 of the Public Records of
Broward County, Florida;

Thence North on the said East line of Flair Subdivision No. 4-D and its Northerly projection and on the West line of
Tract "C" of the plat of Lauderdale Golf North, as recorded in Plat Book 73, Page 47, of the Public Records of
Broward County, Florida, to the Northwest corner of said Tract "C";

Thence East on the North line of said Tract "C" and on the North line of Tract "A" of said Lauderdale Golf North to
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the Northeast corner of said Tract "A";

Thence North on the West line and there Northerly projections of the following Three courses;

1. Parcel "B" of the plat of Majestic Gardens, as recorded in Plat Book 66, Page 40, of the Public Records of
Broward County, Florida.

2. Tract "A" of Lauderhill Gardens Townhouses, as recorded in Plat Book 77, Page 50, of the Public Records
of Broward County, Florida.

3. Tract "A" of Andover Apartments Inc., as recorded in Plat Book 73, Page 35, of the Public Records of
Broward County, Florida.

Thence North on the East line and there Northerly projections of the following Two courses;

1. East line of the plat of Holiday Village Section Three, as recorded in Plat Book 65, Page 2, of the Public
Records of Broward County, Florida.

2. East line of the plat of Holiday Village Section One, as recorded in Plat Book 60, Page 27, of the Public
Records of Broward County, Florida.

Thence West on the North line of said Holiday Village Section One to the Southwest corner of Lot 1, Block 11,
Forward Subdivision No.1, as recorded in Plat Book 52, Page 40, of the Public Records of Broward County, Florida;

Thence North and east on the West and North lines of said Lot 1, Block 11 to the Northeast corner of said Lot 1,
Block 11;

Thence North on the East line and its Northerly projection of said Forward Subdivision No.1 to a point on the South
line of Parcel "A", of the plat of Ascension Peace Presbyterian Church Plat, as recorded in Plat Book 164, Page 3,
of the Public Records of Broward County, Florida;

Thence West, North, Northeasterly and North along the Westerly side of Parcel "A", of said Ascension Peace
Presbyterian Church Plat, to the Northwest corner of said Parcel "A", said point being on the North line of the
Southeast quarter (S.E. ¼) of the Northeast quarter (N.E. ¼) of Section 25, Township 25 South, Range 41 East, said
point also being on the municipal boundary of the City of Lauderhill as established by Chapter 59-1487 of the laws
of Florida;

Thence on the municipal boundary of the City of Lauderhill as established by Chapter 59-1487 of the laws of
Florida,  East on the North line of the South one-half (S. ½) of the Northeast quarter (N.E. ¼) of said Section 25 to
the intersection of the East line of the Northeast quarter (NE ¼) of said Section 25, said 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 provisions that are listed in Florida Statute 163.362. The following is a "check-
list" of the requirements.

(1) Contain a legal description of the boundaries of the community redevelopment area and the reasons for
establishing such boundaries shown in the plan. The legal description and sketch of the 441 CRA are contained in
Appendix 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 generally follows a canal, which in general separates commer-
cial uses from residential uses and dictates vehicular use patterns.

The reasons for establishing the boundaries are discussed in the Introduction and History of the Corridor sections
of the Plan.

(2) Show by diagram and in general terms:

(a) The approximate amount of open space to be provided and the street layout. The amount of open space to
be provided will vary from parcel to parcel but it will have to comply with the City of Lauderhill's Land
Development Regulations, which in general require a minimum of 35 percent open space. The street layout will
also vary from parcel to parcel but a general concept for changing the access for parcels abutting State Road
7 is discussed in the Action Plan section of the CRA plan.

A diagram of existing and proposed open space is included as Figure 4 on page 13. Under existing conditions the
State Road 7 CRA only includes about 7 acres of open space, primarily Wolk Park. The proposed plan adds an
estimated 20 acres of open space in the form of parks, civic squares and greenways to compliment the Regional
Park’s 110 acres, giving the State Road 7 CRA plan an estimated 130 acres of total open space.  A diagram of
proposed new streets is included as Figure 5 on page 14.

(b) Limitations on the type, size, height, number and proposed use of buildings. The Implementation Strategies sec-
tion addresses generally what the City should allow in terms of use, size and height within the Land Development
Regulations. Each parcel that was discussed in terms of redevelopment (contained in various portions of the
Districts section) talked about appropriate uses and heights of new buildings. Appendix F - Design Guidelines
specifically addresses these issues through the Tropical design theme adopted into the City’s Land Development
Regulations.

(c) The approximate number of dwelling units. The approximate total number of new dwelling units contemplat-
ed in the CRA plan is 5,550 by 2020 per the table on page 47 in Appendix B - Market Analysis. The Districts section
of the CRA plan details the possibilities for residential development.

(d) Such property as is intended for use as public parks, recreation areas, streets, public utilities and public
improvements of any nature. The location of new streets and public utilities will depend on the final design of indi-
vidual site plans but all new development will have to go through site plan review and provide adequate public
utilities to service their developments. The CRA anticipates using TIF and Broward County RCP funds to assist or sup-
plement developers in upgrading utilities that will serve more than one project.

The main public park contemplated in the CRA is the new Broward County Regional County park. It will bring
many new amenities, including a water park and stadium to the residents of Lauderhill. In addition, the public
squares concept in the plan will introduce several neighborhood mini-parks for recreation, relaxation, and social-
izing. The park and recreation areas are shown in Figure 4 on page 13.

(3) If the redevelopment area contains low or moderate income housing, contain a neighborhood impact element
which describes in detail the impact of the redevelopment upon the residents of the redevelopment area and the
surrounding areas in terms of relocation, traffic circulation, environmental quality, availability of community facil-
ities and services, effect on school population and other matters affecting the physical and social quality of the
neighborhood. The only existing residential development that is proposed to be redeveloped, the Inverrary 441
Apartments, with 256 units, would be redeveloped as a new residential product. It may be renovated in place,
such that no relocation is necessary or it may involve demolition of one or more buildings, depending on the
developer and market conditions.

However, if relocation assistance is needed the City of Lauderhill will make funds available, through its existing
CDBG and SHIP programs, for residents needing immediate financial assistance in securing a new residence.

The City will process each new development application in accordance with the Land Development Regulations
and will apply the standard impact fees for recreation, water, sewer, stormwater and road/intersections unless
otherwise compelled. The Opportunities and Constraints map on page 10 identifies a potential public school site
to accomodate the anticipated residential development.

The City, along with Broward County and Broward County School Board,  shall monitor each new residential appli-
cation in terms of the number of projected school age children and make a determination of concurrency.

(4) Identify specifically any publicly funded capital projects to be undertaken within the community redevelop-
ment area. The Tax Increment Financing analysis section of the plan, beginning on page 37, identifies over $20 mil-
lion in public investments already completed or funded by the City of Lauderhill. In addition, the City expects to
self-fund a TIF for the CRA to complete addtional capital improvements described in the plan. Public improve-
ments identified include new signage, utilities, roadways, parks, lighting, streetscapes, and landscaping.

(5) Contain adequate safeguards that the work of redevelopment will be carried out pursuant to the plan. The City
of Lauderhill has taken great lengths to prepare this CRA plan and has already shown a commitment to aggres-

A P P E N D I X  E  -  S T A T U T E  R E Q U I R E M E N T S



60

sively pursue redevelopment opportunities in the case of the K-Mart and McArthur Dairy sites. The City has adopt-
ed design guidelines, attached as Appendix F, to ensure that the vision of the plan is adhered to in terms of the
aesthetics and feel of th enew corridor. An adopted document of the newly formed State Road 7 Corridor
Community Redevelopment Agency, this plan must be carried out pursuant to Florida State Statutes, Chapter 163,
Part III.

(6) Provide for the retention of controls and the establishment of any restrictions or covenants running with land
sold or leased for private use for such periods of time and under such conditions as the governing body deems
necessary to effectuate the purposes of this part. A major component of the City’s strategy in purchasing the K-
mart and McArthur sites was specifically to control the type and future to explore options or purchase contracts
on additional key pieces of property in the area to ensure such covenants. Finally, the City Commission has recent-
ly adopted changes to the Land Development Regulations which put new requirements on business and resi-
dential condo conversions to ensure that covenants are in place that uphold the spirit of the plan.

(7) Provide assurances that there will be replacement housing for the relocation of persons temporarily or perma-
nently displaced from housing facilities within the community redevelopment area. The only residential property
that is contemplated for redevelopment in the CRA is the Inverrary 441 Apartments. As previously mentioned,
more than 5,000 new residential units are anticipated in the CRA plan. The CRA does not anticipate that any res-
idents in the plan area will be displaced.

(8) Provide an element of residential land use in the redevelopment area if such use exists in the area prior to the
adoption of the plan or if the plan is intended to remedy a shortage of housing affordable to residents of low or
moderate income, including the elderly, or if the plan is not intended to remedy such shortage, the reasons there-
fore. The residential land uses of the CRA plan are thoroughly discussed throughout the plan and in this section.
They are diagramed in Figure 2 on page 7.

A few of the more effective funding programs that are available to CRA's for the provision of affordable housing
include:

(a) The State Housing Initiatives Partnership (SHIP) program gives block grants to local governments which in turn
can be given as loans to private 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 median income or set aside 40% of the units
for households making less than 60% of the median income. SHIP funds can also provide first-time homeowners
assistance, up to $7,500, for qualifying applicants. The City currently helps about 10 people a year with this pro-
gram. SHIP funds also help provide a primary mortgage for buyers seeking to own a condominium unit. Qualifying
families can receive a 7% loan for 15 years for up to $50,000 in addition to the down payment assistance avail-
able. 

(b) The Low Income Housing Tax Credits (LIHTC) is a federal program aimed at providing incentives to developers
for providing affordable rental and for sale residential products. Investors of qualified projects are given a dollar-

for-dollar reduction in their federal tax liability. The required mix of affordable units and the level of income for
households is the same as the SHIP program.

(c) The Home Investment Partnership (HOME) is federal grant program for local governments. The funds can be
used for new construction, rehabilitation, land acquisition, site improvements and tenant-based rental assistance.
There is about $225,000 available in federal HOME funds dispersed through the City. This money is available to res-
idents within a certain income range that have health and safety issues with their home. The maximum amount
available is $10,000. About 30 families a year currently utilize this program.

(d) The Homeownership Assistance Program (HAP) is a state funded programs that assists low-income persons in
purchasing a home by providing zero-interest second mortgage loans to be used for down payment and closing
costs. The user must have a total annual income less than 80% of the state or local median income, whichever is
greater. The program also covers construction loans to non-profit builders of for-sale housing and permanent sec-
ond mortgage loans to low-income buyers.

(9) Contain a detailed statement of the projected costs of the redevelopment, including the amount to be expend-
ed on publicly funded capital projects in the community redevelopment area and any indebtedness of the com-
munity redevelopment agency, the county, or the municipality proposed to be incurred for such redevelopment
if such indebtedness is to be repaid with increment revenues. The Tax Increment Financing analysis, beginnning
on page 37, contains a detailed statement of the projected costs of all the anticipated redevelopment in the
State Road 7 Corridor. Other avenues of funding available to the CRA include:

(a) Special assessment districts are a way for local governments to raise money for a specific purpose for a spe-
cific area. Business Improvement Districts (BID) are the most common example.

(b) FDOT gives money to qualifying projects under the Highway Beautification Grants program. The project must
be a state or federal highway and the annual limit on funds is $150,000. The transition zone could be eligible for
such funding.

(c) The State Department of Agriculture gives up to $40,000 per project that qualifies under the Keep America
Beautiful (KAB) grant program.

(d) Urban Mass Transit Administration (UMTA) grants can be used for the construction of infrastructure in support of
mass transit objectives, such as new bus shelters in the 441 CRA.

(e) The South Florida Water Management District (SFWMD) gives financial assistance to stormwater improvement
projects, a big problem with many sites in the 441 CRA.

(10) Provide a time certain for completing all redevelopment financed by increment revenues. Such time certain
shall occur no later than 30 years after the fiscal year in which the plan is approved, adopted, or amended pur-
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A P P E N D I X  F  -  D E S I G N  G U I D E L I N E Ssuant to 163.361(1). The TIF analysis provides a time certain period of not more than 30 years for redevelopment to
be financed by increment revenues.
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