


Location 
This project is located in the center of Coconut Creek, bound by Wiles Road to the north, Lyons Road 
to the east, Sample Road to the south, and State Road 7 to the west. 

 

Public Use or Benefit Public 
Yes 
 

Benefits a Single Entity 
No 
 

Is the Infrastructure Currently Own by the Public 
No  
 

Option to Purchase 
Right of Way will be dedicated to the City by plat or other legal instrument as part of the 
development approval process. 
 

Property Owner 
JOHNS FAMILY PARTNERS LLLP 
 

Future Land & Zoning 
Regional Activity Center (RAC), Planned MainStreet Development District (PMDD). Yes, all of the 
proposed infrastructure improvements are required in the future land use and zoning district 
regulations. 
 

Description of Econ Benefits 
•Economic recovery in specific regions of the state; 
•Economic diversification; or 
•Economic enhancement of a Targeted Industry 
 
The City of Coconut Creek, Butterfly Capital of the World ®, is a 12-square-mile city in the heart of 
Broward County, Florida. With a population of 58,536, the City is widely recognized as a well-planned 
community with a unique environmental and health consciousness, featuring an abundance of 
beautiful parks, greenway trails and pedestrian amenities, trees, waterways, and butterfly gardens 
throughout the City. Coconut Creek strives to be an innovative, inclusive, and progressive community 
with a small-town personal touch. In order to accomplish this vision, City officials focus on providing 
exceptional, responsive, and sustainable services for the Coconut Creek community. Currently, the 
City lacks a centralized downtown area that can serve as the heart of the community, providing 



opportunities for residents to live, work, shop, and play. Funds from this grant will provide essential 
public infrastructure through the middle of the redevelopment area. The construction of the roadway 
and utilities will be the final step in achieving a development-ready downtown main street area. 
 
Annually, City Leaders strategically scan the environment in search of opportunities to ensure 
sustainable growth. There is currently over 200 undeveloped acres in the heart of the City. City staff 
has long worked to ensure this land will be developed to improve public infrastructure and to ensure 
economic diversification. In 2009, the City Commission adopted the Amended MainStreet Design 
Standards document. The design standards established the City’s vision for a mixed-use, downtown 
development in the center of Coconut Creek. The intent of this document is to provide for the 
development of a sustainable, mixed-use downtown environment. The City’s Comprehensive Plan 
Vision Element states, “The City will continue to encourage the growth and development of 
established industries, such as Public Administration, and encourage the diversification and 
expansion of commercial businesses which provide integral services to the City’s residents. The 
proposed Mainstreet Infrastructure Project allows for the growth and development of Coconut 
Creek’s number one economic development priority, perfectly aligns with the infrastructure and 
workforce development objectives of the Florida Job Growth Grant Fund, provides new and 
improved job opportunities to boost the city’s lagging economic fortunes, and is a game-changer 
when it comes to diversifying the region’s economy. 
 
The entire Mainstreet Area contains over 275 Acres. The area is home to a diverse group of more 
than 30 existing businesses in Coconut Creek, FL. There is currently 185 undeveloped acres in the 
heart of the future downtown. This property is currently under contract and will become a vibrant 
downtown. The Mainstreet area will be a hub of economic diversity, including the addition of 2,360 
residential units (comprised of 1,375 apartments, 540 Townhomes/Villas, and 380 condominiums), an 
approximately 40,000 s.f. grocery store, 7 restaurants totaling 40,380 s.f. and 15,700 s.f. of retail. 
Additionally, the area contemplates a 25,000 s.f. city multipurpose building, and an approximately 
85,000 s.f. public safety building. The Florida Job Growth Grant Fund Public Infrastructure Grant will 
drastically improve Florida and Coconut Creek’s economic diversity by increasing revenues for 
several taxing authorities, attracting cutting-edge businesses and through job creation jobs. 
 
The construction of the Downtown Mainstreet thoroughfare Project will also enhance the city’s ability 
to attract additional cutting-edge businesses to Coconut Creek by providing critical infrastructure 
improvements to the site. The downtown mainstreet area will contain desired amenities such as 
affordable housing, entertainment, public art, transportation, recreation, and sustainability amenities. 
One of the most important components is direct connectivity to Government Center and the 
Seminole Casino Coconut Creek. These facilities are the City’s largest employers. The City’s proposed 
Government Center will be the future home of the Coconut Creek Police and Fire Departments. The 
Florida Job Growth Grant Fund Public Infrastructure Grant will ensure economic enhancement by 
providing over 241 Public Administration Full Time Equivalent Jobs access to a state of the art 
Government Center. Cullum Rd and Banks Road will by the primary access route for the Government 
Center. The Government Center will be the central home for the City’s 162.5 Police Department 
employees and 78.5 Fire Department Employees. The Public Administration jobs provide will 



drastically improve safety and security for all future businesses. The improved public services will 
undoubtedly attract new businesses and will improve economic diversification and economic 
enhancement. This project will connect the entire Mainstreet by providing efficient commuter 
options for future businesses, employees, students, and faculty that may work or go to school at the 
new campus. 
 
Using RIMS II data from the Bureau of Economic Analysis of the U.S. Department of Commerce, the 
multiplier effect of the jobs and goods and services provided by the new project during the 
construction phase will provide the regional economy the economic benefit summarized in Table D. 
Once completed, the project will create 277 jobs at the site and will create an additional 143jobs 
elsewhere, for a total of 420 jobs with combined annual earnings estimated at $33,263,715. The 
development would provide $383,155,240 in Initial Financial Impact during the construction phase, 
with 797 jobs created directly by the project and 8,122 created overall. The development, once fully 
built, would create 277 jobs with an estimated annual payroll of$10,804,081, and a total of 420 jobs 
with an estimated annual payroll of $33,263,715 overall. 
 
The construction of the Downtown Mainstreet thoroughfare Project will also drastically impact 
revenues for taxing authorities. The State of Florida can expect to receive approximately $2,095,219 
annually from sales taxes. The project will produce $29,931,400 in taxable sales of goods and services 
and leases of property. The project would add $639,940,328 in additional taxable value to the tax 
base of the taxing jurisdictions. Annual Broward County, Coconut Creek, School Board of Broward 
County, South Florida Water Management District, Florida Inland Navigation District, Children’s 
Services Council of Broward County and North Broward Hospital will received a combined total 
annual revenue. Table A summarizes the various annual revenue streams that the proposed 
development will directly contribute to these various taxing authorities. 
 
Workforce Housing Initiative 
 
The City of Coconut Creek proposes to implement a MainStreet Workforce Housing Incentive 
Program (“Program”), to ensure adequate, workforce housing units within the MainStreet Regional 
Activity Center (“RAC”). This has consistently been a part of the overall adopted vision for a 
sustainable downtown. The need for such a Program is outlined in the City’s Comprehensive Plan, 
the MainStreet Design Standards document, and the City’s Green Plan. The intent is: (1) to assure 
housing units are available for workforce income persons, as defined by the City’s Housing Program, 
(2) to utilize available density from the RAC entitlements, and (3) to establish an economic 
development incentive. This Program is not mandatory and requires voluntary participation by 
property owners/developers (“Developer”) along with the approval of a public/private partnership 
agreement between the City and Developer. This Program shall be administered by the Department 
of Sustainable Development. 
 
Funding shall be allocated from the City’s Affordable Housing Trust Fund (“Fund”) in and amount 
determined by our City Commission, but is estimated to be approximately $500,000. The program, as 
currently proposed, will function as a Purchase Assistance incentive, providing a seven to ten year, 



interest free deferred payment loan to eligible moderate and workforce income households, 
adjusted for family size, to assist first-time homebuyers in purchasing new homes within the 
MainStreet area. The purchaser will be eligible for up to $60,000 in assistance, which will be forgiven 
in its entirety once all program requirements are met. 
 
 
 
 
 
 
 
 

Program Specifics  

 

Project Ready to Commence 
Yes 

 

 

Proposed start Date 
1/1/2025 
 

Proposed duration 
999 days 
 

Permits Needed 
Required public infrastructure permits include: Broward County EPD drainage permit, NPDES NOI, 
City of Coconut Creek Engineering permit, DEP potable water permit, FDEP sanitary sewer permit, 
SFWMD dewatering permit, and Broward County Dewatering permit. 
 

Permits Details 
The above noted permits have NOT been secured yet at this time. We anticipate securing these 
permits by March 2024. 
 

Amendment Needed 
Yes 
 

Amendment Needed Details 
Amendments to existing development orders will be required for the site plans associated with the 
proposed development project. No comprehensive plan amendments are necessary. 



 

Project Local Match 
City of Coconut Creek will provide a match of $6,133,43 
Private investment will provide a match of $32,365,882 
 
 

Program Budget  

 

Requested Total 
$5,908,011.00 

 
Source - City / County 
$6,133,431.00 
 

Source – Private 
$32,365,882.00 
 

Source – Other 
$0.00 
 

Source – Total 
$38,499,313 
 

Cost – Construction 
$42,375,041.80 
 

Cost – Reconstruction 

$0.00 
 

Cost - Design and Engineering 
$2,032,282.20 
 

Cost - Land Acquisition 
$0.00 
 

Cost - Land Improvement 
$0.00 
 



Cost – Other 
$0.00 
 

Cost – Total 
$44,407,324 
 

Detailed Budget Narrative 
City's match narrative on Surtax Grant Award, award date, timeline. Cullum and Banks Road is in 
Phase 1. 
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1. Program Requirements  

A. Provide a detailed description of the public infrastructure improvements. 

The City of Coconut Creek is seeking approximately $5,908,011 million from the Governor’s Florida Job 
Growth Grant Fund to assist with the construction of public infrastructure through the main thoroughfares 
of the City’s emerging downtown Mainstreet district. Funding from the Job Growth Grant Fund will be 
used to design and construct Banks Road. Banks Road will be a main thoroughfare in the emerging 
downtown district. These streets will be used as a Public Right of Way and provide access to a vibrant 
mixed-use downtown area. The total cost estimate for the public infrastructure is $44,407,324. Attached 
is the itemized narrative and cost associated with the infrastructure project. City of Coconut Creek will 
provide a match of $ 6,133,431 toward public infrastructure. Private investment will provide $32,365,882 
toward public infrastructure and $383 million for the mixed use development project.   

 

Project Map and Cross Section Design 
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G. Provide a detailed description of, and quantitative evidence demonstrating, how the proposed 
public infrastructure project will promote: 
 
•Economic recovery in specific regions of the state; 
•Economic diversification; or 
•Economic enhancement of a Targeted Industry  
 
The City of Coconut Creek, Butterfly Capital of the World ®, is a 12-square-mile city in the heart of Broward 
County, Florida.  With a population of 58,536, the City is widely recognized as a well-planned community 
with a unique environmental and health consciousness, featuring an abundance of beautiful parks, 
greenway trails and pedestrian amenities, trees, waterways, and butterfly gardens throughout the City.  
Coconut Creek strives to be an innovative, inclusive, and progressive community with a small-town 
personal touch. In order to accomplish this vision, City officials focus on providing exceptional, responsive, 
and sustainable services for the Coconut Creek community.  Currently, the City lacks a centralized 
downtown area that can serve as the heart of the community, providing opportunities for residents to 
live, work, shop, and play. Funds from this grant will provide essential public infrastructure through the 
middle of the redevelopment area. The construction of the roadway and utilities will be the final step in 
achieving a development-ready downtown main street area.  
 
Annually, City Leaders strategically scan the environment in search of opportunities to ensure sustainable 
growth. There is currently over 200 undeveloped acres in the heart of the City. City staff has long worked 
to ensure this land will be developed to improve public infrastructure and to ensure economic 
diversification. In 2009, the City Commission adopted the Amended MainStreet Design Standards 
document. The design standards established the City’s vision for a mixed-use, downtown development in 
the center of Coconut Creek. The intent of this document is to provide for the development of a 
sustainable, mixed-use downtown environment. The City’s Comprehensive Plan Vision Element states, 
“The City will continue to encourage the growth and development of established industries, such as Public 
Administration, and encourage the diversification and expansion of commercial businesses which provide 
integral services to the City’s residents. The proposed Mainstreet Infrastructure Project allows for the 
growth and development of Coconut Creek’s number one economic development priority, perfectly aligns 
with the infrastructure and workforce development objectives of the Florida Job Growth Grant Fund, 
provides new and improved job opportunities to boost the city’s lagging economic fortunes, and is a game-
changer when it comes to diversifying the region’s economy. 

 
The entire Mainstreet Area contains over 275 Acres. The area is home to a diverse group of more than 30 
existing businesses in Coconut Creek, FL. There is currently 185 undeveloped acres in the heart of the 
future downtown. This property is currently under contract and will become a vibrant downtown. The 
Mainstreet area will be a hub of economic diversity, including the addition of 2,360 residential units 
(comprised of 1,375 apartments, 540 Townhomes/Villas, and 380 condominiums), an approximately 
40,000 s.f. grocery store, 7 restaurants totaling 40,380 s.f. and 15,700 s.f. of retail.  Additionally, the area 
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contemplates a 25,000 s.f. city multipurpose building, and an approximately 85,000 s.f. public safety 
building. The Florida Job Growth Grant Fund Public Infrastructure Grant will drastically improve Florida 
and Coconut Creek’s economic diversity by increasing revenues for several taxing authorities, attracting 
cutting-edge businesses and through job creation jobs. 
 
The construction of the Downtown Mainstreet thoroughfare Project will also enhance the city’s ability to 
attract additional cutting-edge businesses to Coconut Creek by providing critical infrastructure 
improvements to the site. The downtown mainstreet area will contain desired amenities such as 
affordable housing, entertainment, public art, transportation, recreation, and sustainability amenities. 
One of the most important components is direct connectivity to Government Center and the Seminole 
Casino Coconut Creek. These facilities are the City’s largest employers.  The City’s proposed Government 
Center will be the future home of the Coconut Creek Police and Fire Departments.  The Florida Job Growth 
Grant Fund Public Infrastructure Grant will ensure economic enhancement by providing over 241 Public 
Administration Full Time Equivalent Jobs access to a state of the art Government Center. Cullum Rd and 
Banks Road will by the primary access route for the Government Center. The Government Center will be 
the central home for the City’s 162.5 Police Department employees and 78.5 Fire Department Employees. 
The Public Administration jobs provide will drastically improve safety and security for all future 
businesses. The improved public services will undoubtedly attract new businesses and will improve 
economic diversification and economic enhancement. This project will connect the entire Mainstreet by 
providing efficient commuter options for future businesses, employees, students, and faculty that may 
work or go to school at the new campus.  
 
Using RIMS II data from the Bureau of Economic Analysis of the U.S. Department of Commerce, the 
multiplier effect of the jobs and goods and services provided by the new project during the construction 
phase will provide the regional economy the economic benefit summarized in Table D. Once completed, 
the project will create 277 jobs at the site and will create an additional 143jobs elsewhere, for a total of 
420 jobs with combined annual earnings estimated at $33,263,715. The development would provide 
$383,155,240 in Initial Financial Impact during the construction phase, with 797 jobs created directly by 
the project and 8,122 created overall. The development, once fully built, would create 277 jobs with an 
estimated annual payroll of$10,804,081, and a total of 420 jobs with an estimated annual payroll of 
$33,263,715 overall. 
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The construction of the Downtown Mainstreet thoroughfare Project will also drastically impact revenues 
for taxing authorities. The State of Florida can expect to receive approximately $2,095,219 annually from 
sales taxes. The project will produce $29,931,400 in taxable sales of goods and services and leases of 
property. The project would add $639,940,328 in additional taxable value to the tax base of the taxing 
jurisdictions. Annual Broward County, Coconut Creek, School Board of Broward County, South Florida 
Water Management District, Florida Inland Navigation District, Children’s Services Council of Broward 
County and North Broward Hospital  will received a combined total annual revenue. Table A summarizes 
the various annual revenue streams that the proposed development will directly contribute to these 
various taxing authorities. 

Workforce Housing Initiative  

The City of Coconut Creek proposes to implement a MainStreet Workforce Housing Incentive Program 
(“Program”), to ensure adequate, workforce housing units within the MainStreet Regional Activity Center 
(“RAC”).  This has consistently been a part of the overall adopted vision for a sustainable downtown.  The 
need for such a Program is outlined in the City’s Comprehensive Plan, the MainStreet Design Standards 
document, and the City’s Green Plan.  The intent is: (1) to assure housing units are available for workforce 
income persons, as defined by the City’s Housing Program, (2) to utilize available density from the RAC 
entitlements, and (3) to establish an economic development incentive.  This Program is not mandatory 
and requires voluntary participation by property owners/developers (“Developer”) along with the 
approval of a public/private partnership agreement between the City and Developer. This Program shall 
be administered by the Department of Sustainable Development.  

Funding shall be allocated from the City’s Affordable Housing Trust Fund (“Fund”) in and amount 
determined by our City Commission, but is estimated to be approximately $500,000. The program, as 
currently proposed, will function as a Purchase Assistance incentive, providing a seven to ten year, interest 
free deferred payment loan to eligible moderate and workforce income households, adjusted for family 
size, to assist first-time homebuyers in purchasing new homes within the MainStreet area. The purchaser 
will be eligible for up to $60,000 in assistance, which will be forgiven in its entirety once all program 
requirements are met.   
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November 2, 2022 
 
 
City of Coconut Creek 
 
RE: Mainstreet Improvements Grant Narrative 
 
 
The below items are included in the grant request for funds to off set the construction costs 
for public improvements that benefit the surrounding community and businesses beyond 
the Main Street project: 
 

1. Signalization of Intersection at Cullum Road and Lyons Road. ($800k EACH) 
Construction of the traffic signal at Cullum Road and Lyons Road.  Currently the 
intersection does not have a traffic signal and vehicles must navigate across a 6-
lane highway to access Lyons Road or cross 3-lanes to access Cullum Road.  The 
City of Coconut Creek has a proposed fire/ police station located within the 
MainStreet Master Plan requiring emergency access to the surrounding community. 
 The Fire Marshall requires a traffic signal with emergency overrides to expedite 
access through the intersection.  The proposed design includes widening Cullum 
Road to accommodate the full accessibility of the intersection with a right/ left and 
thru independent lane.  This improvement requires filling in the Cocomar drainage 
canal and piping it to maintain the drainage connection to Lyons Road. Addition of a 
traffic signal will enhance the ability for traffic to access this roadway, particularly 
eastbound traffic exiting onto northbound Lyons Road.  That enhanced access 
improves the ability of this roadway to serve as a parallel route to Sample Road and 
Wiles Road in this area, helping to prevent those corridors from further additional 
traffic burden. 
 

2. Cullum Road Improvements. ($6,133,431)  Currently Cullum Road is segmented 
with two separate, disconnected sections – one between Banks Road and Lyons 
Road and the other between State Road 7 and NW 54th Avenue.  The construction 
of the missing segment will greatly improve traffic circulation to the surrounding 
businesses, Monarch High School, and the City’s planned Village Center park and 
civic center, which includes a community center and public safety (police and fire) 
complex. Furthermore, adding this connection to create a continuous road segment 
between U.S. 441 and Lyons Road allows this roadway to serve as a parallel route 
to Sample Road and Wiles Road in this area, helping to prevent those corridors from 
further additional traffic burden.  Cullum Road also serves as the Cocomar Drainage 
District’s stormwater transmission road allowing stormwater to flow from State Road 
7 east to Banks Road, and from Lyons Road west to Banks before flowing north 
through the existing District Canal to the ultimate discharge at the SFWMD C-14 
Canal. As part of this project the existing ditches will either be improved, or a new 
drainage pipe installed to improve the drainage system. The road is a major 
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connection to Monarch High School and the Promenade shopping Center. As part of 
this improvement, NW 54th Avenue will be enhanced to service the MainStreet 
community and access to the Seminole Casino. The proposed design improves 
bicycle and pedestrian connectivity and safety and will create necessary 
connections between the workforce and surrounding businesses. 

 
 

 
3. Banks Road Improvements. ($5,908,011)  Currently Banks Road is segmented 

with two separate, disconnected sections – one between Sample Road to NW 40th 
Street and the other between Wiles Road and Cullum Road.  The proposed 
improvement would complete the missing section, thus creating connectivity to all 
surrounding communities, businesses, schools, City parks, and police/ fire services. 
Furthermore, adding this connection to create a continuous road segment between 
Wiles Road and Sample Road allows this roadway to serve as a parallel route to US 
441 and Lyons Road in this area, helping to prevent those corridors from further 
additional traffic burden.  In addition, the City has a large parcel on Banks Road and 
NW 40th Street benefiting from the proposed improvements. The missing link of 
Banks Road is critical to the Cocomar Drainage District’s connection between the 
existing Monarch Station community on Sample Road, Seminole Indian Coconut 
Creek Casino property outfall, and Banks Road to allow the stormwater to flow north 
to the District’s Canal on Banks Road and Wiles Road. The City has requested a 
master sewage pump station for MainStreet that also provides additional capacity 
for the surrounding community.  This is located on Banks Road with the necessary 
gravity and force mains to service the community.  
 

4. NW 40th Street. ($4,524,895)  This is the main east-west street within the proposed 
MainStreet development. This road provides connectivity to all other roads and 
provides direct access from Lyons Road to the Seminole Coconut Creek Casino.  
Furthermore, adding this connection provides an east-west route through the site 
that provides direct access to Lyons Road, preventing project-related traffic from 
having to be added to existing traffic on Sample Road or Wiles Road in order to 
reach Lyons Road.   The main entrance from Lyons Road and NW 40th Street also is 
the access point to the retail/ commercial uses on Lyons Road.  A new traffic signal 
is proposed at the Lyons Road/40th Street intersection with improvements to Lyons 
Road to allow for proper turning movements and safety thru the new intersection.  
 

5. City Market Avenue Improvements. ($1,881,472)  City Market Avenue is a new 
roadway that provides connections between Sample Road and NW 40th Street.  This 
street services the adjacent Monarch Station and Marbella communities, thus 
connecting the workforce to the existing and proposed employment opportunities. It 
is designed to provide pedestrian and bicycle connectivity to MainStreet and the 
community parks.  Within the site, it provides a parallel route to Banks Road to help 
distribute traffic more evenly, instead of loading all traffic onto Banks Road. 
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6. NW 48th Avenue Improvements. ($2,113,317) This new road provides access 

between NW 40th Street and Cullum Road to provide short distances between roads 
and promote convenient access to the surrounding communities.  This road 
provides direct access to Cullum Road and the Promenade to the north, thus 
creating necessary connections between employment opportunities and the 
workforce. Further, this connection promotes easy access for both Police and Fire 
services in emergency situations.  This road provide access to both residential and 
commercial components of Mainstreet. The road also allows pedestrian and bicycle 
connectivity to residential, commercial, and recreational uses within MainStreet.  
 

7. Village Square Improvements ($769,272) Blocks 12, 13 and 14 are proposed City 
parcels providing civic services and facilities to the entire City.  These areas are 
master designed for multiple activities to include a parking garage, civic community 
building, park, and police and fire station.  Master designed utilities and landscaping 
are proposed to be included in final product. The City will program the uses going 
forward. These areas will promote a high quality of life for the members of the 
workforce who live in or near the MainStreet area and throughout the City. 
 

8. Block 15 Lift Station Access.($1,141,895)  The City of Coconut Creek has an 
existing master sanitary sewer lift station located on the property. The proposed 
design maintains the lift station and underground utilities associated with the lift 
station per the City’s request.  Access to the lift station has been designed to allow 
for large utility vehicles to access the lift station.  A new road connecting Wiles with 
Cullum Road provides the necessary roadway to operate and maintain the lift station 
in the future. Continued operation of this lift station allows for the capacity needed to 
serve the existing and proposed employment opportunities, as well as the much 
needed housing for the workforce. 
  

9. Wetland Area. ($1,469,257)  The site has an existing wetland area located on the 
south side of Cullum Road.  This wetland has been designated wetland for a long 
time by Broward County.  The wetland is in poor condition and needs to be 
enhanced to provide a natural sanctuary for vegetation, birds, and native species.  
As part of this project the wetlands will be enhanced by removing exotic materials, 
regrading the wetlands to the proper depth, installing new vegetation, and providing 
stormwater retention needed to create a long-lasting preserve.  This improvement is 
necessary to maintain the environment plus provide a natural preserve the 
community can admire, thus promoting a higher quality of life for the workforce. 
 

10. Greenway Linear Park.($1,912,739) A public park and recreational area is provided 
from Banks Road east to the parking lot in Block 2, north of Block 5&6, and south of 
the Wetland area. Within this area, the public will benefit from the nature and 
exercise trails, new landscaping, park benches, dog receptacles, and more, thus 
promoting a higher quality of life for the area residents and workforce.  
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11. Proposed Lakes. ($4,400,000) The original John’s farm area is the missing link to 

the Cocomar Drainage District interconnectivity of stormwater flow.  The Cocomar 
Drainage District was originally master designed with a specific quantity of lakes to 
provide the overall retention needs to protect against flooding during major rain fall 
events.  The current land does not allow the proper flow or the proper on site 
retention allowing the overall area to function as originally planned. The proposed 
MainStreet project provides the required lakes and allows stormwater to flow 
through it connecting Monarch Station, Marbella, Car dealerships, Seminole 
Coconut Creek Casino, Home Depot, and Cullum Road to the final destination to 
outfall on Wiles Road and Banks Road.  The Cocomar Drainage District ultimately 
controls the water flow for the entire drainage basin to protect everyone from 
flooding.  These improvements greatly enhance the Drainage District’s stormwater 
management and ensure the long-term viability of the existing and proposed 
employment uses.  
 

12. Public Sewage Lift Station. ($8,889,664) We need to add in the force main The 
proposed site design requires a sanitary lift station.  The City of Coconut Creek 
requested we increase the capacity of the lift station to take on substantially more 
sewage for the area’s benefit. The city also requested that we provide a back up 
force main. The proposed design requires a larger (than is required for our intensity) 
lift station, larger pumps, two 24” force mains plus a back up 18” force main that 
would not be required if the station was only designed for MainStreet development 
alone.  The gravity sewer system has also been extended to provide service for the 
City’s future development.   
 

13. Streetscape Improvements. ($2,433,048) All public right-of-way infrastructure 
improvements will include street lighting, street landscaping, parallel parking, bike 
paths, and sidewalks.  Proposed City water mains, sewer mains, and drainage pipes 
are provided within the roadways.  The City has a reuse main nearby to be extended 
through the site and extended to the surrounding properties allowing for connections 
in the future.  The reuse main provides irrigation water to the site to avoid using 
potable water or ground water.  
 

14. Lyons Road and Wiles Road improvements. ($1,063,686) 
The Mainstreet design criteria requires a wide buffer along the edge of the 
property to include a 12’ wide meandering sidewalk with a venetian red color 
together with landscaping to provide a sense of arrival at Mainstreet 
development.  The improvements include added turn lanes and other roadway 
improvements needed to enhance the perimeter of the Mainstreet development.  
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15. NW 54th Avenue improvements: ($966,637) 
Currently NW 54th Avenue is used for access to the casino.  The current 
condition of the road is not consistent with the Mainstreet guidelines and needs 
to be upgraded to be consistent with the Mainstreet guidelines which includes on 
street parking, bike paths, sidewalks and linear parks to enhance the connectivity 
between the casino and other commercial uses with the City’s future civic area to 
the North.   
 

16. The Broward County Land Use Plan of the Broward County Comprehensive Plan 
adopted in 2017 acknowledges 1) that Broward County is largely built-out, and the 
land constraints impair the County’s ability to accommodate the influx of the 235,000 
new residents expected by the year 2040.  

a. Replacing an underutilized farm property with residential, commercial, and 
other uses grows the economic base (the county’s goal) by thoughtfully 
redeveloping property. 
 

17. The Broward County Land Use Plan of the Broward County Comprehensive Plan 
adopted in 2017 also promotes “smart growth” which seeks to maintain and create 
desirable communities for Broward County residents, visitors, and economic 
interests, including quality housing for all, integrated with excellent public facilities, 
recreational opportunities and open space areas and which preserves and 
conserves natural resources.  

a. MainStreet addresses each criteria Broward is seeking.  
i. Each of the pods is thoughtfully designed, with influence from the best 

architects in Broward. 
ii. Commercial spaces are provided which help promote business and 

drive activity to the site from all nearby municipalities. 
iii. Residences are provided nearby which help support the businesses 

on site – and nearby (promenade, casino, etc.). 
iv. Quality housing for all - The various product offerings throughout the 

development (apartments, townhomes, condo, villas, etc.) will provide 
variation in price points which capture different pockets of demand, 
and the sheer number of homes / units help address the undersupply 
of housing in Broward. 

v. Public facilities, parks, civic uses are in abundance.  
vi. Open space areas, lake areas, wetlands areas are a few examples of 

how we’ve preserved natural resources. 
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Report Commission 
 
GSR RE Partners, LLC commissioned this report, in support of the company’s proposed mixed-

use development in the City of Coconut Creek, Broward County, Florida.  The development 

contemplates the addition of 1,860 residential units (comprised of 940 apartments, 375 

Townhomes, 165 Villas, and 380 condominiums), a 40,000 s.f. grocery store, 7 restaurants 

totaling 40,380 s.f. and 15,700 s.f. of retail.  Additionally, the area contemplates a charter school 

enrolling approximately 1,400 students, a 25,000 s.f. public fitness facility, and an 85,000 s.f. 

public safety building. 

 

This study is designed to estimate the annual revenues that will accrue to the various taxing 

authorities and to provide an estimate of jobs and ultimate economic impact to the metropolitan 

area of Miami-Fort Lauderdale once the project is complete.  

 



 
 

Study Conclusions 
 
The proposed project, once complete, would provide the following annual revenues to various 

taxing authorities: 

 
 

 
•The State of Florida can expect to receive approximately $2,095,219 annually from sales taxes. 
 
•The project will produce $29,931,400 in taxable sales of goods and services and leases of 
property. 
 
•The development would provide $383,155,240 in Initial Financial Impact during the 
construction phase, with 797 jobs created directly by the project and 8,122 created overall. 
 
•The development, once fully built, would create 277 jobs with an estimated annual payroll of 
$10,804,081, and a total of 420 jobs with an estimated annual payroll of $33,263,715 overall. 
 
•The project would add $639,940,328 in additional taxable value to the tax base of the taxing 
jurisdictions. 
 
•The project would add 1,860 additional housing units. 
 
 

 

Taxing Authority
Annual 
Revenue

Broward County 3,629,322$        
City of Coconut Creek 6,562,263         
School Board of Broward County 4,135,358         
South Florida Water Management 
District 164,593            
Florida Inland Navigation District 20,478              
Children's Services Council of 
Broward County 300,708            
North Broward Hospital District 817,204            

Totals 15,629,926$      



 
 

Fiscal Impact To Political Subdivisions 
 
GSR RE Partners, LLC is proposing a substantial mixed-used development that provides retail, 

restaurant, and residential components. The following taxing authorities will benefit from the 

revenues provided by the proposed development:  City of Coconut Creek, Broward County, the 

State of Florida, the School Board of Broward County, the North Broward Hospital District, the 

South Florida Water Management District, the Florida Inland Navigational District, and the 

Children’s Services Council of Broward County. 

 

Table A summarizes the various annual revenue streams that the proposed development will 

directly contribute the these various taxing authorities: 
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Table A 
Summary of Annual Revenues 

Various Taxing Authorities 
 
 
 

 

Taxing Authority Property Taxes
Fire 

Assessments

Franchise 
and Utility 

Taxes
Stormwater 

Fees
Communications 

Service Tax
Intergovernmental 

Revenue

Business 
Tax 

Receipts

Annual 
Utility 
Profits Totals

Broward County 3,627,822         -                 -            -               -                       -                       1,500        -           3,629,322    
City of Coconut Creek 4,125,247         505,416         906,979    97,251         213,463               542,938               8,040        162,929   6,562,263    
School Board of Broward County 4,135,358         -                 -            -               -                       -                       -            -           4,135,358    
South Florida Water Management 
District 164,593            -                 -            -               -                       -                       -            -           164,593       
Florida Inland Navigation District 20,478              -                 -            -               -                       -                       -            -           20,478         
Children's Services Council of 
Broward County 300,708            -                 -            -               -                       -                       -            -           300,708       
North Broward Hospital District 817,204            -                 -            -               -                       -                       -            -           817,204       

Totals 13,191,410       505,416         906,979    97,251         213,463               542,938               9,540        162,929   15,629,926  



 

 
 

 
 
Annual Sales Taxes Paid To the State of Florida 
 
The State of Florida receives sales tax revenues on the sales of goods and services, including 

commercial leases and rents.  Table B summarizes the annual tax revenue from these sources:  

 

Table B 
Annual Tax Revenue To the State of Florida By Source 

 

 

Retail taxes were calculated using $450/sf for restaurant operations and $275/sf for retail 

operations.  Property rentals were based upon $40/sf . 

 
 
 
 
 
  

Source of Tax

Estimated 
Annual 
Amount

Sales Taxes, Retail Sales 1,826,195$     
Sales Taxes, Rentals of Property 269,024          

Total Recurring Annual Revenue 2,095,219$     



 
 

Property Tax Base 
The property tax base is anticipated to grow by about $547 million in current dollars if the 

project were completed in the current year.  Table C summarizes the taxable values by program 

element: 

 

Table C 
Taxable Value Added By Program Element 

 
Retail taxable values were based upon $225/sf for the retail portion of the project.  Restaurant 

space was valued at an average of $450/sf.   

 

Apartment taxable values were estimated at $245,000 per unit.   

 

Residential for sale values were based on developer-provided estimates of $434,902 for villas, 

$400,694 for condominiums, and $486,340 for townhomes. 

 

  

Restaurant 18,171,000$      
Retail and Grocery 12,532,500        
Residential 609,236,828      

639,940,328$    



 
 

Fire Assessments 
 

The City of Coconut Creek levies a non-ad valorem special assessment for fire services on 

properties located within the municipality.  The fee varies by use and size of the structure.  The 

structure sizes were derived from the latest program information for the development.  The rates 

in effect within the City of Coconut Creek at the time of the report are below: 

 

 

 
Using this information, the amount to be paid annually to the City of Coconut Creek for Fire 

Assessment was calculated to be $505,416. 

  

Residential, per multi-family dwelling unit 210$         
Residential, per single-family dwelling unit 234$         

Commercial Square Foot Tranches
3,000-3,999 1,075$      
5,000-5,999 5,376        
6,000-6,999 6,451        
7,000-7,999 7,526        
8,000-8,999 8,601        
40,000-44,999 43,006      



 
 

Stormwater Fees 

 

The City of Coconut Creek levies stormwater fees for the collection and treatment of stormwater.  

This is in addition to any onsite treatment and retention that may be required due to the 

development.  The fee is $49.80/year/ERU.  An ERU is an Equivalent Residential Unit based 

upon an average impervious area of a single-family home in the City, calculated at 2,070 sf.  

Using the program elements provided and a broad estimate of impervious area, the City is 

expected to receive $97,251 in stormwater fees annually.  These funds are used exclusively for 

stormwater systems and maintenance. 

 

Franchise and Utility Taxes 
 
As with most municipalities, the City of Coconut Creek levies taxes on utilities and solid waste 

services.  The City levies a 5.9% electric franchise fee, a 10% utility tax on electric, water, and 

fuel oils, propane, and natural gas consumption.  The City also levies a franchise fee on solid 

waste billings within the City.  Using current estimates of consumption by square footage and 

use of property and then applying the applicable tax rates, we estimate that the City will receive 

$906,979 annually from the taxes on these services and products. 

 

Intergovernmental Revenue 

 

The State of Florida provides municipalities with various revenues on a recurring basis.  These 

revenues include State Revenue Sharing, Half-cent Sales Tax sharing, and Gas Tax levies. The 

formulas for distribution are largely population-based methods.  Using the State’s estimates for 

FY2022, including those of population, we calculated that the City would receive $126.91 per 

capita.  We further assumed an average occupancy for census purposes of 2.3 persons per unit.  

The project has 1,860 residential units, so the population added is forecast to be 4,278 people.  

The City can expect to receive approximately $542,938 annually from the State of Florida. 

 



 
 

 

Business Tax Receipts 
 

The City of Coconut Creek levies an annual business tax.  The tax in the City varies with the use 

of the property.  Based upon these factors and the current development plan, the City is expected 

to receive $8,040 annually from taxes on businesses.  Broward County is expected to receive 

another $1,500 from this source. 

 

Utility Profits 

 
The City of Coconut Creek operates a water and sewer utility system.  This system is operated on 

a proprietary, or for profit, basis.  Much of the City’s costs of operating its utility system are 

fixed costs.  We used the City’s last audited (FY2020) comprehensive annual financial report to 

calculate the operating margin net of depreciation to be 11.27%.  We then used 4,000 gallons per 

month consumption for residential uses and various other factors based upon the square footage 

for retail, restaurant, and grocery.  Using these factors for consumption, we then applied the 

City’s current rates to determine annual billings.  Finally, from the annual billings we derived the 

operating profit using the margins above to estimate that the City would net $162,929 annually. 

 

 
 

 

 
  



 
 

Total Economic Benefit 
 

The proposed development will also have a positive effect on the regional economy.  Using the 

RIMS II data from the Bureau of Economic Analysis of the U.S. Department of Commerce, the 

multiplier effect of the jobs and goods and services provided by the new project during the 

construction phase will provide the regional economy the economic benefit summarized in 

Table D: 

 
 

Table D 
Initial Impact, Total Jobs Created, and Jobs Created Directly From Project 

 

 
 
 
 
Once completed, the project will create 277 jobs at the site and will create an additional 143 jobs 
elsewhere, for a total of 420 jobs with combined annual earnings estimated at $33,263,715 
annually.   
 
 

 

Final Demand 
(Initial Impact) 

Construction 
Phase

RIMS II 
Industry 

Jobs 
Multiplier

RIMS  II 
Direct Effect 

Jobs 
Multiplier

Total Jobs 
Created 
(Total 

Impact)

Jobs Created 
Directly From 
Project (Direct 

Effect)
$383,155,240 21.1988 2.0807 8,122         797            






















