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I. INTRODUCTION

Background

The creation of the City of Plantation Community Redevelopment Agency (CRA) and
development of the CRA Redevelopment Plan is the implementation mechanism that has
culminated from several recent planning efforts undertaken by the City of Plantation.
The conclusions and recommendations of these studies have been incorporated either
factually or conceptually in this document and contributed toward the basis for the
recommended actions contained in this Plan.

The Community Redevelopment Agency finds is antecedents in the efforts of the
Gateway 7 Development District, which was established by the City of Plantation in
1988. Gateway 7 was established as a Safe Neighborhood Improvement District as
authorized by Chapter 87-243, Florida Statutes, entitled the Safe Neighborhoods Act.
The District completed the “"Safe Neighborhoods Master Plan” for the Gateway 7 District
in 1988 and later established an ad valorem special assessment taxing district under the
Safe Neighborhoods Act, authorized to collect up to 2 mills on real property located
within the District.

In order to re-initiate redevelopment activities in the Gateway 7 district, in November of
1997, the City of Plantation hosted a two-day visioning session, which was conducted by
the Florida Atlantic University Center for Urban Redevelopment and Empowerment
(CURE). The first day of the visioning session was devoted entirely to issues related to
the State Road 7 Corridor. Attendees included elected officials, property and business
owners, residents of adjoining areas and other interested persons. The session identified
problems and suggested solutions and redevelopment strategies that could be
considered as the redevelopment effort was initiated. The results of the visioning
sessions were compiled by FAU/CURE and distributed to the attendees and other
interested persons.

Florida Atlantic University/CURE was also commissioned to conduct the Gateway 7 Slum
and Blight Study, which was completed in January 1999. This study was developed in
accordance with the Community Redevelopment Act of 1969 and was utilized to fulfill
one of the initial steps required to create a Community Redevelopment Agency and
create and implement a Redevelopment Plan. The study established the basis for the
“finding of necessity” and served as the premise for the City’s desire to designate the
Gateway 7 District as a Community Redevelopment Area.

In July of 1998, the State Road 7 Corridor was designated as the status of associate
Main Street by the State of Florida. This made certain technical and financial assistance
available for improvements to the Corridor. The City, anxious to get started with the
State Road 7 redevelopment effort, initiated several studies relative to the Corridor
beginning in September of 1998 and culminating in December of 1999. These studies
were developed by Carr Smith Corradino and provide, conceptually, much of the basis
for the selection of the priority projects the CRA proposes to undertake. Additionally, a
zoning analysis was completed which is presently being implemented through
development of zoning subdistricts and a comprehensive rezoning of the entire
Redevelopment Area.

Plantation CRA Updated January 2006
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In accordance with Chapter 163, Part III, Florida Statutes, the adoption process and the
contents contained herein are those mandated in order for municipalities intending to
utilize tax increment financing as a funding source for redevelopment efforts. Consistent
with this same Statute, and upon approval by Broward County, adoption of this Plan
enables the Community Redevelopment Agency, by ordinance, to establish a trust fund.
Revenues for the trust fund are obtained, on an annual basis, by allocating any
increases in taxable assessed value for properties located within the boundaries of the
CRA. The Broward County Property Appraisers Office will continue to collect the entire
property tax and will subtract and allocate the revenues associated with the base value
to the governmental entities previously receiving them. Of the revenues associated with
any incremental rise in property values, 95% are deposited in the trust fund. The State
Statute allows the monies deposited in the trust fund to be utilized for the following
purposes, among others:

1) Administrative expenses necessary to the implementation of the Community
Redevelopment Plan,

2) Expenses of redevelopment planning, surveys and financial analysis,

3) Acquisition of real property,

4) Site Preparation including relocation of site residents, and

5) Issuance costs and principal and interest payment on any indebtedness incurred by
the Agency.

The Statute prohibits monies deposited into the trust fund to be used for the following
purposes:

1) To construct or expand administration buildings for public bodies unless each taxing
authority involved agrees,

2) Any publicly-owned capital improvements which are not an integral part of the
redevelopment if improvements are normally financed by user fees, and if the
improvements would have otherwise been made without the involvement of the CRA
within three years, or

3) General government operating expenses unrelated to the CRA.

State Road 7 Widening and Improvements

Concurrent with the City of Plantation’s redevelopment planning efforts being
undertaken by it's team of consultants, the Florida Department of Transportation (FDOT)
is constructing an additional two lanes to create a six lane divided roadway on State
Road 7. As part of this project, the FDOT is also installing a limited amount of
landscaping and lighting along the State Road 7 Corridor.

Authority to Undertake Community Redevelopment Planning

Community redevelopment planning and implementation in the State of Florida is
authorized by the Community Redevelopment Act of 1969, Chapter 163, Part III (as
amended), Florida Statutes. It is in accordance with this statute that the City of
Plantation has established its Community Redevelopment Agency and is undertaking its
redevelopment efforts. This Chapter generally confirms as proper public purposes, the
rehabilitation, conservation or redevelopment of slum or blighted areas or areas in which
there is a shortage of housing affordable to residents of low or moderate income.

Plantation CRA Updated January 2006
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The granting and exercising of redevelopment powers is conditioned upon the approval
of the Broward County Board of County Commissioners as the governing body. Section
163.355 of the Florida Statutes requires that a local government, prior to the creation of
a Community Redevelopment Agency and prior to engaging in activities authorized
under Part III of Chapter 163, make a finding that:

“(1) One or more slum or blighted areas, exist in such county or
municipality; and

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

Powers of the Community Redevelopment Agency

The City of Plantation Community Redevelopment Agency is governed by a Board of
Commissioners, which consists of the City’s elected officials. This agency is a separate
legal entity district from the City of Plantation. On August 17, 1999, through Resolution
1999-1006, the City Council of the City of Plantation, Florida has been delegated the
following powers by Broward County:

(1) To make a finding that there is a need for an Agency to function in the
City.

(2) To adopt a resolution declaring the need for an Agency in the City.

(3) To create an Agency.

(4) To appoint a Board of Commissioners for the Agency.

(5) To designate a Chair and Vice-Chair from among the Commissioners.

(6) To employ an Executive Director, technical experts and such other agents
and employees as it deems necessary for the Agency.

(7) To employ and retain legal council and staff.

(8) To appropriate to the Agency, from City funds, such amounts as the City
deems necessary for the administrative expenses and overhead of the
Agency.

(9) To remove a Commissioner from the Agency.

(10) To declare the governing body of the City to be the Agency.

(11) To prepare a Community Redevelopment Plan.

The above referenced powers were established by the City Council for the purposes of
the Agency’s operations and to develop and effectuate the CRA Redevelopment Plan. In
its Ordinance creating the Agency, the Plantation City Council has retained certain
powers in some cases mandated by State Statutes. These powers reserved by the City
Governing body are as follows:

(1) The power to determine that an area is a slum and blighted area, or
combination thereof; to designate such area as appropriate for community
redevelopment; and to hold public hearings on these matters.

(2) The power to grant final approval to the Community Redevelopment Plan
and any modifications.

(3) The power to authorize the issuance of revenue bonds as set forth in
§163.385, F.S.

Plantation CRA Updated January 2006
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(4) The power to approve the acquisition, demolition, removal, or disposal of
property as provided in § 163.370(3), F.S., and the power to assume the
responsibility to bear loss as provided in § 163.370(3), F.S.

(5) The power to approve the development of community policing innovations.

(6) The power to amend the City Comprehensive Plan, amend the zoning laws
and to rezone land within the Redevelopment Area, and to exercise other
powers as a regulatory entity over land development, or otherwise enact
laws which affect property within the Community Redevelopment Area.

City of Plantation Community Redevelopment Area

The City of Plantation Community Redevelopment Area is approximately 400 acres in
size and is bounded on the north, east and south by the municipal boundaries of the City
of Plantation and on the west to the full extent of commercially zoned properties and
corresponding official City Zoning Map contiguous to and west of State Road 7. The
Redevelopment Area represents approximately less than 2% of the City’s total area. A
description of the City of Plantation Community Redevelopment Area is included in
Appendix A.

Rationale for Designation of Community Redevelopment Area

The area proposed for designation as a Community Redevelopment Area was selected
and further delineated based on many factors including, but not limited to:

1. The area’s past history as a subject of study and planning;

2. The area’s existing designations as a Safe Neighborhood District, Associate Main
Street, and special taxing district;

The area’s similarity of land use and zoning;

The area’s pattern of decline;

The presence of slum and blight conditions;

The area’s natural delineation from residential uses to the west; and

The area’s delineation from the east by the City of Plantation municipal boundary.

Nou kW

Finding of Necessity for Community Redevelopment

In order to establish a “finding of necessity” to establish a Community Redevelopment
Agency within the Gateway 7 Development District, the City commissioned the Florida
Atlantic University Center for Urban Redevelopment and Empowerment to conduct two
separate visioning sessions for both the Gateway 7 Development District and the City of
Plantation as a whole. Upon completion of those sessions, FAU was directed to develop
the Gateway 7 Slum and Blight Study. As part of the Slum and Blight Study, a lot-by-lot
survey of properties and public right-of-way assessed structural, physical and
infrastructure conditions along the State Road 7 Corridor. The methodology utilized in
this study was consistent with the guidelines and requirements of Chapter 163, Florida
Statutes. The completed "City of Plantation, Florida Gateway 7 Slum and Blight Study”
was filed with the City Clerk and made available for public inspection on February 20,
1998.

On March 25, 1998 the City of Plantation adopted a Resolution of Necessity (City of
Plantation Resolution 7193) in accordance with the requirements of Chapter 163.355,
Florida Statutes that formally initiated the process of creating a Community
Redevelopment Agency (see Appendix C). Resolution 7193 determined that significant

Plantation CRA Updated January 2006
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property within the Gateway 7 Special Assessment District suffered from debilitating
blight and requested Broward County to delegate to the City the power to create and
implement a Community Redevelopment Agency. The Gateway 7 Special Assessment
District and Plantation Community Redevelopment Area have identical geographic
boundaries.

On March 25, 1998 City of Plantation Resolution 7350 confirmed the factors previously
mentioned in Resolution 7193 and accepted the Gateway 7 Slum and Blight Study,
specifically determining that the following factors of debilitating blight exist within the
Gateway 7 Special District:

o A substantial humber of deteriorated, or deteriorating structures;

o A predominance of defective or inadequate street layout;

o Faulty lot layout in relation to size adequacy, accessibility, or usefulness;

. Unsanitary or unsafe conditions;

. Deterioration of site or other improvements;

. Faulty or inadequate street layout, inadequate parking facilities, or
roadways incapable of handling the volume of traffic that flows into or
through the area, either at present or following the proposed construction;

. Lack of maintenance of improved property;

o Inadequate open space;

o Vacancies in retail, office, and other space; and

. Unmet potential in sales and property tax revenues.

On February 24, 2000, the City enacted City Ordinance No. 2210, creating the Plantation
Community Redevelopment Agency. This Ordinance ratified the findings and
determinations of necessity originally promulgated in City Resolution humbers 7195 and
7350.

Plantation CRA Updated January 2006
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II. EXISTING CONDITIONS

Information presented in this section was extracted from the Gateway 7 district Slum
and Blight Study and Carr Smith Corradino’s Master Plan and Implementation Plan.
Other consultant studies related to the City of Plantation’s redevelopment efforts are

noted as they apply.
Socio-Economic Profile

As part of the Carr Smith Corradino Master
Plan, Lambert Advisory prepared a market
study. The market study assessed current
market conditions along the State Road 7
Corridor as compared to the market in the City
of  Plantation and other  surrounding
municipalities and unincorporated areas. It
also analyzed the potential costs and feasibility
of implementing projects identified in the

Master Plan from a market perspective. The
methodology for this analysis included an
assessment of current demographic and

economic trends within a 1-mile radius of the
Broward Boulevard/State Road 7 intersection,
also known as “four corners”, which includes
residents of both the City of Plantation and
Unincorporated Broward County.

From 1990 to 1999, population within a 1-
mile radius of the “Four Corners” intersection
increased from approximately 15,700 to
18,500, or roughly 1.9 percent per year. This
is slightly lower than the population growth
for the City of Plantation, which increased
from 66,700 to 80,800, or 2.2 percent

annually, as illustrated in Figure 1. Although
on-going new residential development
promotes stronger population growth in

western Plantation, the eastern portion of the

City is anticipated to grow moderately during the next few years.
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Figure Il.1: Population Trends

Table IL.1:
Population Profile 1999

Avg. HH Size

Four Corners (1-Mile Radius) 3.1

City of Plantation 2.5
Median Age

Four Corners (1 Mile Radius) 33.5

City of Plantation 38.6

This is supported by

the area’s relatively high average household size and lower median age (see Table I1.1),
which indicates a growing family-based community.

Plantation CRA
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Figure I1.2: Number of Home Sales

The median income of households within a

one-mile radius of the Four Corners is 10
nearly $44,000 compared to $48,000 for 10
the City of Plantation. The area surrounding
the Four Corners is clearly representative of 5
a middle class neighborhood, with an

income profile only modestly below that of
the City’s.

The home sale activity surrounding the Four

Corners, both to the east and west, further
supports the existence of a growing middle
class neighborhood. On both the west side of
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Figure 11.3: Average Home Prices

State Road 7 (City of Plantation) and the east $150.000

side of State Road 7 (Unincorporated

Broward County), the number of home sales $100,000
has remained fairly steady during the past $50.000 -
three years as illustrated in Figure II.2. As ’
importantly, there has been home price $0

appreciation during the period on both sides
of the Corridor, as is evidenced in Figure II.3.

Existing Land Use and Zoning
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The Community Redevelopment Area includes approximately 400 acres of land abutting
State Road 7, which is bounded on the north, by the City of Lauderhill, to the south and
east by Unincorporated Broward County, and to the west by residentially zoned

properties within the City of Plantation Boundaries.

Community Redevelopment Area are primarily low density residential.

Land Use

The areas surrounding the

129 parcels were identified in the Slum and Blight Study. Of those, 113 were developed
and 16 were formerly developed, but are presently_vacant.

Based on the results of FAU’s land use inventory, the
primary land use within the Redevelopment Area is
commercial which includes retail and office uses.
Other uses dispersed within the Redevelopment Area
include residential and industrial, however these
uses combined account for only fifteen-percent of
total parcels surveyed. Another eight-percent could
not be categorized in the survey. Figure II.4
illustrates the land use breakdown. The adopted
future land use consists of commercial and
community facilities, which includes hospitals,
schools, churches, civic uses and parks and
recreational facilities. Figure IL.5 is the existing land
use map for the Redevelopment Area. In addition, a
survey of use or function of structures within the
Redevelopment Area was conducted. Of the 79

5% 5%

77%

O Residential
OOther
O Commercial
O Industrial
OOpen Space

Figure 11.4: Land Use
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structures observed in the Slum and Blight Study, 44 were used for retail purposes, 12
with office/industrial 13 for more than one use, 5 were non-conforming residential and 5
were vacant. Specific uses within the Community Redevelopment Area include strip
shopping centers, new and used automobile dealerships, Plantation General Hospital,
small professional offices, storage units and retail uses.

Zoning

The CRA plan does not restrict the type, size, height, number or proposed use of
buildings because the governing body of the City of Plantation has reserved all
development powers. Any limitations on the type, size, height, number and proposed
use of building is a function of the City of Plantation Zoning Ordinances. The Plantation
City Council has initiated and is in the process of undertaking a comprehensive rezoning
program throughout the Redevelopment Area. This effort is being conducted in
accordance with the City Council approved Zoning Analysis for the Gateway 7 Corridor
(Carr Smith Corradino, 1999). The Zoning Analysis concluded that the zoning in place at
the time consisted of 12 separate zoning district designations within the Gateway 7
district. This system of zoning is in the process of being replaced by a distinct "Gateway
7 Zoning District”, designated SPI-2, which will be made up of eight sub-districts that
are designed to address the varied existing development and uses within the Corridor,
while encouraging the uses and site configurations in the Conceptual Gateway 7 Master
Plan. The sub-districts within the SPI-2 designations are presently planned as follows:

Auto Mall Sub-district

Hospital Sub-district

Hybrid Commercial Sub-district

Four Corners West Sub-district

Four Corners East Sub-district
Professional Office Sub-district
Artisan Commerce Sub-district
Conventional Commercial Sub-district

At the time of this writing, the City Council had declared the Four Corners East/West
sub-districts, Zoning-in-Progress, requiring that any new development activity or
significant redevelopment activity within that Area be subject to the new SPI-2 District
and appropriate underlying sub-district. As each sub-district is adopted, the next will be
rezoned. Currently the Hybrid Commercial and Artisan sub-districts are underway and
scheduled for Comprehensive Planning Board review. The SPI-2 sign code is also being
developed. The SPI-2 Zoning District should be in place by final adoption of this plan.
The SPI-2 Zoning District and Sub-districts are described in more detail in Section 1V,
The Community Redevelopment Plan. Figure II.6 illustrates the SPI-2 Zoning Overlay
District. The City Council has retained jurisdiction to amend zoning ordinances and issue
development orders within the Redevelopment Area. The extent of completely
implementing this rezoning program cannot be adequately defined at this time, as this
process is ongoing at the time of this writing. It is expected that upon completion of the
comprehensive rezoning process of the projects established in this plan will be
consistent with the area zoning. The existing zoning map is depicted in Appendix B.

Plantation CRA Updated January 2006
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Residential Uses

Only 5% of all properties within the Redevelopment Area were utilized as residential.
The lot-by-lot survey reported a total of six structures, which were residential in nature,
specifically three apartment buildings, a duplex and a mobile home. All of the
underlying land use designations, within the Redevelopment Area, as established in the
City of Plantation Comprehensive Plan, are non-residential.

The City is experiencing a demand for new housing stock. The demand for newer
housing stock both in Plantation and throughout Broward County has resulted in a new
planning focus on the mixed use development concept. In addition, communities are
both experiencing and promoting residential land usage in areas where residential uses
were not allowed by approving complete residential projects in areas that are
predominantly non-residential. Reflective of this trend, both Broward County and the
City recently amended their respective Comprehensive Plans to create a Local Activity
Center Future Land Use Designation for the Community Redevelopment Area. This new
designation will further encourage mixed commercial/residential usage.

Dynamic population growth has supported these land use changes. Original Community
Redevelopment Plan population projections (P. 6) did not grow beyond an anticipated
88,792 in 2004. As of June 2005, population at the newly projected build out date of
2025 is anticipated to be 109,000. New housing is needed to accommodate the
anticipated growth.

In summary, promoting residential land uses will encourage more appealing
development that will combat and reduce community blight.

Structural and Site Conditions

The State Road 7 Corridor has experienced business attrition and a decline in the level of
business conducted. The proliferation of vacant stores or businesses in certain sections
of the Redevelopment Area had kept shoppers away and discouraged new business from
locating there. This, in turn, has resulted in a decrease in the level of property
maintenance. At the time of the property survey, it was estimated that the average
vacancy rate for the Redevelopment Area was 21%, with approximately a 40% vacancy
rate in the northwest quadrant. Poor structural and site conditions observed have
contributed to these higher than average vacancy rates.

Structural Conditions

A structural conditions survey was conducted as part of the Slum and Blight Study.
Assessment standards established in Chapter 163, Florida Statutes were used to
determine the condition of specific elements or aspects of properties. Table II.2 shows
the specific elements surveyed and their corresponding physical conditions. Definitions
of survey standards are provided in the Slum and Blight Study located in Appendix C.

Plantation CRA Updated January 2006
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Table 11.2:
Structural Conditions

Excellent Good Deteriorating Deteriorated Dilapidated

Roof 32% 44% 17% 5% 2%
Exterior Walls 29% 48% 17% 5% 1%
Exterior Paint 30% 42% 21% 5% 2%
Stairways 29% 50% 21% 0% 0%
Windows 33% 49% 11% 4% 4%
Fence 21% 52% 16% 0% 2%
Out-buildings 13% 45% 24% 7% 3%

Pexzﬂ;ﬁg 29% 48% 21% 5% 2%

Site Conditions

Maintenance and sanitary conditions were observed to be a major problem on several
properties. A survey of properties found that 40% had minor scatterings of garbage and
7% had large particles of garbage dispersed on site. In addition, 40% of all properties
had visible trash disposal facilities, and only 6% were not properly maintained.

Site amenities were also observed to be either poorly maintained or non-existent.
Street lighting, which promotes safety and pedestrian activity, was observed to be
lacking on 34% of all properties surveyed and fences were deteriorating on 16%. In
addition, pedestrian amenities such as benches were observed to be poorly maintained
throughout the Redevelopment Area.

Parking Layout

Parking is a major problem in the Redevelopment Area in terms of layout, quantity and
location. As part of the Slum and Blight Study, it was determined that 95.9% of the
parking provided within the Redevelopment Area was provided off-street with 80% of
that being surface level parking. However, a significant number of businesses,
particularly on the east side of State Road 7, experience either a shortage of parking or
poor access due to lot dimensions or lot layout. As a result, clients and customers of
businesses have resorted to illegal on-street parking practices. Of those parked on-
street, 93% were observed to be parked illegally. In addition, parking on the public
right-of-way (R.0.W.) was also observed, particularly on used car lots. As a result,
pedestrians were forced to walk in the road to avoid automobiles parked on sidewalks
and adjoining R.O.W.

Code Enforcement

Code violations along the State Road 7 Corridor were reviewed for a period from March
1997 to January 1998. 30% of all violations were signage and/or lighting infractions.
Of the 53 properties on which code violations were reported in 1997, 46 (87%) had 2
violations or less while 13% were cited with more than 3 violations. The City’s record
showed that properties cited several times were typically cited with the same violation

Plantation CRA Updated January 2006
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until it was corrected to the City’s satisfaction. However, most violations were corrected
within a few days.

Infrastructure

Water and Sewer

The properties located on the west side of State Road 7 and south of Broward Boulevard
are currently being serviced by septic tanks. However, the City of Plantation is in the
process of replacing the existing septic tanks with a sanitary sewer system for all
commercial properties in this quadrant as a result of the Department of Health and
Rehabilitative Service no longer issuing septic tank permits for new uses in this area and
since sanitary sewer facilities will benefit all property owners in this quadrant. In
addition, the City has recently replaced the existing 6” water mains, south of Broward
Boulevard and west of State Road 7, with 12” water mains and provided additional fire
hydrants.

Public utilities are in operation or are planned throughout the CRA district. An example
of a planned public utility that is not yet in operation is the 22’ x 19’ x 15’ Master
Vacuum Station to be located at the dead end of S.W. 6% Street in the right of way.
Numerous other water and wastewater projects are being implemented in the corridor to
provide adequate levels of service.

Drainage
Inadequate drainage, resulting in flooding was observed within the Community

Redevelopment Area, specifically following significant rainfall. For that reason, drainage
elements, namely drains, curbs and gutters were more thoroughly surveyed site by site,
within the Redevelopment Area.

Of the properties surveyed, 32% were reported as having either partial or no curb and
gutter. Of the properties that did have curb and gutter, 16% were in poor condition and
needed replacement. Drains were also reported lacking on 33% of all properties, while
3% were present but blocked. Of the drains that were observed on site, 54% were
reported to either have no grate or structural problems, which can pose potential
maintenance and safety concerns. Redesign and rehabilitation of drainage systems will
occur on a site specific basis in accordance with Broward County Office of Environmental
Services and SFWMD standards as specific redevelopment projects are initiated.

Traffic

Streets, traffic control measures, sidewalks and alleyways were assessed based on
condition, safety and layout. Of the roadways surveyed 94% were asphalt and 6% were
concrete. Approximately 75% of the street surfaces were reported as having no cracks,
while 25% were in very poor or fair condition with major cracks. Pavement markings
were poorly maintained within the Redevelopment Area. Of the markings observed, 29%
were fading and 22% were faded and in poor condition.

As already eluded to, another concern within the Redevelopment Area is pedestrian
safety. Sidewalk separation from vehicular traffic and pedestrian pavement markings
were either poorly visible or non-existent, creating unsafe conditions for pedestrians and
bicyclists. Discontinuous sidewalks have also contributed to safety concerns with a
reported 19% of streets having no sidewalk and 6% reporting partial sidewalks.
Furthermore, poor sidewalk maintenance has contributed to the unsafe and alienable
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conditions of pedestrian traffic, with a reported 53% of all sidewalks cracked, in either
fair or poor condition.

Finally, alleys within the CRA were surveyed to determine level of maintenance. Of the
properties surveyed, 31% did have alleys, of which 69% were not paved. Furthermore,
68% of the alleys were overgrown and not maintained.

Parks

There are currently no parks, as defined by the City of Plantation Comprehensive Plan,
in the Community Redevelopment Area. However, there is vacant property available
that may be developed as a park or open space use. Parks are identified as projects
number 5, 21 and 26 on the project list. Recreation improvements are identified as
project number 12 on the project list (see page 31).

Additional park and recreation space is not needed in this CRA district to satisfy the
comprehensive plan minimum requirements for levels of service for park facilities. This
type of space is also not needed to service any residential uses within the CRA area of
operation, notwithstanding the fact that the CRA district is not required to have parks
and recreation space as per the comprehensive plan. Consistent with the City of
Plantation’s commitment to enhanced environmental quality and public aesthetics, the
park and recreation projects contained in this plan are additional community
improvements above and beyond those required by the comprehensive plan.

Crime

Real and perceived crime is one of the highest contributors to lack of investment in the
Redevelopment Area. Based on the subjective point of view of residents and business
owners, the Redevelopment Area has the highest frequency and quantity of crimes
committed within the City. This was confirmed by a survey of business owners and
landlords along State Road 7. In conducting the survey, respondents were asked to
rank the three major problems or concerns in doing business in the CRA. Petty
crime/robbery was ranked the main concern for number one and number two responses.

A trend analysis of crime statistics, from 500

1992 to 1997, was conducted for the City of ]

Plantation to substantiate these concerns. 400 H ] —
Although, the data is citywide, it can be
assumed that it typifies crime trends in both 359 || ||

residential and commercial areas of the City.
As illustrated in Figure II.7, there is no ogg 1 - -
discernible pattern of crime, citywide, to
substantiate this claim. However, that does 100 1 — —
not mean that there is not a higher

occurrence of crime in the Redevelopment 0 T T T T
Area than in other parts of the City. 1993 1994 1995 1996 1997
ONorth of Broward Blvd.
O South of Broward Blvd.
Figure I1.7: Annual Crimes Committed
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Geographic Sub-Areas

The City of Plantation Redevelopment Area displays very different characteristics in the
north, south and central areas. Each sub-area provides a different set of problems and
opportunities; therefore, redevelopment projects and zoning districts were developed
separately. The following is a general description of the Redevelopment Area.

North Area

The North Area is located from Sunrise Boulevard, south to the Four Corners Area. It is
characterized by suburban level development, the hospital complex and large-scale
automobile dealerships. Problems in this area include ineffective and small buffers
between residential and commercial uses, poor landscaping and intermittent vacancies.
In addition, the lack of commercial lot depth on the east side has deterred
redevelopment.

Four Corners

The Four Corners are located at the intersection of Broward Boulevard and State Road 7,
which is the central intersection of the CRA. This area is characterized by large
commercial uses with high vacancy rates and sites not optimally laid out. However,
there is commercial redevelopment activity occurring on the northeast corner.

South Area

The South Area is located from SW 2" Avenue, south to Peters Road. This area is
characterized by underutilized strip shopping centers, small used automobile lots, and
warehouses; as well as well-leased office and retail space. Currently an adjacent
residential neighborhood is interested in acquiring a property to convert to neighborhood
serving park space.
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III. MARKET ASSESSMENT

A Market Assessment was prepared in 1999 by Lambert Advisory. Refer to Appendix F
for a full copy of the 1999 Market Study. This assessment has been updated and the

update is included on the following pages in totality.
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Executive Summary

Lambert Advisory has completed an update to its 1999 market study as part of the
Plantation Gateway Catalytic Investment Strategy. We are concurrently preparing a
strategy and implementation plan for the district that will guide development and
redevelopment efforts in which the CRA may be able to participate.

Overall, our conclusions indicate that Plantation Gateway is in an even stronger position
today from a market perspective than was anticipated in 1999. The continued
strengthening of the housing market surrounding the corridor, the quality of the
roadway improvements, and the general nature of Broward County development to
continue to seek out quality infill locations provide Plantation Gateway with a viable
platform for growth. However, the following hurdles continue to exist: the control of key
large parcels by entities which appear to not be prepared to begin the redevelopment
process despite strengthened market demand; the lack of lot depths on some
properties; and, the multiplicity of ownership in the corridor. These factors limit the
ability of the area to achieve redevelopment without CRA involvement.

The work completed to date includes a comprehensive analysis of economic,
demographic, and real estate market conditions that support redevelopment within the
corridor. The market findings herein will be utilized for specific development
programming and associated financial analyses to be completed as part of the
investment strategy.

The process for completing the market analysis includes a profile of regional economic
and demographic trends, inherent market strengths and weaknesses of the district and
surrounding areas, as well as competitive implications for commercial real estate activity
in and surrounding Plantation Gateway. Furthermore, the analysis provides a profile of
current and future demand for key real estate uses including retail/entertainment, office,
and residential. Accordingly, any variance and notable impact from data and
conclusions derived within the initial market analysis in 1999 have been noted.

Based upon the economic and analyses undertaken by Lambert Advisory, the following
provides a summary of research and findings related to the market analysis phase of the
Catalytic Investment Strategy, with supporting tables included in the Addendum:

Economic Overview

The economic and market dynamics impacting Plantation Gateway continue to
strengthen from the period of positive growth of a few years prior. Specifically:

e Following a population boom in the 1980’s, population growth in Plantation
slowed to a pace slightly below that of the County (2.2 percent versus 2.6
percent). However, forecasts indicate an increase in the City’s annual population
growth to 2.4 percent during the next few years. Comparatively, Plantation
Gateway population increased 0.6 percent annually during the past decade.
However, this growth rate is expected to increase during the next few years;
particularly, if accommodation for new housing that is demanded within the area
is developed.
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e Broward County’s employment increased considerably during the past several
years, averaging 3.1 percent annual growth from 1992 to 2001. Accordingly,
Plantation experienced similar growth trends during the past ten years. The
County’s employment is projected to remain stable, increasing an annual 2.1
percent per year through 2008. This general growth trend is anticipated for
Plantation. The Plantation Gateway corridor represents roughly 10 to 15 percent
of the City’s total employment. A successful redevelopment strategy should help
the Plantation Gateway capture more than its fair share of future growth.

e Plantation’s income profile is considerably stronger than that of the region, with a
median household income of roughly $54,000 (versus $42,000 for the County).
Although the City’s income growth lagged that of the region during the past ten
years (as formerly underdeveloped communities to the southwest were built-
out), Plantation is anticipated to remain as one of the top five highest income
communities in Broward County during the next five to ten years.

¢ Home sales in and around Plantation Gateway have increased considerably during
the past several years. Based upon single-family home sales for select areas
within Zip Codes 33311, 33312 and 33317 (refer to map in Section Ic. of the
report), the average price of a home increased nearly 20 percent from 1998 and
2001. As such, average home prices increased from $89,000 in 1998 to
$106,000 in 2001.

Real Estate Market Overview

Beyond a broader analysis of economic trends in Plantation, a competitive analysis by
real estate use (for the corridor) was completed which provides some indication of the
redevelopment potential for Plantation Gateway. Key findings by real estate use include:

Retail

Compared to the market conditions of a few years ago, the retail market along the State
Road 7 corridor, as well as some of the broader trade area, has strengthened. Through
public investment, and administrative enforcement, the corridor has improved from both
a physical and performance perspective; noting, however, that there is still a
considerable amount of improvement to occur. Nonetheless, based upon the 1999 and
current retail market analyses of approximately 880,000 square feet of space within the
corridor and surrounding areas, which includes two major centers on the western
periphery, the market has improved from 67 percent occupancy to 89 percent
occupancy. Average lease rates increased from approximately $14.70 to $17.75 per
square foot (gross) for the select properties. It is important to note, however, that both
analyses are heavily impacted by the two large retail centers located west of the corridor
(Plantation Marketplace and Plantation Towne Square). Although these properties are
not situated within the corridor (and are actually west of the Florida Turnpike), they are
believed to represent direct competitive supply to the corridor given their proximity to a
significant portion of the housing market situated just east of the Turnpike. However,
even if these two centers were extracted from the analysis, the Gateway would still
show significant improvement from the 1999 market study. To this extent, occupancy
improved from below 52 percent to roughly 87 percent, the majority of which represents
absorption within the three major centers (that collectively comprise more than a total
of 425,000 square feet) situated at the “Four Corners.” With the increased occupancy,
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lease rates appear to have strengthened within the past few years. The majority of the
retail within the corridor leases in the $12.00 to $15.00 per square foot (gross) range,
an improvement from the $10.00 to $14.00 per square foot (gross) range indicated
three years prior. Even with the improved activity directly in the corridor, lease rates
are 20 to 40 percent lower than the major centers to the west.

Office

As documented within the initial market analysis, the need to broaden the economic
foundation of the corridor through the development of new office space is important to
the success of a redevelopment plan. Overall, Plantation’s office market remains one of
the strongest in the County. Since 1995/6, it is estimated that roughly 1 million square
feet of new space has been built (or 140,000 square feet annually), with a net
absorption during the period of approximately 550,000 square feet (or nearly 100,000
square feet annually). As such, the market comprises more than 4.5 million square feet,
with occupancy of 92 percent. Although there has been a slight decline in leasing rates
during the past twenty-four months, the City’s Class A/B office market has achieved
average rates of more than $21.50 per square foot (gross), compared to the County
average of $20.50 per square foot (gross). Particularly strong demand can be found in
the Class B professional office market that reports occupancies in the range of 85 to 90
percent and rates in the $16 to $18 per square foot (gross) range.

Included within the City’s office inventory is older office space, characterized by a mix of
professional, medical and traditional low-rise office (referred to as “professional office”).
A significant portion of this space is positioned within the Gateway area (specifically
surrounding the Hospital). While not as strong as the traditional Class A/B market
further to the west, this particular market is experiencing fairly strong demand, with
occupancy averaging 88 percent; more importantly, this represents an increase in
occupancy from 77 percent reported in 1999 for a select sample of more than 330,000
square feet. Accordingly, leasing rates have increase modestly during the past few
years from $15.00 to $16.00 per square foot (gross).

Residential

Since the initial report in 1999 (and consistent with the 1999 report’s conclusion), there
has been interest expressed with regard to potential residential (for-sale, townhome)
product within the corridor. With the continued improvement of the corridor, for which
new housing would provide an impetus for on-going redevelopment, the State Road 7
area is capable of attracting further residential development that is compatible with
professional office development and quality retail services.

e For-Sale Residential - As summarized above, the resale market continues to
strengthen, increasing in terms of volume and pricing. Average home prices for
the select areas on both sides of the corridor are $106,000, up from $89,000 in
1998. For the Plantation neighborhood to the west of the corridor (and east of
the Turnpike), average home prices are more than $130,000, up from $104,000
in 1998. Importantly, average sales per square foot increased from $60 to $72,
with home values within the west side of the corridor exceeding $80 per square
foot. Overall, the strength in home value marks a significant change in the
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potential residential development strategy whereby the current pricing is rapidly
approaching the level to support new construction (or at least minimize any
required financial subsidy to effectuate the plan). We believe new product in the
$130,000 to $160,000 price range can now be supported on key parcels within
the District. This has tremendous implications for the broader redevelopment
effort as well.

Rental Residential - The Plantation rental apartment sub-market comprises more
than 7,000 apartment units and represents slightly more than 5 percent of the
total inventory in Broward County. The sub-market has a reported occupancy
greater than 96 percent (First Quarter 2002), which is consistent with of all sub-
markets in Broward County. Accordingly, the Plantation sub-market is achieving
average lease rates of almost $970 for all unit types, compared to $925 for the
County. Apartments in the Gateway area are older than in other areas of the
City but have maintained high occupancies and stable rates. Apartment
developments in the area are more than 92 percent occupied with an average
lease rate of $700 to $800, or $0.80 to $1.00 per square foot. Nonetheless, the
City’s rental apartment market remains strong and is expected to continue
strengthening during the next few years.

Hotel — The City of Plantation’s hotel market comprises nearly 2,000 hotel rooms
made up of three full-service properties totaling 850 rooms (including the
recently completed Renaissance Hotel). The remaining balance of hotel
inventory, or more than 1,000 rooms, consists of limited-service and/or extended
stay product. Since 1998, more than 850 hotel rooms have been built in the
City, including 600 rooms of limited-service and extended stay product. As a
result, occupancy declined from the mid-70 percent range in the late 1990’s, to
68 percent in 2001; however, it is important to note that annual room night
demand increased significantly during the period. Accordingly, average daily
rates remained in the $90 range during the past four years. In terms of the
Gateway area, the only notable hotel is the 76-room Plantation Inn. The
property, which has undergone recent renovation, is reporting average annual
occupancy of 55+ percent and an estimated average rate of $42. Overall, the
hotel market in the area is expected to remain stable; however, addition to
supply during the near term is unlikely considering the fact that there are three
“brand” hotels currently in planning within the greater market area.

Conclusions and Development Potential

Plantation’s Gateway is in a position to leverage relatively strong market dynamics and
trends to capture demand for retail, office, and residential development. However, the
success of some if not all of this effort will be dependent upon a viable implementation
plan, strategy, and a focus on “anchor projects” which will be detailed in the next phase
of work. Specific conclusions by use are as follows:

For-Sale Residential — Based upon our analysis of existing and new home sales
the Plantation Gateway can support 100 to 150 units of for-sale housing
principally in a townhouse design with pricing between $120,000 and $145,000.
At this price point, and if well positioned and designed, the units should be able
to be absorbed at a pace of 5 to 10 per month.
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e Apartments — The market can support additional apartment units at an average
rental rate of $650 to $750, or $0.75 to $0.95 per square foot. However, we
believe given the limitations in land availability and the relative economic impact,
a focus on for-sale product should be a principal priority.

e Retail - It is clear that there is now demand for, at minimum, a repositioning of
retail at the “four corners” of Broward Boulevard and State Road 7. This is likely
to include a supermarket anchored center and potentially a single “big box” user
one of the corners although our experience and discussions indicates that almost
all sites at the four corners are too small for the majority of big box users who
would be interested in the properties!. Non-anchor average rental rates for
newly constructed space would be on the order of $16 to $20 per foot gross.

e Office — Despite a general downturn in office demand in Broward County due to
the recent economic slowdown, we believe that the Gateway 7 corridor can still
support the development of between 40,000 and 60,000 square feet of
professional office space that would be oriented to a broader group of users than
are currently located within the corridor (i.e. medical, government, etc.).
However, because achievable rents are in the $17 to $18 per square foot gross
range, it is unlikely that office development on this scale could occur immediately
without modest CRA financial support for this effort.

A summary of current demand by use for the Plantation Gateway includes:

For-Sale Rental
Retail Residential Residential Office Hotel
100,000 sq.ft. 100-150 units 150-250 40,000 to N/a
Units/Sq.ft. | (repositioned) units 60,000 sq.ft.
Price/Rent $16 to $20/ $120,000 to $750/mo $17 to $18/ N/a
sq.ft., net $145,000 (1/1) sq.ft., gross
$950/mo.
(2/2)
Comment Repositioning Townhome Low/Mid rise Class B+ office N/a
Period product

Overall, given market dynamics, we believe that the Plantation Gateway has the
potential to become a leading example of how redevelopment along an older commercial
corridor can occur. However, the hurdles that still need to be overcome require activist
CRA participation in this process. The next phase of our work focuses on detailing the
specific focused strategies that the CRA can take to encourage the redevelopment
process to flourish.

' The possible exception is a number of these retailers who will build a two-story facility.
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I. Economic and Demographic Trends

The general economic and demographic dynamics that impact the City of Plantation, and
specifically the Plantation Gateway, are strong. In order to understand the potential
for redevelopment within the corridor, we conducted an economic and demographic
overview of the City of Plantation, as well as the surrounding metropolitan area. The
summarized analysis is based upon research related to population, income, employment,
and housing trends.

Ia. Population

General Growth Trends. From 1980 to 1990, Plantation’s population increased
significantly, growing by nearly 40 percent during the period. The City was one of the
strongest growth markets in Broward County, growing an average 3.2 percent annually,
considerably higher than the County’s 2.1 percent average annual growth rate during
that period. However, during the past decade, the population growth trend in Plantation
has slowed. Population in the City of Plantation increased an average 2.2 percent
annually from 1990 to 2000, to reach approximately 83,000 inhabitants. In comparison,
during the last decade, Broward County population increased at an average annual rate
of 2.6 percent, surpassing 1.6 million inhabitants in 2000. The tremendous growth in
the County was particularly fueled by development in the southwestern areas of Broward
in the post-Hurricane Andrew period.

Demographic Overview & Trends

1990 to 2000
City of Plantation Broward County
1990 2000 1990 2000
Total Population 66,692 82,934 1,255,488 1,623,018
Annual Avg. Change 1,624 36,753
Annual Percentage Change 2.2% 2.6%
Total Households 26,552 33,244 527,860 654,445
Annual Avg. Change 669 12659
Annual Percentage Change 2.3% 2.2%
Average Household Size 2.50 2.48 2.35 2.45
Est. Median HH Income (2000 $'s) $55,178 $53,746 $40,325 $41,691
Median Age N/A 37.9 N/A 37.8
Age Cohort
0to 24 30% 30% 28% 31%
25 to 44 33% 32% 32% 31%
45 to 64 23% 25% 19% 22%
65+ 14% 13% 21% 16%

Source: US Bureau of Census 2000; Lambert Advisory

From a broader perspective, the County’s population growth during the past decade has
been supported by strong in-migration trends. Based upon county to county migration
data from the Internal Revenue Service, Broward County averaged more than 13,000
net new migration during 1990, 1995 and 2000 with an in-migration peak of over
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24,000 persons from Miami-Dade County alone during 1994-1995 following Hurricane
Andrew.

Migration in Broward County

1989-1990  1994-1995 1999-2000

Total Domestic Migration

Inflow 73,560 75,477 79,469
Outflow 58,526 62,134 67,039
Net Migration 15,034 13,343 12,430

Median Adjusted Gross Income

Inflow N/A 21,082 24,512
Outflow N/A 19,874 24,167
Source: Lambert Advisory and Internal Revenue Service

For the past ten years, the strongest inflow into the County was from Miami-Dade
County, while the largest outflow went to Palm Beach. Although regional migration is
significant for Broward County, population moving from Northeast counties in New York
and New Jersey represents roughly over 40 percent of total migration to Broward
County.

Principal In and Out Migration by Counties in Broward County

1989-1990 1994-1995 1999-2000

County of Origin/Destination IN ouT NET IN ouT NET IN ouT NET
Miami-Dade, FL 16,845 9,281 7,564 24,394 8,660 15,734 27,321 10,950 16,371
Palm Beach, FL 5,081 6,776 (1,695) 6,120 10,447 (4,327) 7,452 11,847 (4,395)
Queens,NY 2,491 404 2,087 1,859 423 1,436 1,734 446 1,288
Kings, NY 2,117 353 1,764 1,578 282 1,296 1,303 380 923
Nassau, NY 1,832 309 1,523 1,352 315 1,037 808 376 432
Suffolk, NY 1,300 334 966 1,027 271 756 678 367 311
Cook, Il 986 554 432 809 475 334 846 505 341
Hillsborough, FL 812 772 40 717 903 (186) 869 1,109 (240)
Bronx, NY 907 127 780 604 150 454 691 202 489
New York, NY 701 227 474 621 271 350 579 353 226
Orange, FL 593 1,189 (596) 841 1,264 (423) 1,122 1,692 (570)
St. Lucie, FL 265 1,110 (845) 296 738 (442) 375 785 (410)
Brevard, FL 405 973 (568) 412 800 (388) 418 783 (365)
Pinellas, FL 659 596 63 570 694 (124) 548 533 15
Los Angeles, CA 604 473 131 823 340 483 631 480 151
Westchester, NY 652 142 510 599 149 450 454 177 277

Source: Lambert Advisory and Internal Revenue Service

Although the in-migration helped fuel population growth throughout the County,
communities in the southern portion of the County including Miramar, Pembroke Pines
and Weston captured a significant portion of this growth. This was largely the result of
the ample, more competitively priced land that offered more affordable housing; value
that Plantation had exceeded as a result of a diminishing supply of land within its highly
desirable environment. Nonetheless, the City’s growth during the past decade has been
stable, and population forecasts indicate that Plantation’s population is likely to follow
regional trends over the next five years. To this extent, the City’s population growth is
anticipated to increase an average 2.2 percent annually to reach nearly 95,000
inhabitants by 2006, while Broward County is expected to increase in average 2.4
percent annually during the same period.

Another positive trend for the city can be observed in an average increase of 2.3 percent
annually in the number of households, growing from 26,500 in 1990 to 33,200 in 2000.
Total households in Plantation are estimated to continue increasing an average of 2.2
percent annually during the next five years, or roughly 700 to 800 households per
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annum through 2006. Contrary to population trends, the City’s household growth rate
will be faster than the County’s. In 2000 Broward County had 654,445 households after
having increased an average 2.2 percent annually during the last decade. For the next
five years an average annual increase of 2.1 percent is projected and by 2006 the
county will almost reach 715,000 households.

Concurrent with the climb in the number of households, the average household size in
the City of Plantation decreased from 2.51 persons per household in 1990 to 2.48
persons per household in 2000. Household size for Plantation is estimated to increase to
2.49 by 2006. For Broward County average household size increased from 2.35 to 2.45
during the last decade and is estimated to rise to 2.49 by 2006.

Overall, population in Broward County is diversifying; a study released by the Center of
Immigration Studies in October 2001 indicated that there were a large number of
immigrants who settled in Broward County between 1991 and 1998. Among the
immigrant population, 35.7 percent were originally from Haiti and Jamaica. Other
significant countries of origin were Colombia, Canada, Cuba, Portugal, Cape Verde, and
China. Although it is difficult to ascertain comprehensive data on at the municipal level,
cultural diversification in Plantation is evident, particularly nearest the Plantation
Gateway. This diversification trend enhances the prevalence in cultural richness of the
county and subsequently the city generating unique characteristics that differentiate the
corridor from other geographical areas.

In terms of the Plantation’s resident age profile, the median age in 2000 was 37.9. The
age group with the most significant change is 45-62, while 0 to 24, 25 to 44 and 65 and
over remained relatively steady. In comparison, Broward County’s median age in 2000
was 37.8 with increasing population in the ages of 0 to 24 and 45 to 64 and decreasing
population 65 and over (which decreased 5 percent since 1990), while 24 to 44
remained stable. The City’s median age trend is anticipated to continue and is
projected to reach 39.5 by 2006. To an extent, this portends well from a consumer
consumption standpoint, as the higher purchasing power associated with a more mature
household profile should have an impact on the redevelopment opportunities for the
Plantation Gateway.

Plantation Gateway—Demographic Market Area
Plantation — Gateway  Demographic JRA N AL CiiETA NN cLLA0N L 07
Trends. Compared to the broader |20 ™ Ao: 01}, tand i
region, including trends within the [ = ) O R T U9
City of Plantation, the demographic | $92.07 ¢dsla e~ 508
trends within the Gateway have T2 09 0398
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In aggregate, the area’s population has increased from 21,457 to 22,681 from 1990 to
2000, or 0.6 percent annually. This is considerably lower than that of the greater area;
the result of virtually no new development in the Gateway area for the past decade.
Accordingly, household growth has been limited as well, despite a median household
size that is considerably greater than that of the City (3.25 versus 2.5 persons per
household).

Demographic Overview & Trends - Plantation Gateway Demographic Overview & Trends - Plantation Gateway
Census Tracts 413, 429 and 608 Census Tracts 413, 429 and 608
1990 to 2000 1990 to 2000
City.of i Plantation Gateway City of Plantation
1990 2000 1990 2000 Race and Ethnicity 1990* 2000* 1990* 2000
White 7,223 3,769 60638 64967
Total Population 21,457 22,681 66,692 82,934 34% 17% 91% 78%|
Annual Avg. Change 122 1,624
Annual Percentage Change 0.6% 2.2% Black 13’2?5’/ 17‘325/ 4064? 1 11‘:%/6
Total Households 6,792 6,941 26,552 33,244 | |Asian/Pacific Islander 292 265 1168 2390
Annual Avg. Change 15 669 1% 1% 2% 3%
Annual Percentage Change 0.2% 2.3%| [Hispanic 1,382 1,464 5344 10860
Average Household Size 3.25 3.25 2.50 2.48 6% 6% 8% 13%)|
Age Cohort
Est. Median HH Income (2000 $'s) $40,110 $37,312 $55,178 $53,746
Annual Percent Change -0.7% L0.3%| [0to24 39% 39% 30% 30%
Est. Per Capita Income (2000 §'s) $14,344  $14,218 $ 28,626 28,250 [ [251t0 44 31% 29% 33% 32%
Annual Percent Change -0.1% -0.1%| |45to 64 21% 23% 23% 25%
65+ 9% 9% 14% 13%

Source: U.S. Census Bureau and Lambert Advisory

Source: U.S. Census Bureau and Lambert Advisory
* Percentage grater than 100 due to Census race definition

Although the 2000 household income by census tract has not been released, the home
price trends in the area indicate that there has been growth in household incomes over
the past several years; particularly within the city limits of Plantation. This investment
has occurred in conjunction with a significant change in ethnicity in the area.

Ib. Employment

The tables and charts below illustrate the solid employment growth that occurred in
Broward County during the past several years. From 1992 to 2001 total employment in
Broward County increased an average 18,039 per year, or 3.1 percent annually during
the period.

Broward County Employment Trends: 1992 to 2001

192 19983 1A 19% 19% 1997 1998 1999 20 201
Brovrd Brpl. 52512 53176 5920 567,100 592001 601,333 615080 64729 644347 664,869
Chg InBrpl. - 30664 16,114 17,810 24,901 93 13,747 9,649 19618 2052
%Am Chng - 61% 30% 32% 44% 1.6% 23% 1.6% 31% 32%
State Unenp. 83% 7.0% 6.6% 55% 51% 4.8% 43% 3% 36% 4.8%
Brovard Unenp. - 4.2% 32% 1.8% 2.2%% 27% 1.4% 1.6% 25% 2.4%
Source: Farica Dept. of Labor,

The services sector has done particularly well, accounting for more than 30 percent of
the County’s total employment growth since 1992, increasing from approximately
150,000 to 205,000 employees. The services sector benefits from the County’s tourism;
however, small business expansion also helps to fuel the growth. Although the County’s
retail space market is perceived as somewhat overbuilt, indicated by a reported overall
vacancy of 13 percent, retail employers continue to hire new employees in response to
both population and tourism growth. As such, the retail sector accounted for nearly 20
percent of the employment growth from 1992 to 2001 (increasing from 90,000 to
121,000 during the period). Government employment also indicate healthy gains and
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accounted for roughly 15 percent of total employment growth during the past nine
years.

Broward County Employment (by Industry)

1992 and 2001
Government %—‘(
Services ]
FIRE

Retail Trade #——'
Wholesale Trade F—ﬁ O] 2001
Trans., Comm. & Utility — [ 1 992

Manufacturing
Construction

Agricultural & Mining

r

0 25,000 50,000 75,000 100,000 125,000 150,000 175,000 200,000 225,000
Source: Florida Dept. of Labor, ES202

As highlighted below, the employment forecast for the County indicates a moderate
slowdown; however, the overall outlook remains positive. As such, the total humber of
jobs in Broward County is projected to increase by approximately 15,000 jobs annually
or an average 2.1 percent per year during the next several years. The services sector
will continue to lead the employment growth, the majority of which will be business
services. Despite the recent setbacks nationwide, technology is anticipated to play an
increasing role in the region’s economic landscape, as it serves as the primary
connectivity point between the US and Latin America.

Broward County Employment Projections (by Industry)
2001 to 2009

Avg. Annual

2001 2009 Emp. Chng. CAGR

Agricultural & Mining 8,259 10,076 227 2.5%
Construction 24,284 26,445 270 1.1%
Manufacturing 47,479 46,625 (107) -0.2%
Trans., Comm. & Utility 61,305 73,750 1,556 2.3%
Wholesale Trade 52,205 61,027 1,103 2.0%
Retail Trade 121,462 138,103 2,080 1.6%
FIRE 45,175 52,584 926 1.9%
Services 204,186 257,479 6,662 2.9%
Government 100,514 118,405 2,236 2.1%
Total 664,869 784,493 14,953 2.1%

Source: Florida Dept. of Labor; Lambert Advisory

Relative to the City of Plantation, employment growth has been steady during the past
nine years, increasing from approximately 37,500 in 1992 to 46,700 in 2001, or 2
percent annually during the period. The City’s economic base is supported by a
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considerable number of large corporations with nation and/or regional headquarters
located within the City’s boundaries, including American Express, Centex, DHL and
Kemper.

Ic. Housing and Income

Income. The City of Plantation has for the past several years had one of the highest
median household incomes in the County. During the past ten years, Plantation’s
median household income increased from $41,800 to $53,700, or roughly 2.1 percent
per year. Based upon 2000 median household income, the City of Plantation is nearly
thirty percent higher than that of the County’s ($41,600) median household income.

Household Income Trends 1990-2000

Median HH Income in Median HH Income in Percent  Avg Annual

1990 2000 Change Change
City of Parkland $ 80,254 $ 102,624 28% 2.5%
City of Weston N/A § 80,920 N/A N/A
City of Coral Springs $ 43,428 $ 58,459 35% 3.0%
City of Plantation $ 41832 $ 53,746 28% 2.5%
City of Pembroke Pines $ 36,431 $ 52,629 44% 3.7%
City of Miramar $ 35,794 $ 50,289 40% 3.5%
City of Lauderhill $ 26,722 $ 32,531 22% 2.0%
Town of Davie $ 36,843 $ 47,014 28% 2.5%
City of Sunrise $ 31,540 $ 40,998 30% 2.7%
City of Fort Lauderdale $ 27,239 $ 37,887 39% 3.4%
City of Hollywood $ 27,352 $ 36,714 34% 3.0%
Broward County $ 30,571 $ 41,691 36% 3.2%
Miami-Dade County $ 26,909 $ 35,966 34% 2.9%
Palm Beach County $ 32,524 3 45,062 39% 3.3%
Source: U.S. Bureau of the Census 2000

The Cities of Parkland, Coral Springs, and Weston, are the only municipalities in the
County to have a higher median household income than Plantation. However, it is
interesting to note that while although Plantation’s income remains one of the strongest
in the County, it realized one of the slower growth rates during the past decade, and
when expressed in adjusted dollars actually experienced a slight decrease.

Household Income Trends 1990 and 2000 Actual

Median HH Income in Median HH Income in Percent Avg Annual

1990 2000 Change Change
City of Parkland $ 80,254 $ 102,624 28% 2.5%
City of Weston N/A $ 80,920 N/A N/A
City of Coral Springs $ 43,428 $ 58,459 35% 3.0%
City of Plantation $ 41,832 $ 53,746 28% 2.5%
City of Pembroke Pines $ 36,431 $ 52,629 44% 3.7%
City of Miramar $ 35,794 $ 50,289 40% 3.5%
City of Lauderhill $ 26,722 $ 32,531 22% 2.0%
Town of Davie $ 36,843 $ 47,014 28% 2.5%
City of Sunrise $ 31,540 $ 40,998 30% 2.7%
City of Fort Lauderdale $ 27,239 $ 37,887 39% 3.4%
City of Hollywood $ 27,352 $ 36,714 34% 3.0%
Broward County $ 30,571  $ 41,691 36% 3.2%
Miami-Dade County $ 26,909 $ 35,966 34% 2.9%
Palm Beach County $ 32,524 $ 45,062 39% 3.3%
Source: U.S. Bureau of the Census 2000

As illustrated above, the City of Plantation actually realized negative real household
income from the inflation adjusted levels of 1990. Similarly, the surrounding
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municipalities of Lauderhill, Davie, and Sunrise realized negative real household income
growth during the same period. In comparison, Broward County achieved real rate
growth of 3.4 percent during the period, impacted by the strong growth in Pembroke
Pines, Miramar and Weston, of which were among the strongest new housing growth
areas in the nation during the past decade. We believe that the relatively slow growth in
income is the result of the City being generally built-out during earlier decades. Older
affluent cities generally do not grow at the same pace as newer communities; more
important, though, is the fact that Plantation continues to be placed in the top tier of
cities in the region. The actual decrease in household income is likely the result of a
decrease in household size that is the opposite trend of the County’s. Furthermore, the
strength of home price growth in the market indicates that even in the past three to five
years, there is a dramatic shift in the profile of Plantation’s household. While this is not

being picked up by the census, it is indicative of the underlying market strength in the
community. These trends are detailed below.

Housing. Although the income growth rate has not been as strong as the greater
region, Plantation’s income has still been solid and remains at a level well above the
surrounding area. In support of the income growth, housing activity in Plantation, and
including the eastern portion of the City, indicates positive momentum for Plantation
Gateway. For purposes of this analysis, Lambert Advisory conducted a comparative re-
sales activity analysis for the residential neighborhoods surrounding the Gateway
corridor, and further defined by select areas within Zip Codes 33311, 33312 and 33317.
The area is generally defined by one mile both east and west of State Road 7, and

Sunrise Boulevard and Davie Road representing the respective north and south
boundaries - shown in the map below:
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In aggregate, total re-sales activity (volume) among single-family within the select
housing areas increased from 205 sales in 1998 to 267 in 2001. More importantly,
though, average pricing increased significantly from $89,000 in 1998 to $106,000 in
2001, or a total increase of nearly 30 percent during the three-year period.

City of Plantation - Plantation Gateway

Residential "Re-Sale" Activity
Select Areas of Zip Code 33311, 33312 and 33317

Zip Code Zip Code Zip Code
33311 33312 33317 Total/Average
1998 2001 1998 2001 1998 2001 1998 2001
Sales Volume 17 22 114 169 75 76 206 267
Avg. Sales Price $71,524 $88,459 $81,000 $96,463 $104,681 $131,641 $88,840 $105,816
Avg. Sales Price/Sq.Ft. $58 $70 $58 $69 $62 $80 $60 $72

Source: Lambert Advisory; First American RE Services

Similarly, home value on a square footage basis increased from $60 per square foot in
1998 to $72 per square foot in 2001, or total increase of 20 percent during the period.
It is evident that the stronger housing market is represented within the western sector
of the corridor, which is an area in the City of Plantation between State Road 7 and the
Florida Turnpike. However, communities to the east of the corridor have experienced
strong value growth during the past few years and provide a stable housing market for
supporting redevelopment within the Plantation Gateway.

In all, there is little questioning the fact that the area’s re-sale housing activity clearly
represents tremendous growth during the past several years that will help establish a
foundation for supporting continued economic redevelopment within the corridor.
However, the level of pricing within the area is still considerably lower than that of the
County’s median home price of $168,000, as well as the City’s central area to the west
that is approaching an average home price of $200,000. Furthermore, current pricing in
the corridor’'s resale market appears to be at a level slightly below that of supporting
new construction (estimated to be in the $90 per square foot range). This is not to say
that new development in the corridor is not warranted. Indeed, new housing has a
certain premium over re-sold homes and this premium should allow new residential
construction to occur within the corridor.

Id. Conclusion

Following decades of existence as a “tropical paradise” for retirees and tourists, Broward
County has been transformed by a dramatic socio-economic change. Strong economic
and business growth, combined with positive cultural diversity has led to significant
reinvestment in Broward in both business and home ownership. It has also created a
multi-lingual culture characteristic of an international business center that now rivals the
Counties to the north and south for corporate regional and international headquarters.
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Geographically, the City of Plantation is nearly in the center of the County and proximate
to the Fort Lauderdale/Hollywood International Airport and Port Everglades;
furthermore, the City has good accessibility to major transportation arteries and area
resources. The Plantation Gateway, specifically, shares superior location advantages as
it is situated within one-mile of I-595, within two-miles of I-95 and has excellent access
to Downtown Fort Lauderdale and surrounding area employment and recreational
centers. Moreover, Plantation Gateway, which in the past was a major commercial
artery that has been plagued by continuing physical and economic deterioration, is
slowly emerging as an improved district and entrance to the City. Therefore, with
continued efforts from both the public and private sectors, and with support from the
strengthening economic and demographic conditions, the area is now positioned for
further growth and improvement. Overall, these factors, among many other trends that
will be profiled in the report sets forth a foundation for supporting both a short- and
long-term plan to redevelop the Plantation Gateway.
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II. General Market Overview by Real Estate Use

IIa. Retail Market Overview

The general market characteristics that impact the retail sector within the Plantation
Gateway provide a solid foundation for investment based upon the economic and
demographic trends outlined above. In an effort to support continued redevelopment
within the area, we completed a retail market profile based upon conversations and
interviews with area professionals including leasing agents, managers and/or
developers. This includes a comparative profile of changes in condition from the market
analysis conducted in 1999 to current present conditions.

ITa. 1 Retail Market Profile

As indicated within the 1999 market analysis, the economic and demographic
composition of the Gateway corridor was beginning to strengthen. The dynamics
impacting the current economic composition of the area were certainly in motion three
years ago. However, despite the positive momentum that was in-place within the
corridor in 1999, the area’s retail sector was lagging the positive transition. What was
once a seemingly healthy retail corridor in the 1970’s through the mid-1980’s, had more
than 250,000+ square feet of vacant retail space by 1999, or an estimated 35 to 45
percent vacancy for the area. Furthermore, net retail lease rates directly in the district
ranged from $6.00 to $10.00 per square foot, gross. This was reflective of the general
nature of the area’s retail properties, which was (and to a certain extent still is)
characterized by older, smaller strip centers and free standing buildings most of which
are in fair to poor physical condition. This was the result of dominant mix of automotive
related uses, small restaurants and small shops primarily situated in retail buildings that
were largely in fair to poor condition and lacked desirable street front appeal.

In 1999, Lambert Advisory conducted a retail market analysis for the Gateway area,
categorized by two distinct sub-areas: State Road 7 corridor and West of State Road 7.
The purpose for analyzing a separate market west of the corridor was due to the notion
that a considerable portion of the population within the “trade area” (primarily those
residents within the 33317 Zip Code) would frequent some of the larger retail centers
along Broward Boulevard. A detailed profile of the retail survey is included in the
Addendum, with a location map provided below:
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Plantation Gateway Retail Survey Map
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reserved.

Although these properties are situated west of the Florida Turnpike, they were
considered to represent direct competition to the corridor; particularly given the lack of
functional retail services (grocery, pharmacy, and other related consumer goods) within
the corridor at that time. Therefore, in an effort to provide a relevant comparison in the
retail market between 1999 and the present, we completed an update to the 1999
market analysis. For the most part, we were able to complete a direct update of the
facilities from the original study, with the exception of a two small facilities.
Nonetheless, both retail analyses comprise 880,000+, more than 90 percent of which is
“same-store” inventory.

City of Plantation - Plantation Gateway

Retail Space - Comparative Analysis (1999 and 2002)

Est. Average Estimated

Est. Sq.Ft. Lease Rate (gross) Occupancy
1999 2002 1999 2002 1999 2002
Gateway Corridor 479,000 492,000 $11.00 $15.20 52% 87%
West of Gateway 401,700 387,000 $19.10 $21.00 84% 92%
Total/Avg. 880,700 879,000 $14.70 $17.75 67% 89%

Source: Lambert Advisory, LC

Overall, the retail market in the study area improved considerably during the past few
years. Total occupancy increased from 67 percent in 1999 to 89 percent in 2002.
Similarly, lease rates improved on average from roughly $14.70 per square foot (gross)
to nearly $17.75 per square foot (gross), or more than 20 percent during the period. As
noted above, the majority of the strengthening retail market occurred within the
Gateway corridor, where occupancy increased from 52 percent to 87 percent during the
past three years. This improvement was heavily impacted by increases in occupancy
among the three major centers at the intersection of Broward Boulevard and State Road
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7 (referred to as the “Four Corners”). Between the three centers, more than 145,000 to
165,000 square feet of space has been absorbed. This comprises a few larger tenants
including Sav-A-Lot and Walgreens, as well as a number of mid and small tenants. The
City’s infrastructure and roadway improvements have helped to enhance the area’s
image, with additional support from upgrades by various landlords - most notably the
150,000+ square foot West Broward Center (located on the northwest corner of the Four
Corners). With the improved occupancy, lease rates within the corridor strengthened as
well, increasing from an average $11.00 per square foot (gross) to more than $15.00
per square foot (gross). Importantly, the complexes (such as the West Broward Center)
that completed considerable improvements during the past few years realized the
strongest increases in occupancy and rate.

As for the centers west of the Gateway, comprised primarily of Plantation Towne Square
(which recently completed renovation) and Plantation Marketplace, the market continues
to improve. Occupancy increased from 84 percent to more than 92 percent, with
average lease rates growing from $19.00 per square foot (gross) to $21.00 per square
foot gross. Both of these centers are anchored by major grocery chains (Publix and
Winn Dixie, respectively), with a mix of national and local in-line tenants.

Specific to the Gateway corridor, the majority of retail inventory is currently centered at
the Four Corners. This includes major tenants and services such as Payless, Walgreens,
Blockbuster and Badcock Furniture. The remainder of the corridor stretching along
State Road, both north and south of the Four Corners, comprises smaller centers and
independent stores (including restaurants and automotive). Efforts by both the City and
property owner’'s to improve smaller centers (such as the Vamel Shopping Center
located at S.W. 4% Street) as well as the Harley Davidson dealer and other automotive
stores have helped enhance the corridors image. At the same time, a slow transition
from the heavy mix of automotive to a broader mix of goods and services has helped to
transform the corridor. However, there is still a strong need to continue to strengthen
some aspects of the retail sector.

Given their size and location, the greatest opportunity to continue the redevelopment
effort from a retail perspective is to reposition some of the retail at the Four Corners,
which may be contemplated as either a standalone project or part of a mixed-use
program. It is evident from the market analysis, as well as direct interest from
developers, real estate brokers and retailers, that the area is a strong candidate for a
large supermarket and/or “big box” retailer. In terms of a supermarket, the Plantation
Gateway is capable of supporting a new facility, even with the existing Publix and Winn
Dixie stores that are situated approximately two miles west of the Four Corners.
Accordingly, there appears to be demand for a “big box” retailer within Plantation
Gateway, for which the following map provides a location overview of prominent “big
box” retailers currently positioned within the broader region:
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However, our experience and discussions indicates that almost all sites at the four
corners are too small for the majority of big box users who would be interested in the
properties.  Therefore, it may be necessary to also consider the potential for
redeveloping other areas of the district such as the intersection of Peters Road and State
Road 7. Although this would require a much more complex property assimilation effort,
the possibility may be considered from a physical, market and geographical context.

ITIa.2 Retail Conclusions

Compared to the market conditions of a few years ago, the retail market along the State
Road 7 corridor, as well as some of the broader trade area, has strengthened. The
corridor has improved from both a physical and performance perspective; noting,
however, that there is still a considerable amount of improvement to be completed. To
this extent, even with the improved activity directly in the corridor, lease rates are still
20 to 40 percent lower than the major centers to the west.

Nonetheless, it is clear that given the solid improvement in occupancy, rate and tenant
mix among some of the more established centers within the Plantation Gateway, there is
now demand for, at minimum, a repositioning of retail at the “four corners” and
potentially the intersection of Peters Road and State Road 7; as such, the extent to
which new supply may be added to the corridor is marginal. Rather, the potential
redevelopment of retail within the Plantation Gateway is estimated to comprise possibly
100,000+ square feet of repositioning, which is likely to include a supermarket anchored
center and potentially a single “big box” user on one of the corners.
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IIb. Office Market Overview

ITb. 1 Office Market Profile

The City of Plantation has emerged as one of the largest and strongest office markets in
Broward County. As such, any opportunity to capture this demand within the Gateway
corridor will provide support to any redevelopment initiative. The following sets forth
the underlying conditions that will influence the prospective office development in the
district.

The City of Plantation, which comprises 4.5 million square feet of office space, is the
regional and/or national headquarter location for many national/multi-national
corporations including American Express, DHL, Centex Homes, and Kemper. Based upon
industry publications, as well as discussions with market professionals, the City’s 4.5
million square feet of office has an estimated occupancy of 92 percent. There is
approximately 1.9 million square feet of Class A product, which is reporting an 83
percent occupancy. However, the Class A market’s vacancy includes more than 190,000
square feet of space available within two newer developments (Royal Palm and
Crossroads). If these two buildings, which comprise nearly 350,000 square feet of
space, are removed from the survey, occupancy for the City’s Class A office market
increases to more than 95 percent. The balance of the City’s office inventory comprises
roughly 1.6 million square feet of Class B office space, at an occupancy of 94 percent,
and 1.0 million square feet of Class C space at an occupancy of 92 percent. Generally,
lease rates for Class A and B office space range between $18 and $23 per square foot,
gross, while Class C space is in the range of $12 to $17 per square foot, gross.

As indicated within the initial market study in 1999, the State Road 7 corridor has
experienced modest office development and absorption during the past several years.
The corridor's office development is generally characterized by small office complexes
and professional medical space, particularly in-and-around Plantation General Hospital.
West of the State Road 7 corridor, mainly along east/west arteries (such as Broward
Boulevard and N.W. 6t Street) between University Drive and State Road 7, the office
market is characterized by mostly older office complexes, dominated by a mix of
professional medical and traditional low-rise office (referred to as “professional office”).

Similar to that of the retail market, in an effort to provide a substantive office market
profile for the Gateway corridor, we included professional office space within the
corridor, as well as from surrounding (competitive areas).

In comparison to the 265,000 square feet of office space profiled in the initial study, our
updated analysis includes many of the same properties, as well as additional facilities to
provide more than 3300,000 square feet of space (refer to the survey in the
Addendum). Although not directly comparable, it is relatively clear that the professional
office market has strengthened during the past few years.
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Plantation Gateway Office Survey Map
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While not as strong as the traditional Class A/B market in the City’s central district, this
particular market is experiencing fairly strong demand. As illustrated above, occupancy
has increased from the 77 percent range in 1999 to nearly 88 percent in 2002.
Accordingly, gross lease rates within the professional office sector increased from
slightly more than $15.00+ per square foot (gross) to nearly $16.00 per square foot
(gross), or more than 5 percent during the period.

City of Plantation - Plantation Gateway

Office Space - Comparative Analysis (1999 and 2002)

Est. Average Estimated
Est. Sq.Ft. Lease Rate (gross) Occupancy
1999 2002 1999 2002 1999 2002
Gateway Corridor 21,000 72,400 $13.20 $14.50 82% 88%
West of Gateway 245,000 261,000 $15.25 $16.25 76% 89%
Total/Avg. 266,000 333,400 $15.10 $15.90 77% 88%

Source: Lambert Advisory, LC

Relative to the State Road 7 corridor, we profiled a total of 72,000 square feet of
medical and professional office space - which does not include the Federated National
Insurance building (a vacant 14,000 square foot building on N.W. 5% Street) or the
Romark building (a 35,000+ office building currently under renovation approximately
one-half mile east of State Road 7 on Broward Boulevard). Although it is difficult to
effectively compare the corridor from 1999 to 2002 given the limited inventory surveyed
in the initial study, there does appear to be some strengthening in the market during the
past few years. To this extent, occupancy has edged up to 88 percent and is
representative of the condition within the surrounding market. Similarly, rates have
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increased to $14.50 per square foot (gross), or an increase roughly 10 to 15 percent;
however, lease rates are still 10 to 15 percent below that of the surrounding market.

As the supply of vacant professional (and traditional) office space within the Gateway
corridor and surrounding areas continues to decline, the opportunity to attract demand
for value oriented professional space that serves both the medical and non-medical
community does exist and State Road 7 is increasingly well positioned to capture this
market. As lease rates for new/functional office space continues to increase within the
central/western Broward markets, there is an increasingly strong opportunity to capture
some of the small- and mid-size local tenants who are being “priced-out” of the market
for new space. This may be enhanced by the development of a quality office building
that offers highly competitive lease terms. This is evidenced by the investment that is
currently in process at the Romark office building, which is undergoing a complete
renovation and is pre-marketing space as low as $12.00 per square foot, net.

Since 1995/6, it is estimated that the City of Plantation has experienced roughly 1
million square feet of new development (or 140,000 square feet annually), with a net
absorption during the period of approximately 550,000 square feet (or nearly 100,000
square feet annually). During the middle to later 1990’s, absorption and new
development remained in balance; in fact, absorption during the period appears to have
been stronger. Although absorption appears to have slowed recently in concert with the
national/regional economy, Plantation’s office market remains strong and is expected to
strengthen particularly considering the fact that addition to the market’s supply will be
limited for a least the next twelve to twenty four months. Similarly, despite a recent
decline in lease rates within Plantation’s higher profile office sector, lease rates for the
Class A and B properties continue to rise and are close to thirty percent greater than
that of the Gateway corridor.

Based upon employment and office development trends for both the region and the City,
Lambert Advisory has prepared an estimate of office space demand for the City of
Plantation during the next five years. This considers key assumptions including:

— Broward County office employment is projected to increase at an average of 3,150 to
3,750 office jobs annually for the next five to ten years;

— An estimated 250 square feet of office per employee, which is based upon the
Building Owners and Management Association (BOMA) survey of suburban office
development in South Florida;

— The City of Plantation should capture between 8 to 10 percent of the County’s
projected office development, which accounts for a slight decrease from the
Plantation office sub-market’s historical capture of 12 percent (e.g. the sub-market’s
4.5 million square feet out of the County’s total 35 million square feet).
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City of Plantation
Estimated Office Space Demand
Five Year Projections

Year 1 Year 2 Year 3 Year 4 Year 5 Total

Broward County
Estimated Office Employment Growth

Estimate 3,150 3,150 3,150 3,150 3,150 15,750

Aggressive 3,750 3,750 3,750 3,750 3,750 18,750
Estimate Net Absorption - Sq.Ft. (@ 250 sq.ft./employee)

Estimate 787,500 787,500 787,500 787,500 787,500 3,937,500

Aggressive 937,500 937,500 937,500 937,500 937,500 4,687,500
City of Plantation - Net Absorption Sq.Ft. Capture (@ 8 - 10% of County)

Estimate 70,875 70,875 70,875 70,875 70,875 354,375

Aggressive 84,375 84,375 84,375 84,375 84,375 421,875

Source: Lambert Advisory

Based the estimates of employment and potential capture, the City of Plantation is
projected to have total office demand between 350,000 and 425,000 square feet over
the next five years. Steady growth in the regional office market provides opportunity for
Plantation to continue attracting some of the small- and mid-size local tenants who may
be “priced-out” of the Downtown/Central Business District area for new space and would
prefer a location closer to the County’s residential markets. Moreover, the Gateway
corridor should create an opportunity to capture at least some amount of the potential
office demand; particularly, if new and highly functional office space is offered at
competitive lease rates - estimated to be $16.00 to $18.00 per square foot (gross).

IIb.2 Office Conclusions

Potential opportunities to fill existing vacant space can be found in a number of stand-
alone office buildings, which can be rehabilitated for single or multiple users. However,
we believe new construction is the greatest impetus for redevelopment in the area. A
successful new office building will serve as a prominent anchor for future investment.

Based upon employment growth estimates for the County and City of Plantation, and
assuming that the Gateway can attract some portion of the City’s office demand, we
estimate that approximately 40,000 to 60,000 total square feet is currently demanded
within the Plantation Gateway. This represents a program that generally includes:

— three to five- story buildings with 15,000 to 20,000 square foot floor plates;
Class A/B+ construction quality, with built-in security, and protected parking;
Limited first floor retail/quasi-retail;

Initial gross lease rates not to exceed $18.00 per square foot.

IIc. Residential Market Overview

As noted within the initial market study, and further substantiated within the updated
economic outlook for the area, the State Road 7 corridor's demographic composition
indicates a stable middle income neighborhood supported by strong household income
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and home sales trends. Presently, the area’s housing comprises mostly single family
homes, built in the 1960’s and 1970’s, with the overall character of the neighborhood
and homes considered to be in fair to good condition. With this, the State Road 7 area
is capable of attracting further residential development that is compatible with
professional office development and quality retail services. The opportunity to redevelop
the Gateway corridor may be further enhanced by the ability to broaden the area’s
existing economic foundation that is highly commercial in nature. For this, the potential
inclusion of residential development may be a strong catalyst for on-going
redevelopment and investment within the area.

For the most part, residential development would not be a viable or recommended use
along major commercial corridors - even if permitted. The exception being, however,
potential mid- to higher-density housing in in-fill areas. In an effort to better
understand the demand for housing potential within the Plantation Gateway, we have
segregated our analysis into two market segmentations: For-Sale and For-Rent housing.

IIc.1 For Sale

The characteristic of the home-ownership market influencing the Plantation Gateway
represents a predominately moderate to middle-income resident, the overall character of
which is a stable suburban community. The for-sale housing market profiled in the
preceding section indicates that the corridor’s housing market is strengthening. A more
detailed profile of the housing market is summarized in the following table:

City of Plantation - Plantation Gateway

Residential "Re-Sale" Profile by Unit Type
Select Areas of Zip Codes 33311, 33312 and 33317

Zip Code Zip Code Zip Code
33311 33312 33317
2 BDR 3 BDR 2 BDR 3 BDR 2 BDR 3 BDR

1998
Sales Price $69,478 $73,825 $61,720  $85,531 $82,800 $99,006
$/Sq.Ft. $60 $57 $57 $60 $68 $60
Avg. Sq.Ft. 1,154 1,301 1,073 1,465 1,226 1,638

2001
Sales Price $75,500 $89,947 $89,096  $99,362 $91,471 $122,757
$/Sq.Ft. $75 $70 $78 $76 $90 $77
Avg. Sq.Ft. 1,008 1,293 1,185 1,370 1,015 1,596

Source: Lambert Advisory; First American RE Services

General conditions in the housing market on both the local and national level during the
past few years is supported by a combination of unprecedented economic growth and an
advantageous lending environment. Nonetheless, the Gateway’s market appears to
have experienced even stronger growth. As previously noted, growth within the select
areas surrounding the Gateway has been strong.  Of particular note, homes along the
east side of the corridor (within Zip Code 33317) have experienced tremendous growth
in value, especially among the three bedroom homes that averaged less than $100,000
in 1998, but increased to nearly $125,000 in 2001. Accordingly, housing value on a per
square foot basis for both area increased from the low $60 range to the upper $70 and
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lower $80 range. This represents an increase to a value level that is more in-line with
those supporting new development (typically assumed to be in the $90 per square foot
range), an issue that hampered the viability of housing in the area three years ago.

IIc.2 Rental

The Broward County rental market comprises more than 130,000 apartment units,
spread among more than 10 major sub-markets. Apartment development in Broward
County has been strong during the past few years, with the addition of more than
6,000+ total units from 1997 to 2001, or 1,500 units per year. Accordingly, there are
more than ten major projects (estimated to represent more than 2,500 units) under
construction or in the planning process within the County, the majority of which are
situated in the northwest, southwest and downtown sectors of the County. In pace with
the addition to supply, occupancy remains very strong at approximately 96 percent. Of
the apartment stock in major apartment projects, roughly 34 percent of the units are
one bedroom, 52 percent are two bedroom and 14 percent are three-plus bedroom. The
average rental rate among all unit types is approximately $925 per month.

The Plantation rental apartment sub-market comprises more than 7,000 apartment
units. The sub-market is one of more than ten sub-markets in Broward County and
represents slightly more than 5 percent of the total inventory. The Plantation sub-
market has a reported occupancy greater than 96 percent (First Quarter 2002), which is
consistent with of all sub-markets in Broward County. However, the sub-market is
achieving a stronger average lease rate of $970 (compared to $925 for the County) -
defined by rates of $825 for one-bedroom units, $975 for two bedroom-units, and more
than $1,100 for three bedroom units.

Relative to the Gateway corridor, there is a limited amount of rental housing product.
The two notable projects include Kings Point (183 units) and Landmark Towers (166
units); both of which are located along N.W. 42" Avenue in the area of N.W. 5% Street.
These two projects were built more than 25 years ago; however, renovations are either
underway or have recently been completed and as such both represent solid Class B-
apartment product.

The two apartment complexes primarily consist of one and two bedroom units. One
bedroom units rent between $625 to $750 per month, or $0.85 to $1.00 per square
foot. Two bedroom units generally rent between $795 and $945 per month, or $0.80 to
$1.00 per square foot. These rates are roughly 10 to 15 percent below the average for
the City and/or County. Collectively, the two Gateway properties are approximately 92
percent occupied (which accounts for an estimated adjustment for the Landmark
complex which is currently undergoing renovation). The primary driver for these
projects is young workers, or young working family. The properties provide minimum
amenities (pool, small fitness area).

IIc.3 Residential Conclusions

Overall, the housing market in Plantation (and specifically the Gateway area) for the
past several years has been strong in both the for-sale and rental market. The growth
is anticipated to continue, supported by steady household growth projections (as
outlined within the preceding economic/demographic sections) that are estimated to
increase by approximately 400 households per year during the next several years.
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Therefore, based on historical housing activity trends, as well as projected demand,
there is an opportunity for Plantation Gateway to support 100 to 150 for-sale housing
units and 150 to 250 rental units.

IId. Hotel Market Overview

Broward County continues to rise as one of the leading vacation destinations in the US.
Nearly seven million people visited Greater Fort Lauderdale in 2001, achieving a steady
3 to 5 percent annual growth during the past few years. Accordingly, passenger arrivals
at Fort Lauderdale/Hollywood International Airport reached 15.0 million in 2001, a 30
percent increase from 1998. Port Everglades continues to grow as one of the State’s
largest facilities in both cargo and cruise passenger. Furthermore, tourism expenditures
in the County exceeded $4.8 billion, an increase of more than 12 percent over the
previous year. Despite the most recent retraction in tourism to the region resulting from
the incidences of September 11%, Broward’s visitor industry is expected to rebound
given its healthy balance of both business and leisure industry sectors.

The City of Plantation’s hotel market comprises nearly 2,000 hotel rooms, among more
than 12 hotel properties. There are three full-service properties with a total of 850
rooms, which includes the newly developed Renaissance Hotel. The remaining balance
of hotel inventory, or more than 1,000 rooms, consists of limited-service and/or
extended stay product. The City’s central corridor represents the primary area for
hotel development in the City, with approximately 1,500+ total hotel rooms (which
includes the Renaissance property that is planned to open in September 2002).

City of Plantation Hotel Profile
Occupancy & Rate Trend (Select Properties)
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Source: Smith Travel Research

Based upon historical trend reports of select hotel properties in the Plantation area
provided by Smith Travel Research, the hotel market maintained lower to mid-70
percent occupancy during the mid to late 1990’s. However, in 1999, occupancy declined
to 68 percent, where it has since remained at this level. The decrease in occupancy is
largely attributed to two conditions: 1.) since 1998, more than 850 hotel rooms have
been added to the central district. This includes 600 units of limited-service and
extended stay product that was built to support the expanding corporate presence in the
greater west Broward region, some of which located in Plantation due primarily to
restrictions on permitting for product of this type in surrounding areas - namely the City
of Sunrise. In addition to new supply within the district, there has been a considerable
amount of recent full-service and limited service hotel development in other suburban
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markets such as: Crown Plaza Sawgrass (Sunrise), Residence Inn (Weston) and
Comfort Suites (Davie); and, 2.) the recent economic contraction (and events of 9/11)
that has impacted both business and leisure travel from a regional and national
perspective. Despite the decline in the market occupancy rate, it is important to note
that room night demand continued a steady increase during the past several years. As
illustrated below, hotel room night demand achieved solid growth nearly every year
since 1996, the exception being 2001 that was impacted by national events. Therefore,
while the market’s occupancy suffered from the addition of supply, room night demand
growth remained strong. For this, as the national and local leisure and visitor trends
stabilize from recent set-backs and, furthermore, new hotel development is scaled,
occupancy among area properties should begin to rise.

City of Plantation Hotel Profile
Annual Room Night Demand vs. Occupancy
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In terms of average daily rate (ADR), the market has remained quite steady during the
past five to six years, ranging from $86 to $90 during the period. The current level of
ADR is reflective of the predominate mix of limited-service hotel product. To this extent,
the few full service hotels in the market are estimated to have achieved ADR’s from
$100+ to $130+ during the past few years. As noted, there has been limited growth in
the market’'s ADR; again, this is largely attributed to the rapid expansion in supply
during the late 1990's. Furthermore, based upon conversations with select properties
that had been established in the market prior to the mid/late 1990’s, it is apparent that
the recent addition to supply, particularly among the limited-service category has had an
impact on the market’s rate structure.

Relative to Plantation Gateway, the only hotel in the corridor is the 76-room Plantation
Inn, located on State Road 7 at N.W. 4t Street. The property, which has recently
undergone renovation, is achieving average daily rates of $40 to $45 and an annual
occupancy of 55+ percent.

Overall, Plantation’s hotel market should remain at least at current levels for the next
twelve months. Current conditions in the hotel market, coupled with the existing
economic and travel related instability of the past several months, has shelved a number
of proposed hotel projects. In terms of additional supply (beyond the Renaissance),
there is a Marriott hotel in the planning process to be built within the I-595/University
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Drive corridor, although construction start and/or prospective opening date have not
been released. Therefore, based upon existing conditions, and considering prospective
near term development, there appears to almost no hotel development opportunity in
the Plantation Gateway, nor other areas of Plantation, in the short-term.
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IV. THE COMMUNITY REDEVELOPMENT PLAN

Overall Redevelopment Concepts

In September of 1998, the City of Plantation engaged Carr Smith Corradino to develop a
master plan and recommend priority projects for the redevelopment of the State Road 7
Corridor. The master plan identified several public and private projects that would
provide a catalyst for redevelopment. As part of the master planning process, Carr
Smith Corradino also conducted a zoning analysis of the properties along the State Road
7 corridor. Final recommendations of the analysis included a comprehensive rezoning of
the Redevelopment Area and the creation of design guidelines. This rezoning has been
completed.

The following “guiding principles”?, which were based on primary issues identified for the
State Road 7 corridor, were used to develop the master plan and design guidelines:

o Circulation - An optimum circulation pattern gives both vehicles and pedestrians
alternate route choices, thereby limiting congesting and increasing mobility, and
adding vitality to both commercial and residential areas.

. Building reconfigurations - Where possible, buildings should be located (or
relocated) close to the street with parking on the sides or in the rear of the
structures. This creates a more attractive and defined street edge, potentially
improves parking, and allows for more varied design options. It also allows
opportunities for eliminating the presentation of a continuous wall of “back doors” to
adjacent neighborhoods.

o Land Use - Land use must be a function of the desires of the community, as
expressed through master planning and zoning, and the realities of the local
demographics and the market place.

. Aesthetic Improvements - Cosmetic improvements create a synergy and
consistency among a collection of buildings and areas, which may, otherwise, lack
cohesion. These encompass streetscape and landscape design as well as storefront
and sign enhancements.

. Code Enforcement - In many declining areas, including the State Road 7 corridor,
there is evidence of codes not being enforced. Initial code enforcement efforts
should be targeted to the District’s greatest needs.

Zoning Districts

The SPI-2 Zoning Overlay District will encompass the entire Redevelopment Area. The
purpose of this district is to create a commercial district that encourages redevelopment
of property, promotes pedestrian activity, provides for a safer environment and
revitalizes commercial activities along the State Road 7 Corridor. A service road, parallel
to State Road 7 in the Northwest Area, provides an opportunity for alternative access to
serve both vehicular and pedestrian traffic. Also, alternative access will be encouraged
throughout the District by requiring developers to provide cross-access easements.

2 Guiding principle” definitions excerpted from Master Plan and Design Guidelines for the
Gateway 7 District, 1999 by Carr Smith Corradino.
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Since lot configurations and clustering of uses differ along the corridor, a series of eight
sub-districts were developed to encourage specific uses and design characteristics in
specific areas.

Generally, the SPI-2 designation will require buildings to be scaled to the width of the
road, provide for building facades, hedges or kneewalls at the frontage line, restrict
certain uses and provide parking, landscape and architectural requirements. However,
each individual sub-district may have modifications to the general SPI-2 regulations in
order to encourage specific uses. Figure II.6 illustrates the Sub-district designations
within the SPI-2 District. A brief description of each sub-district is provided below.

e Auto Mall: Located in the North Area, the purpose of this district is to encourage
high-quality automobile sales and service uses in a planned, integrated fashion.
Other uses encouraged include office parks, parks and recreational facilities, and
schools. Maximum building heights should be three stories.

e Health Care Services: Located in the North Area, the purpose of this district is to
concentrate uses complementary to Plantation General Hospital in the vicinity of
the hospital. These uses include medical offices, pharmacies and medical
supplies, governmental offices and general offices. Maximum building heights
should be five stories.

e Hybrid Commercial: Located in both the North and South Areas, the purpose of
this district is to provide high-quality commercial uses, such as restaurants, office
and financial institutions that support State Road 7’s goal of becoming a shopping
street. Maximum building heights should be three stories.

e Four Corners West: The purpose of this district is to provide a focal point of
high-quality uses, which exude a sense of place. This includes office, retail and
restaurants. Uses should provide internal pedestrian orientation as well as
pedestrian connections to adjacent neighborhoods. Site specifications should
provide enhanced facades and public open space. Maximum building heights
should be six stories.

e Four Corners East: Similar to Four Corners West, the purpose of this district is to
provide a focal point of high-quality uses, however this district is intended to
cater auto-oriented access while incorporating pedestrian access and connections
to adjacent neighborhoods. Maximum building heights should be 6 stories.

e Hybrid Professional Office: Located in the South Area, the purpose of this district
is to provide neighborhood and community serving professional office uses such
as veterinary clinics. Parks and municipal parking lots are also encouraged.
Narrow commercial lot depths will have to be considered in site configuration in
order to provide pedestrian access and enhanced design elements. Maximum
building heights should be three stories.

e Artisan: Located in the South Area, the purpose of the district is to encourage
artisan and craftsmen uses, such as museums and galleries, furniture makers,
interior design studios, decorative hardware sales and performing arts uses.
Commercial development should relate to adjacent neighborhoods through
pedestrian access and design. Maximum building heights should be three stories.
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e Conventional Commercial: Located in the South Area, the purpose of this district
is to provide neighborhood serving commercial along Peters Road. The emphasis
is on lower intensity commercial uses, which are compatible with the adjacent
neighborhood. Maximum building heights should be two stories.

Design Guidelines

The design guidelines for the Redevelopment Area are based on three of the five
“guiding principles” identified in the Carr Smith Corradino Master Plan. These three
principles are circulation, building reconfiguration, and aesthetic improvements. Though
the previous discussion of the SPI-2 Zoning Sub-districts does address some of these
issues, the Carr Smith Corradino Plan recommends the establishment of corresponding
SPI-2 Design Guidelines which will enumerate architectural standards, parking and
access requirements, landscape requirements, and a sign code for private property
owners and public improvements. The following discussion describes the general
concepts that these design guidelines and improvements will be based on.

Circulation

The Master Plan and Zoning Districts propose several different clusters of uses within the
Redevelopment Area. These separate clusters should be interconnected to optimize
pedestrian and vehicular movement throughout the Corridor. Pedestrian amenities
should include crosswalks, which are clearly marked and placed frequently, sidewalks
wide enough for two persons to walk comfortably side-by-side, and well-lit and
landscaped alleyways that lead to parking lots or other destination. In addition, parking
lots should be placed behind buildings when possible and should be well configured and
landscaped.

Bike paths along the State Road 7 Corridor provide another opportunity for enhanced
circulation. Existing bike paths should be continued and connected to the Broward
County bikeway system. The extensive system proposed by Broward County could
provide additional opportunities for streetscape improvements and retail opportunities.

Building Reconfiguration

Three building types are recommended for the Redevelopment Area and can be described
as auto-oriented, pedestrian oriented and mixed orientation (hybrid). The following is a
description of these types.

e Conventional Design places the parking in the front of single story retail and is
appropriate on wide, heavily trafficked roadways.

e Neo-traditional Design pulls buildings to the street edge while placing the parking in
the rear on narrow streets or alleys.

e Hybrid Design places the parking on the sides of building and pulls the building to the
street edge.

Building heights should be sensitive to the surrounding neighborhood characteristics.
However, lots with greater depths may mitigate the impact of building height, particularly
in a neo-traditional setting where height is appropriate.

Building scale refers to the relationship between height width of the street. The
difference in scale will dictate what type of buildings will work. Narrower streets can
have a tighter, compact feel with buildings smaller in width and to the edge of the street.
Buildings on a six-lane roadway can have wider setbacks and use the conventional or
hybrid building. However, when buildings are set to far back on a street, public space
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becomes less defined. In addition, the backs of buildings should be embellished and
include rear entrances, particularly when parking is in the rear.

Aesthetic Improvements

Aesthetic improvements should share a commonality and create a unified appearance for
the Redevelopment Area. Common design elements should be chosen which together
would evolve into a uniform theme for the Corridor. Aesthetic improvements include
design elements related to facade improvements, sign improvements, street furniture
and landscaping.

A buildings facgade is the visible front of a building. Fagade improvements, which include
paint, updated architectural elements or change in materials can create a dramatic
difference in appearance, especially in older buildings. Recommended improvements
include well-framed entrances and storefronts, windows evenly spaced, well defined
doorways, and bases to separate storefront windows from floors. Window displays should
be kept clean and simple, allowing pedestrians to view the store from the outdoors.

A palette of building materials should be chosen for the Redevelopment Area that will be
compatible with existing buildings in the district. This palette should include stucco, brick
and wood with corresponding roofing materials such as tin, shingle and tile. All wood
trim should be painted and awnings should be encouraged because they provide shade
and an aesthetic quality to storefronts.

Signs should be well designed and compatible with building facades. Appropriate sign
types will be chosen for the Redevelopment Area. Buildings with multiple storefronts
should have a uniform sign program and allow outdoor display areas. However, outdoor
displays should never interfere with pedestrian traffic.

Street furniture refers to outdoor objects that define space and provide amenities for
pedestrians. This includes benches, trash receptacles, bike racks and street lighting.
Street furniture should be chosen to reflect the proper image for the Corridor and
elements should be uniform. Street furniture should be located at pedestrian activity
nodes and used to enhance parks and open space. It is important to note that pedestrian
scale lighting and cobra streetlights are currently being installed by the Florida
Department of Transportation concurrent with their State Road 7 Road Widening project.

Additional aesthetic improvements that will be required or encouraged in the
Redevelopment Area include landscaping and/or street walls at the frontage line, outdoor
café’s, landscape buffering, and entry signs. All of these improvements are used to
define outdoor space and provide for a safer, pedestrian friendly environment.

Public Improvements

With regard to public improvements, the CRA plan describes some of the many
community improvements that are planned for implementation in the CRA district. These
improvements may include, but are not limited to, streetscape improvements, landscape
improvements, transit enhancements, inter-property architectural improvements, street
vacations, fagade treatments, and other similar projects to be undertaken as
opportunities arise for beautification and attribute projects.

Priority CRA Projects

Catalytic Project at Broward Boulevard and State Road 7 (Four Corners)
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As a means of stimulating public/private redevelopment initiatives and private sector
investment the CRA will undertake a signature catalytic project. The project will be
located on either the southeast or northwest corner of Broward Boulevard and State
Road 7. The CRA initiative will require significant initial capital investment based on the
potential to generate both direct (tax increment generated as a result of the specific
project) and spin-off (increased revenue resulting from development and redevelopment
activities resulting from public investment) tax increment revenues.

In June 2002, the Community Redevelopment Agency contracted with Lambert Advisory,
LC to develop a Catalytic Investment Strategy. The purpose of this strategy was
twofold; first Lambert prepared an update to the 1999 Gateway 7 Market Study for the
Plantation Gateway Redevelopment District. Second, based on the market study, a
strategy was developed to outline the process for encouraging private reinvestment and
guide financial decisions for CRA participation in private development.

Market Highlights3

Overall, the conclusions of the market study found that Plantation Gateway is in an even
stronger position than was anticipated in the 1999 Market Study. In general, the
continued strengthening of the housing market in the Plantation Gateway area*,
combined with the roadway and aesthetic improvements and the general nature of
Broward County development to seek infill sites, provide Plantation Gateway with a
viable platform for growth.

e Demographics surrounding the corridor strengthening - Single-family home sales
in the Plantation Gateway area have increased by 20% since 1998. Based on this
growth, it can be inferred that household incomes of new purchasers are greater
than their predecessors.

e New Retail Demand - The retail market in terms of occupancies (from 52% to
87%) and rental rates (from $12 to $15 per s.f.) has significantly strengthened
since 1998 and it is now at a point where the mix and quality of retail in the
District can be upgraded. There is current demand for approximately 100,000 s.f.
of retail and a repositioning of the “Four Corners” to include big box retail and/or
large scale grocery store.

¢ Residential Demand Continues to Strengthen - The 2002 Market Study indicates
that demand for new residential development, both for-sale and rental, has
significantly strengthened since 1999. There is current demand for approximately
100 to 150 market rate for-sale townhome units and 150 to 250 rental units.

= Professional Office and Flex Space Demand Continues to Strengthen - Low rise and
smaller “professional office” continues to strengthen in Plantation and Plantation
Gateway. The District’s central location with easy access to downtown Fort
Lauderdale, Central Plantation, courthouses, and the adjoining hospital district, is
well positioned to capture growth in the smaller/Class B office market. However, this

3 Comparisons reference the difference between the findings of the initial 1999 Market Study and
current conditions.

4 Plantation Gateway area is within a one square mile radius of the intersection of Broward
Boulevard and SR 7.
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would require some initial public investment. With little or no public investment the
District is immediately primed for the flex type office/light industrial development.
This could serve as a catalyst and anchor for future development specifically in the
south end of the District.

=  Mixed Use Potential Exists — Although more difficult from a development perspective,
a number of properties in the District lend themselves to mixed-use development
(office, residential and/or retail). This should be encouraged due to the limited
availability of suitable sites for residential, the positive impact of residential in
attracting and supporting retail, and the prominent nature of these properties from a
physical perspective and their ability to serve as signature projects for the District.

The following table highlights primary land uses, their relative market potential and the
likelihood for need of CRA financial assistance:

Land Use Relative Market Demand | Need for CRA
Investment

For-sale Residential Strong Low

For-rent Residential Strong Low

Flex Space

(OfficeF;IndustriaI) Good Low

Retail Moderate Limited

Office Moderate Likely

Sit down Restaurant Moderate Likely

Hotel Poor Highly Likely

Financing, Resources and Limitations

There are several financing options available to the CRA to support the implementation
of the Plantation Gateway Catalytic Investment Strategy. Some of these resources were
included in the CRA Plan, however financing strategies have been explored in more
detail as part of the CIS.

®  Existing Bond Funds - Currently, the CRA has available $2.1 million, which accounts
for the private use portion of a $22 million general obligation bond. The $2.1 million
can be targeted to support any type of development. However, it can only be
leveraged as a grant when used for a private purpose as opposed to a loan or land
purchase. As a second phase effort, enhanced funding on the order of $6 - $8 million
will be necessary to develop 3 - 4 major catalytic projects.

®»  Tax Increment Revenues (TIR) — Tax Increment can be promised in order to front
fund projects without City general fund backing or bond issuance. This would most
likely occur with a credit worthy for sale residential development or major retail
development with long-term commitments from anchors. The retailer or developer
would bond for the funds (with City Council approval and oversight), using the
present value of the TIR over the next 20 years, without the City’s issuance or
guarantee.

= Short-term financing— This would include a short-term loan, bridge loan or letter of
credit. This should be used primarily for acquisition of property, specifically when
the property(s) can be quickly resold, i.e. assembling several small properties to be
resold to a single developer.
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®  Funding of Capital Improvements — Capital improvements can be funded through
bonds or other sources if the long-term cash flow related to user fees and anticipated
revenues can cover the actual cost of the improvements.

= QOther Sources — The CRA should continue to pursue grants and other funding
sources as they become available. These include EDA, CDBG, Gas Tax, and
infrastructure grants. The City can also leverage CDBG dollars for Section 108 loans
from the federal government.

Catalytic Strategy

The catalytic strategy is a series of tasks and guidelines associated with evaluating and
funding projects. The following strategy elements have been prioritized with regard to
their importance to overall strategy effort:

®  Grants First/Acquisition Second — To the extent possible, the CRA should provide
grants to private entities first as opposed to acquiring property. In general,
government tends to pay more for private property and there is no need if private
entities can work the terms of acquisition independently. However, there are two
exceptions, 1) when the CRA can acquire and assemble several smaller properties
through the use of public power and quickly resell, and 2) when the acquisition
addresses a physical planning goal, which in turn will create a development
opportunity.

= Target Self Funding Projects to the extent they Fit into the CRA Plan — While the
initial $2.1 million is available to be spent on projects, the CRA should attempt not to
spend a significant percentage of this funding on one set of large projects. The intent
is to attract projects, which will produce tax increment at a level, which will fund the
needs of the project.

= Split pool of funding: Large and Small - Split funding availability into two pools, one
for larger projects (incentives exceed $1 million) and one for smaller projects
(incentives are less than $250,000). The ratio for funding large and small projects
should be 2/3:1/3, to ensure that the largest projects do not dry up all of the funding
available in the early years of development.

= Concentrate Initially on Visible Projects — The initial concentration should be on
visible projects, those on SR 7, Broward Boulevard and Sunrise Boulevard. The
exception would be residential projects, which regardless of where they are located
create their own form of visibility by attracting retailers.

=  Develop a Competitive Structure for Awarding District Funds on an Annual Basis — A
dual Request for Interest/Request for Proposal (RFI/RFP) should be issued to detail
the availability of funding, terms of use, criteria for ranking, and proposal submittal
requirements. Two RFI/RFP’s should be developed, one for large projects and one
for small. It is recommended that evaluation be a two-stage process with minimum
criteria, which must first be met, before the project is evaluated for feasibility and
funding. It is critical that the RFI/RFP be widely distributed throughout South
Florida, the commercial brokerage community and to targeted developers, which
have experience in infill development. The RFP will serve as the main vehicle for
marketing opportunities and evaluating projects.
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®»  Analyze Every Deal on a Case-by-Case Basis — Every deal and proposal will be
different and may require special needs. It is important that the CRA evaluate every
deal on a case-by-case basis for financial and/or technical need.

=  Don’t "Fall in Love” with a Particular Deal or Project — The CRA Plan and market
analysis, indicate that it would be preferable to see development at specific parcels
in the early stages of redevelopment. However, these parcels do not provide the
only option for Catalytic Projects and if the CRA focuses all of it's attentions on a
single deal, it is likely that it will over-invest its resources.

=  Facade Improvement Program — The CRA should continue to maintain a pool of
money for the fagade improvement program due to the importance of overall District
aesthetics.

= Jdentify Users as well as Sites — The CRA should work closely with the commercial
brokerage community to identify potential retail and office users for the District.

= Maintain a Marketing Orientation — The CRA should be continually marketing
oriented, through continued contact with the commercial brokerage community,
property owners, local developers, obtaining press coverage as projects come to
fruition and continued participation in key trade shows and development community
events.

Next Steps

The next step in realizing the catalytic investment strategy is to develop a competitive
structure for awarding funds. This process will provide a structure for evaluating
projects in a standard format and will provide the real estate community with a venue to
understand the advantages and opportunities available in the Plantation Gateway
Redevelopment District.

Competitive Structure

The Catalytic Investment Strategy suggested developing a competitive structure for
awarding grant funds. A structure for awarding larger scale grants for larger scale
projects was developed and implemented as part of the Catalytic Investment Strategy
grant RFP process initiated on March 10, 2003. The following criteria were used as part
of the RFP and guided the developer and project selection process. These criteria should
also be used to guide future City investment as may be amended from time to time.

Eligibility Requirements

Projects must meet the following requirements to be eligible for participation in the
program:

1. Must be located within Plantation Gateway Redevelopment District.

2. Available only to projects that conform to SPI-2 zoning permitted uses.

3. Property owners must provide the Plantation Gateway Landscape/R.0.W. easement.

4. Available only to properties that agree to comply with all State of Florida and City of
Plantation Building Codes and Ordinances.

Ineligibility

1. Redevelopment activities that are already underway (i.e. permitting, under
construction) are ineligible.
2. Tax-exempt properties and uses are ineligible.

Plantation CRA Updated January 2006
Community Redevelopment Plan 50



3. Property owners who received compensation from the Florida Department of
Transportation in excess of project costs are ineligible.

4. Projects previously funded under the Plantation Gateway Economic Incentive
Program are ineligible.

Selection Criteria

Projects will be evaluated based on their ability to meet the goals of the CRA plan. The

following are criteria that will be used in the evaluation of each project:

= The developer’s experience with similar projects.

= The developer’s track record in implementing projects on time and on budget.

= Ability of development team to fulfill its identified responsibilities.

= Project incorporates recommendations of Gateway 7 Master Plan and CRA Plan.

=  Project is consistent with Plantation Tropical Design Guidelines and SPI-2 Zoning
Districts.

= Project is highly visible to a large number of people.

=  Project assembles two or more parcels under same ownership.

= Extent to which Project removes existing conditions that negatively affect
redevelopment

= Extent to which the project reduces crime and/or incorporates crime reducing design
techniques

= Level of site control and ability to complete the project quickly.

= Level of employment and wages created.

= Ability to generate “spin off” development.

®* Financial and Market feasibility of project.

=  Amount of private capital leveraged through participation in CIS Grant Program.

= Anticipated tax increment value added.

= Investment must provide long-term return and real value to the District

= Level of economic and strategic value added (i.e. better products and services,
connections with customers, category positioning.

=  Minority and/or Women Owned Business.

= Qther factors as deemed relevant by the Evaluation Committee.

If due to funding constraints, not all projects submitted are funded, or if any projects are
withdrawn, staff will approach the initial qualified respondents to determine if they are
still interested in participating in the grant program. If they are, due to the passage of
time they will be given a chance to update their initial application. Next, the updated
application will be reviewed by the evaluation committee. If the project is recommended
by the committee for funding, the recommended terms will be forwarded to City Council
for approval. Staff will then proceed to negotiate a development agreement for the
project. If there are no modifications to the terms and/or no substantive modifications
to the standard development agreement, the development agreement will not need to
return to City Council for subsequent approval. If there are changes to the terms and/or
substantive modifications to the standard development agreement, the final
development will need to return to City Council for approval.

If funding is available after all initial qualified respondents have been approached, staff
would again issues a Request for Proposals to allocate the remaining funds.

Future CRA Projects

The following projects were identified and described in the Gateway 7 Implementation
Plan, December 1999, and form the basis, with some minor modifications and additions,
of the capital projects that will be implemented under the auspices of the Community
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Redevelopment Agency. The projects are described in detail in the Gateway 7
Implementation Plan and for the purposes of consistency with the Community
Redevelopment Plan uses the nomenclature established in the December 1999
Implementation Plan. Detailed descriptions of projects excerpted from the
Implementation Plan are included in Appendix D, listed by project ID number.

Any parcel of property within the Redevelopment Area may be acquired, improved,
demolished or rehabilitated in order to accomplish the projects listed below.

The CRA Board of Commissioners may add other projects to the foregoing without a
formal plan amendment provided the project is consistent with the other Provisions of
the Plan, the project is consistent within the City of Plantation Comprehensive Plan, and
the project presents a special opportunity to promote redevelopment and economically
revitalize the area or a special opportunity to eradicate blight. The project may be
added by Resolution which will include these findings and which will then be filed with
the City Clerk and appended to this Plan.

Consistent with the Plantation City Council discussions and direction established at the

January 26, 2000 Plantation City Council meeting the projects have been prioritized for
funding and will be implemented as follows:

Project Name Project ID # Project Cost

Projects Presently in Progress

Gateway Entrance Features at

Sunrise Boulevard and Peters Road 8 $53,500
Gateway/Beacon/Landscape Features

At Broward Boulevard and SR7 13 $50,000
Country Club Estates and Park General Revenues
East Sustainability Studies 22 In-house City Personnel

High Priority Projects (Initiated in Years 1-3)

Facade and Signage Improvement in
Accordance with the “"Master Plan and

Design Guidelines for Gateway 7” 1 $50,000
Landscape Element - A continuous

+21,000 lineal foot hedge or knee-wall 2 $340,000
Enhanced Streetscape Improvements 3 $147,0005

Create and Enhance Vehicular and
Circulation in the NW Quadrant 10 $410,000

Enhanced Pedestrian Crossing at
Broward Boulevard and SR 7 14 $50,000

> Estimated $2.0 million will be required for power line relocation.
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Project Name Project ID # Project Cost

CRA Catalytic Projects

Street and Rear Building Architectural

Enhancements at NW 38" Way 19
Peters Road Park 26
Enhanced Code Enforcement A

*Function of City Personnel

Medium Priority Projects (Initiated in Years 4 -6)

Stimulation and Construction of Residential
Development Within the Community

Redevelopment Area so as to utilize all or

Most units appropriate under Local Activity

Center Land Use 6

Recreational Amenities and
Landscape Improvement to the
SFWMD Retention Pond 12

CRA Catalytic Project
Including but not limited to

See Previous Section IV
Priority CRA Projects page 47
$167,000

$648,000

N.A.

CRA Grants/Loans
Private Development

$299,000

See Previous Section IV
Priority CRA Projects page 47

e GT McDonald Enterprises $50,000
e Plantation General Hospital $560,405
e S & D Motels $155,000
e Altman Development
e Potential rehabilitation of NW Corner of TBD
State Road 7 and Broward Blvd
Consistent with the City of Plantation
Comprehensive Plan and Community
Redevelopment Plan
e Up to two large scale mixed-use projects TBD
To be developed consistent with the
Comprehensive Plan and Community
Redevelopment Plan with a minimum gross
Square footage of 45,000 square feet
Rear Access Road and Plan in the
Professional Office District 24 $765,000
Dead End Street Parking and
Landscaping Improvements Consistent
With Demonstration Project C $560,000
Low Priority Projects
Potential Greenway and Park 5 $96,000
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Project Name Project ID #

Reuse of Frontage Properties in
Proximity to Plantation General 11

Create Circulation System for

Commercial Properties on the W Side

of SR 7 Between SW 9 St. & Peters Rd. 23
Housing as may be determined appropriate

To address affordable housing shortages not
Being met elsewhere

Other Projects Included for Consideration

Visual or Performing Arts District

Project Cost

N.A.

$375,000

Undetermined

Development 7 N/A
*Based on future RFP or Public/Private Initiative

Circulator Road at N.W. 42" Avenue

and Broward Boulevard 15 $370,000
Gridded Circulation

Network/Neo-Traditional District 17 $1,395,000
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V.

COMMUNITY REDEVELOPMENT IMPLEMENTATION

Funding Mechanisms

Potential Funding Sources

A wide variety of potential sources are available to fund the Capital Improvement
Program set forth above. The projects contained in the CRA plan will be partially or
entirely funded with public funds. These potential funding sources include:

Community Development Block Grants (CDBG)

Economic Development Loans which may include, but not be limited to, federal,
state, county, or local sources

Tax Increment Revenues

Tax-exempt Bond Proceeds (based on the pledge of one or more of the funding
sources enumerated here)

Gas Tax Proceeds

Gateway 7 Special Assessment Funds

Property Disposition/Lease Proceeds

General Obligation Funds

Grants

With respect to the funding sources listed above, the following points are noted:

The City of Plantation is a newly designated entitlement community. In the current
year, the City will receive CBDG funds in the amount of $477,000. Use of these funds
for infrastructure improvements or land acquisition within the Redevelopment District
would be permitted. The CDBG funds could also be used as the basis to apply for a
Section 108 Economic Development Loan up to $2,385,000 in accordance with the
loan program’s 5 to 1 ratio.

A significant power of any CRA is the ability to manage future incremental ad
valorem revenues within the Redevelopment Area. In the case of the City of
Plantation CRA, tax increment revenues would annually be equivalent to 95 percent
of the ad valorem tax receipts of Broward County, the City of Plantation and the
North Broward Hospital District on the incremental growth in property values within
the Redevelopment Area over the base year. In order for the CRA to receive tax
increment revenues, Broward County must authorize the establishment of a
Redevelopment Trust Fund after approval of the Redevelopment Plan. Tax increment
revenues, by themselves or in combination with funds from other sources, could be
pledged to pay debt service on tax-exempt revenue bonds, assuming the issuance of
such bonds is authorized by the CRA, the City of Plantation and Broward County.

The City of Plantation receives gas tax revenues on an annual basis, based on a
funding formula established by State Law. These funds can be used for qualifying
capital improvements. The proposed improvements to the circulation system within
the Redevelopment Area would qualify.

The area within the Redevelopment Area is congruent with the area comprising the
Gateway 7 Special Assessment District. Although no assessment is currently being
levied, the Gateway 7 Special Assessment Fund contains approximately $800,000
from prior levies that could be used for redevelopment purposes with the approval of
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the Special Assessment District Board. The members of the Plantation City Council
comprise the Board. The members of the City Council, together with the Mayor of the
City, also constitute the CRA.

e The Redevelopment Plan envisions the acquisition of parcels of land within the
Redevelopment Area and the disposition of those parcels, possibly on a discounted
basis, to private developers who would undertake projects that would stimulate
additional new investment. The disposition of these parcels, which would be done
through an established process, could generate sales proceeds or lease revenues
that could, in turn, be used to fund redevelopment activities.

e The City of Plantation City Council could, through its normal budgetary process grant
or loan moneys from its general fund to the CRA to further the process of
redevelopment within the Redevelopment District.

e The CRA could apply to a variety of State and County agencies for grants to fund
specific redevelopment activities. Illustratively, the Secretary of State maintains a
grant fund for local park and recreation improvements (Projects 12 and 26) and
there are potentially urban and community forest grants available for landscaping
improvements (Projects 2/3, 19 and C). The CRA could submit a grant application to
the South Florida Water Management District for the improvements envisioned for
the area around the SFWMD pond (Project 12) and to Broward County for traffic
calming improvements envisioned in the Four Corners intersection (Project 14).
Through an aggressive grant management program, additional grant opportunities
may be identified.

Preferred Redevelopment Financing Plan

Based on a detailed analysis of the various funding alternatives that would potentially be
available to the CRA, the preferred financing program of the City of Plantation CRA
consists of the following elements:

e The $800,000 in the existing Gateway 7 Special Assessment Fund would be used to
establish a revolving loan program that would enable property owners in the
Gateway 7 Redevelopment District to obtain below-market rate loans to make facade
and signage improvements to their properties in accordance with design guidelines
established by the CRA. Repayment of the loans would be required within five to
seven years depending on the size of the loan. New loans would only be made for a
defined period in order to encourage property owners to act expeditiously. Interest
earned on the loans would be used by the CRA to promote the district. Once the loan
program ends, the funds would be available for maintenance of public improvements
within the Redevelopment District.

e The City’s gas tax revenues would constitute the primary sources of funding for the
two circulation-related projects (10 and 24) within the Capital Improvement Program
that were characterized as High and Medium Priority on pages 29 and 30. The total
cost of these projects is estimated to be $1,175,000. The extent to which Projects 15
and 17, which would cost an estimated $1.8 million in combination, are undertaken
would be dependent on the manner in which the northwest quadrant of the Four
Corners intersection is redeveloped. The possibility may also exist to negotiate a
contribution toward the funding of Projects 15 and 17 from the developer of the
northwest quadrant property. However, if these projects are undertaken, gas tax
revenues may be used to fund them, at least partially.
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The total cost of the Capital Improvement Program described above --- exclusive of
the circulation-related projects --- approximates $13.7 million. This figure does not
include the projects labeled “Other Projects Included For Consideration” on page 30.
The City of Plantation will commit $250,000 to $350,000 of its annual allocation of
CDBG funds toward the cost of the program. The proceeds of a tax-exempt revenue
bond issue would be used to fund the remainder of the program costs. The funds
available for the payment of debt service would include: 1) tax increment revenues;
and 2) the proceeds from land sales and/or leases. Additional funds available for the
payment of debt service would include interest income on unexpended funds and a
debt service reserve fund. Other aspects of the proposed bond issue would be as
follows:

e The City of Plantation will seek approval from Broward County for the issuance of
up to $20 million of revenue bonds. It anticipates initially floating between $15
and $17 million of bonds, inclusive of the costs of issuance and funds required for
the debt service reserve fund. The actual issue will be sized based on advice
from the bond underwriter taking into consideration the interest rate environment
at the time of issuance. The remainder of the $20 million authorization would
take the form of a secondary offering within the same term as the initial offering.
The secondary offering would occur at such time as decisions to undertake the
“Other Project Included For Consideration” on page 30 are made, or if the costs
of the High, Medium and Low Priority Projects enumerated on pages 20 and 30
exceed current estimates.

e Insurance would be purchased, if necessary, to assure the proposed issue obtains
an AAA rating. The cost of such insurance will be included in the cost of issuance.

e The term of the bond issue will be between 20 and 30 years, depending on the
size of the issue and the interest rate environment at the time of issuance. Given
the upward trend of interest rates currently underway, a term of 30 years is
likely.

e The funds raised through the bond issue that are not yet expended will be
invested in interest bearing securities paying interest at a rate approximating the
rate of the bond issue itself to the maximum extent possible within the context of
prudent money management.

e To the extent that a pledge of additional revenue sources is required, the City of
Plantation would be solely responsible to offer such guarantee.

Tax Increment Revenues

As discussed above, one source of funds to pay the debt service on the proposed bond
issue would be tax increment revenues. In formulating the preferred financing plan
described above, estimates of the tax increment that would be generated during the first
ten years of the redevelopment process were considered. These estimates included the
potential tax increment that would result from the following factors:

e The normative growth trends of the District’s tax base;

e Current and proposed development in the District;

e The impact of the “catalytic” projects identified in the Redevelopment Plan; and

e The likely additional growth of the tax base stimulated by the Redevelopment Plan.
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Each of these sources of increment is discussed below.

Normative Tax Base Trends

During 1991-1995, the tax base in the Gateway 7 Community Redevelopment District
evidenced a pattern of decline and/or stagnancy, with the tax base in 1996 valued at
less than 85 percent its assessment in 1991. However, since 1996, a pattern of growth
in terms of the tax base has been re-established.

The increase in the tax base between Table V-

1996 ~and 1997 was  primarily 1990-1999 Redevelopment Area
attributable to an increase in the Taxable Value

assessed value of Plantation General

Hospital, the single largest taxpayer in Year Taxable Value Percent Change
the Redevelopment Area. In the 1990 $ 109,483,888
subsequent two years, the value of the 1991 123,652,178 12.9
Therefore, the icreases in the overall |02 115,636,090 Lo
' 1 .

taxable value of the Redevelopment 993 109,872,580 (50)
Area in 1998 and 1999, evidenced 1994 110,652,070 0.7
above, were comprised by upward 1995 104,009,430 ( 6.0
adjustments in the assessed value of 1996 104,071,410 0.1
numerous properties. 1997 109,118,370 4.8
In order to project the potential future 1998 113,868,620 4.4
growth of the Redevelopment Area tax 1999 117,197,140 2.9

base, a detailed analysis of each folio
was performed. This analysis showed that even while the overall tax base of the
Gateway 7 area increased in value during the 1997-1999 period, the assessed values of
many of the higher value properties in the area were still being adjusted downward in
one or both years. It was also found that values of most the higher value properties with
reduced assessed values in 1998 experienced increases in value in 1999, indicating that
values in the area have likely bottomed.

Based on the preceding findings, it is anticipated that the tax base of the Redevelopment
Area will increase at a normative rate of between 3 and 4 percent during the next
decade. In structuring the financing plan described above, a normative rate of growth of
3.5 percent was assumed.

Revenue received by the CRA in the form of Tax Increment Financing or otherwise may
be made available as economic incentives and grants to encourage private enterprise
investment which furthers the CRA’s purpose of rehabilitating, redeveloping and
arresting the spread of blight in the CRA district. The framework for accomplishing this
program will be established by the agency.

Current and Proposed Development

There is one project underway and two projects that are proposed in the Redevelopment
Area that would generate significant tax increment for the CRA. These projects are as
follows:

e The West Broward Shopping Center, located in the northeast quadrant of the Four
Corners intersection, which is presently being renovated and expanded. The plans for
the project include the addition of two new fast food restaurants. The total
investment being made in the property approximates $7.0 million. Based on the
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projected timetable for the renovation and expansion project, it is expected to
impact the taxable value of the property in FY 2001.

¢ Plantation General Hospital is planning to expand it out-patient surgical facility with a
project that will commence in late 2000 or early 2001. The project, which is funded,
is expected to add $5.0 million to the taxable value of the Redevelopment District in
2002.

e A flex-space project approximating 40,000 square feet in size is undergoing site plan
review by the City of Plantation at the present time. The project which will be located
on the west side of S.R. 7 just north of Peters Road, is expected to add $4.0 million
to the taxable value of the Redevelopment District in 2002.

Stimulated Growth

It is anticipated the implementation of the Redevelopment Plan will stimulate further
increases in the tax base of the City of Plantation Redevelopment Area. In this regard, it
is anticipated that the rate at which the value of existing properties within the Area
appreciate will increase from the normative level of 3.5 percent to 3.75 percent in 2001
and to 4.0 percent throughout the remainder of the 2001-2010 period. Factors
contributing to this enhanced level of growth in property values will include:

Completion of the FDOT S.R. 7 roadway improvement project now underway;
Recognition of the existence of the CRA and the commitment to the area it
represents;

The landscaping and streetscape program proposed for the S. R. 7 frontage;

The completion of the West Broward Shopping Center project;

The implementation of the catalytic projects described above; and

The facade and signage improvement program undertaken by the area’s property
owners.

Implementation of the Redevelopment Plan described above is also expected to
stimulate investment in new projects that can not be specifically identified at this time.
In the analysis performed to structure the Redevelopment Financing Plan outlined
above, it was assumed that the taxable value of these unspecified projects during the
2001 - 2010 period would total $46.0 million. The following factors were considered in
formulating this estimate:

e The facade and signage improvement program undertaken by the area’s property
owners;

e Plans by Plantation General Hospital to expand and renovate on a phased basis its
maternity facilities, operating rooms and pharmacy at a cost that may exceed $20
million; and

e The interest that is being expressed in a 5 to 6 acre property in the northwest
quadrant of the Redevelopment District that could result in residential development
approximating $4.5 million in taxable value.
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Tax Increment Estimates

Table V.2:
2001-2010 Redevelopment Area Estimated Tax Increment
Broward City of N. Broward
Taxable County Plantation Hospital Total
Year Value Change Increment Increment Increment Increment
1999 $117,197,140
2000 121,299,040
2001 132,247,754  $ 10,948,714 $ 78,748 $ 39,005 $ 25,894 $ 143,647
2002 151,626,664 30,327,624 218,129 108,042 71,726 397,897
2003 172,689,731 51,390,691 369,625 183,079 121,540 674,244
2004 182,057,320 60,758,280 437,001 216,451 143,695 797,147
2005 194,338,253 73,039,213 525,331 260,202 172,740 958,273
2006 213,237,783 91,938,743 661,265 327,532 217,437 1,206,234
2007 228,592,294 107,293,254 771,701 382,232 253,751 1,407,684
2008 248,686,986 127,387,946 916,231 453,820 301,276 1,671,327
2009 262,012,748 140,713,708 1,012,076 501,293 332,791 1,846,160
2010 275,183,194 153,884,154 1,106,804 548,212 363,940 2,018,956

Based on the information and assumptions presented above, it is estimated the CRA will
receive tax increment funds that increase from $143,647 in 2001 to $2,018,956 in
2010. The estimated increments are 95 percent of the tax on the annual change in
taxable value over the base year, 2000. The millage rates used in the analysis are as
follows:

Broward County: .0075710
City of Plantation: .0037500
North Broward Hospital District: .0024895

CRA Projects Costs

Capital Improvement Project Costs

As discussed previously in this plan, a number of infrastructure projects, identified in the
program of interrelated projects, that are designed to improve the physical appearance,
functionality and/or livability of the Area will be implemented. The Plan also envisions
the possible acquisition of several parcels that could serve as the sites for “catalytic
projects”. The objective of the projects comprising the Capital Improvement Program is
to stimulate the private investment necessary to enhance the District’s tax base and
improve the quality of life of nearby residents. As shown below, the total cost of the
Capital Improvement Program not yet funded is an estimated $17,035,000. More
detailed costs will be developed as projects are implemented due to market trends and
material demands over time.

Plantation CRA
Community Redevelopment Plan 62

Updated January 2006



Table V.3:
Funding Requirement for Redevelopment Area
Capital Improvement Projects (000’s)

High Priority Projects (Initiated Years 1 - 3) $ 8,353
Medium Priority Projects* (Initiated Years 4 - 6) 6,264
Low Priority Projects** 471
Other Projects ** 1,947

Total $17,035

* Based on materials presented in Appendix B D.
** Does include land acquisition costs associated with Low Priority or Other Projects, if any.

The Capital Improvement Program presented above includes the expenditure of $50,000
for the formulation of design guidelines for facade and signage improvements on the
privately owned properties throughout the District (Project 1). The actual cost of these
improvements would be the responsibility of the property owners. However, the financing
plan presented above contains a mechanism to encourage the property owners to make
the desired improvements on an expedited basis.

The largest infrastructure expenditure within the Capital Improvement Program
presented above relates to landscaping and streetscape improvements along the State
Road 7 frontage. The estimated cost of $3.4 million includes $2.0 million to relocate the
existing power line in the northeast quadrant of the corridor below ground. An
alternative approach would be to relocate the power line above ground into the canal
maintenance easement on the eastern edge of the district. However, this alternative was
eliminated due to concern about the impact that such action would have on the adjacent
residential neighborhood to the east.

Priority CRA Project Costs®

As highlighted within the market overview, a number of development opportunities have
been identified as target programs to incite redevelopment along State Road 7. The
ability to accommodate these significant improvements requires a substantial
investment to upgrade land and existing structures. Furthermore, the underlying
market demand that will support these new developments must, to an extent, be
“pulled” from other surrounding commercial nodes which will require some type of
leasing incentive to the attract prospective tenants. Therefore, in an effort to support
both development and operating costs associated with redevelopment initiative, the City
will most likely have to provide some type of financial investment to entice a developer
to undertake these ventures so they can realize an acceptable market-driven investment
return. For this, Lambert Advisory has prepared an illustrative cash flow analysis to
understand the potential financial support the City may have to provide to promote the
redevelopment effort.

For purposes of this analysis, the financial gap/subsidy represents a capital contribution
provided to the developer, which will be utilized to directly off-set estimated total capital
costs (defined below). The subsidy may be provided as either a lump-sum cash
contribution in the form of equity; or, may represent a land contribution whereby the
City purchases a specific site and transfers title to the developer at no cost. In either
case, the gap/subsidy is the City's required investment that provides sufficient leverage
to reduce total capital costs to a level that provides the developer with an adequate

6 Priority Project Costs excerpted from City of Plantation Gateway 7 District, Financial Analysis, by Lambert
Advisory
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investment return - herein determined to be a 15 percent internal rate of return, not
including developer’s fee.

In an effort to provide a general understanding of the City’s potential financial support
required for the area’s redevelopment, two primary development scenarios have been
created: a Hybrid Retail/Marketplace/Shopping Center and an Office Building. The
financial analysis of these two scenarios takes into account estimated revenues,
expenses, land acquisition, development costs, as well as standard financing
assumptions. Furthermore, the calculated gap/subsidy was prepared on the basis of
information and assumptions derived from market research and/or industry benchmarks
conducted by Lambert Advisory, as well as specific site acquisition and development cost
estimates provided by Keith and Schnars, PA.

The following is a highlight of the primary assumptions and general conclusions for the
Hybrid Retail and Office developments, with supporting cash flow models provided within
the Addendum:

Hybrid Retail/Marketplace/Shopping Center

A Hybrid Retail/Marketplace/Shopping Center scenario provides general insight into the
financial gap that may be realized by introducing a 120,000+ square foot shopping
center to the corridor. The project is assumed to comprise a mix of traditional retail
tenants (apparel and accessories), grocery store, and marketplace (food court).

e (Capital Costs - includes land costs, demolition, site work, and hard and soft
construction costs. Additionally, this includes construction interest, leasing
commissions and tenant improvements associated with the initial program lease-up.
Site acquisition and construction estimates are based on information provided by
Keith and Schnars, PA.

e FEffective Gross Income - is primarily derived from a Year 1 gross rental rate of
$16.00 per square foot, a stabilized occupancy of 92.5 percent and an expense pass-
through/recovery of $2.00 per square foot. Additionally, the property will have 10
marketplace stalls charging $50 per stall per day. These assumptions are based
upon competitive market parameters.

e Expenses - includes standard operating expenses for this type of retail property and
is based upon a compilation of competitive profiles and industry benchmarks. Total
expenses in the first stabilized year (Year 4) is estimated to be approximately $8.25
per square foot, which includes a reserve for capital expenditures, tenant
improvements, and leasing commissions.

e Construction and Permanent Loan Financing — construction is assumed to take one
year, with a construction loan interest rate of 10 percent. This construction loan will
convert to permanent financing with an interest rate of 8.5 percent. The permanent
loan assumes a 25-year amortization.

e (Capitalization Rates and Disposition Costs - are based on national and local market
trends and are 10 percent and 4.5 percent, respectively.

e Developer’s Equity Contribution/Minimum Return - the cash flow model calculates
the developer’s equity based upon a 75 percent loan-to-value ratio (LTV), whereby
the loan amount is adjusted to equal total capital costs less the gap (subsidy)
funding.
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o Inflation rate — an annual rate of 3.0% is assumed for rent and cost increases.

Based upon the cash flow analysis set forth in the Hybrid Retail Center following this
section, the City’s financial investment in this type of project is estimated to be between
$2.8 million to $3.8 million.

Office Building

An office building scenario derives the potential gap or subsidy that will be required to
introduce new office product to the corridor. This proposed development considers a
49,000 square foot, multi-floor professional building. This project is assumed to include
approximately 9,000 square feet of ground floor retail that will provide services geared
to both office users and neighborhood residents.

e (Capital Costs - includes land costs, demolition, site work, and hard and soft
construction costs. Additionally, this includes construction interest and leasing
commissions and tenant improvements associated with the initial lease-up.
Construction estimates are based on information provided by Keith and Schnars, PA.

e FEffective Gross Income - is primarily derived from a Year 1 gross rental rate of
$15.00 per square foot, a stabilized occupancy of 92.5 percent and an expense pass-
through/recovery of $3.50 per square foot. These assumptions are based upon
competitive market parameters.

e Expenses - includes standard operating expenses for this type of retail property and
is based upon a compilation of competitive profiles and industry benchmarks. Total
expenses in the first stabilized year (Year 4) is estimated to be approximately $7.11
per square foot, which includes a reserve for capital expenditures, tenant
improvements, and leasing commissions.

e Construction and Permanent Loan Financing — construction is assumed to take one
year, with a construction loan interest rate of 10 percent. This construction loan will
convert to permanent financing with an interest rate of 8.5 percent. The permanent
loan assumes a 25-year amortization.

e (Capitalization Rates and Disposition Costs - are based on national and local market
trends and are 10 percent and 4.5 percent, respectively.

e Developer’s Equity Contribution/Minimum Return - the cash flow model calculates
the developer’s equity based upon a 75 percent loan-to-value ratio (LTV), whereby
the loan amount us adjusted to equal total capital costs less the “gap” (subsidy)
funding.

e Inflation rate — an annual rate of 3.0% is assumed for rent and cost increases.

Based upon the cash flow analysis set forth in the Office Building (Phase I) following this
section, the City’s financial investment in this type of project is estimated to be between
$5.5 million to $6.5 million. It is important to note, however, that the financial subsidy
is likely overstated due to the fact that the site considered to be acquired under the
Keith & Schnars, PA analysis can accommodate a multi-phase office development;
therefore, site acquisition cost and site improvement costs would be appropriately
allocated to the subsequent phases. Correspondingly, the investor’'s return on
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investment for a subsequent phase would be significantly enhanced and the City's
investment would likewise be reduced.

Overall Conclusions

The two investment scenarios highlighted above provide a general understanding of the
financial investments the City may be required to contribute to initiate Redevelopment
Plan. This is not to say that the recommended hybrid retail and office projects represent
the only viable development scenarios. However, taking into account the market
dynamics that will influence and support the corridor’s future, as well as the physical
composition of the corridor and characteristics of strategic sites, these two scenarios
appear to be the most viable and catalytic development types. Furthermore, these two
developments represent large-scale projects that may help to identify the “upper-end” of
the financial obligations required by the City with regard to specific development
projects.

Implementation Schedule

The following project schedules are consistent with the redevelopment direction that the
City of Plantation has established through adoption of the Gateway 7 Implementation
Plan in December 1999, as well as the public hearing held relative to this Community
Redevelopment Plan in November and December 1999 and January and February 2000.
The schedules address those projects to be undertaken by the CRA from the time of Plan
Adoption through year three, and the CRA’s medium priority projects expected to be
initiated in years four through six. The CRA has also identified low priority projects and
projects identified as other. These projects are included in the Redevelopment Plan
however, as a result of the probable (greater than six years) longer-range
implementation period, have not been programmed.

The schedules are intended to conceptually depict the actions necessary to implement
the CRA projects. The CRA recognizes that as opportunities arise the Agency needs to
be flexible in its ability to react positively to redevelopment initiatives not envisioned or
within the timeframes indicated in this plan. The Agency reserves the right to initiate
actions to accommodate these opportunities within the context of this Plan and the
overall redevelopment effort.

Plantation CRA Updated January 2006
Community Redevelopment Plan 66



s —
SHOAIAHMNS ‘SHINNVYId "SHIINION] Semm——

"V'd 'SYYNHOS ONV HL13 ) 584

~—

doneiel jo A1

2[qpIPAD SaW023q Bulpunj 10 asuUp safjjuniioddo JuauidofaAapad sp pajuawiajdudf .

7 114181 [PUORIPOAL-03N/UONB[NIAD PIPPIID
i PAIG PADIMOAG A PUZE M N/PPOY A010INAID
7 121A181T SIAY Butwtiojiad 40 [oNsIA
L HonpIapIsUeD Vi 404 s102foid 42410

PYOY 543134 18 Y16 M S/SWBLSAS UORBINIAID
10141517 [pUdsoH/asnay Ardadodd abpiuois
SHADS PUD SADMU4D

(5403 A +9 p21p12iu1) AYA0Lid 4BMOT
SIUBUIAOLA ] 122415 pua-ppad
12141510 22140 [puoissajoid/1afoid 2ApIED
108f0.4d 20AIRILD
Av4adoid TWMLS 241 02 DN2YISBY pUL UONDa402Y
SA2d0jana(g [pnuapisay 0} aIUDLSISSY wWp4B0Aq
(9- SAv2A p2avnU] UONLY) A)40LAd winipap
Nipd ppoy siarad
10142817 [DUASOH/L U040 UT BPOD QUMD UDYUT
ABM Y18 M'N AUaisaoubyiud 129415

123f044 2NALILD

SABUAOD ANOH/BUISSOLD UBINSAPad pasubyu]
LUDAPLOND M'N W3ISAS HONDINIALD

adpos12a.415 paouvyuy

1uauz3 adpvospupt

Siuatanosdui] aBpubis pup apvov4

(£-1 s4p3aL uf papnp ] uoly) AJioLid ybiy

il

6 8 L 9 C—L 3 F L _

‘1042 Juswdojaaapal ayy ajowoud 03 pazijin ag ued sdiysiauyied 10309s dyeald-olgnd

JO |9A3] 2y3 pue Ajjigejieae Buipuny ‘Aliqeuleisns Alunwuwod bupowold ‘sinjonisedul pue uoRenold
seale Juawdojaaspal ayi uo Aljeuonauny sy bujaosduw ‘asueseadde sopliiod sy buiaoiduwl
K||eonaysae ul souedipubis Jiayy Ag syoafoud asayy paziolid sey Aousby ay | ‘ue|d iusawdolanapa y
ays ybnouyy paruawasjdwi aq o1 syoafoid gz paynuapl sey Aousby Juswdojaaspa y Aqunwwo ) ay |

(/ ajnpayds uonpruauiadjdui] uv|d 1Uauidojarapay v¥D \\

Updated January 2006

67

Community Redevelopment Plan

Plantation CRA



\

SHOAIABNG ‘SHINNYTd ‘SEIINIONT nmw
V' ‘SHVNHDS Pue LI ENZIE

1||

/)

v
uonejueld yo [

burio)jiuop pup uolpA)sidinipy Bulobup

Wiajqodd Uvo] BUINJOARY Bunaippy

U248y Jo0umpQ A14adodd 21piiuf

Wiviboid upoq BUInjonay Ysijqris3

ubjd appov- pub abp ubis dojarnag

i

lL OL 6 8 L 9

SHINOW

g

¥ € ¢ 1

sjuaianoddui] abvubis pup appipv

‘siaumo Aladold ap

0} 3|qejleae welboid ueo|1salsiul mo| Bulajoas) e ybneouyl pepiaoid aq [im
Buipuny uopeuswW|dw| *APMS SILE UM JUSISISUOD 39 [Im ue|d spuswaaoiduwl
apede} pue ubis pajie3sp a3 pue ‘6661 ‘1314510 £ Aem31eD 3L 10}
s3ulapIN D ublisag pue ue|d ISISER, S Ul pPIpNDU| pUB USYEBLISPUN SEM
sisAjeue Aleulw|al d "1opluod 3y o) sjuawaaoldw Alenb [BnsiAuSs|sUoD
pue aie|patuw aplactd [Im weibold siuawsacidwi ubls pue apede) ay |
1oUno D A1 D 3L Ag uondope ue|d pUE UOISSILLUWO D) AlUNO D BU Jo |eaoldde
uodn pateul 34 |m weibold ssuswsaoidw| sbeublg pue apdde4 sy |

- 2fnpay>s uonpiuauwiajdui] 12afoiqd 213A|p1p>H )
o

Updated January 2006

Plantation CRA

68

Community Redevelopment Plan



HOATAHNS ‘SHINNVIA ‘SHITNIONT Seeque
Y'd'SHYNHDS ANV HLI3X =N:lE

\} — /)

v
uoneUEld o A1

WpiB044 22UBUDLUIDI MWaWia|dui] pup Ysijqeis]

Spig pipmMy pup 2.10daid

Buimpa] Uoilonijsuo) aipdaigd

(pa4tnba. sp) sjuawiasp aipijobap

uv|d 2dpasyaails pupr advospupy aivdaid

na4divy) ubisaqg AyunuitioD

YoIP2SDY WAWISPF pup Aoaing

SL vL EL ZL LLOL 6 8 £ 9 § ¥ & ¢ 1L

SHANOW

'sieak 934y siinbal 01 palzadxs si1dsfoud siyy jo uonepuswsidw sueld

ubrsap o jo uonodwod uodn |lempeaYy 101004 Je3UI 000'LZ F € Sl Joplod ay)
1noybnoiy ANnuURUoOD Jo asuas e slowoldd [[Im 1eyl sway ubissp sy jo 1usucdwod
lofew vy “10pllod syl 1noybnoip Apuaasisuod paijdde aq uesiey swaip ubisap
payiun e saeald 1ew padojaasp aq uejd ade>saans pajielep eley salinbal
123lo1d adedsiaan g pasueyul 2y | "UONDNASUOD PUE UBISIP JUSLSISUOD pUe
SnoaueyNWIS 10} Mo| e 0} paulquiod uaaq aaey s1aafoid ay | ‘g6l Jlequeadag
‘ue| 4 uoneuawajdw] / Aemaren ayl Ul paqudsap se adedsiaan g padueyu J-¢
10301 4 pueuswa| J adedspue-z1xafol 4 SaUIquoDd 3NPaY2s sIy |

adpasyaaals pasuvyuz pup yuauiajg adpvaspupy - ajnpayss uonviuawiajduil 1221044 :mApIvd

\ -

o,

Updated January 2006

Plantation CRA

69

Community Redevelopment Plan



\ ol
\ SHOAIAHNS ‘SHINNYIJ ‘SHIINIDONT

"Vid ‘STVNHDS Pue [y $ a0

uoneuel] jo B1>

HOoNINAISUOD

supd Buiiaauibug Avmppoy pup ubisaq abvuiviq
wonsisinbay Jauiaspy puv MOY

10304 YUMm UoNBUipio0) ssaidy

ubisaq Juauia[g UOIIDINALD

SluauiaAinbay Juauiasvg pupr Abp jo By uipriasay
Up[d Uo[nI41D jomidaruc) awadd

¢ L2 02 61 8L [f1L 9L SL ¥L €L CL LLOL 6 8 L 9 § v ¢ ¢ 1

SHINGY

uswdojaaspal 1su10d AN SYL 01 parelal wuswaalbe diysisuued sreaudsongnd
s1ewnin ayy uowspuadap aq M Ajigisuod sal uonsniisuc ) jool bunaylew
pUE 1UBWSIUBYUS 3US B SB 3AI9S puUe ADUSIDIYJS UORINIISUOD SZIWIXeW

0] 1oy Wawdojaaspal Jofew 1sUlod N S, H D Yl Yum pSleulplood

3q p|noys wa1sAs uonenxd syl jo uonewuaws|dw| Aouednddo Jo s|aAl| pue
san|eA Auadold s1gjnuwins 01 9AISS pINoYs Wa1sAS UCIIRINDIID padueyus ay |
‘saniuaw e uesapad Buipn|oul ‘Auadold syl inoybnolyy ssadde pajonued
alow aplaold |[im 1Y) esie uswdojaAspal AlUNWWOD 3yl Jo ueipenb
1saMyuou aY3 1o} W1sAS uonendid padueyus ue st (eob 1xsfoid sy |

IUDAPPND ISOMYIION 40 WIDISAS UOIIPINIAL) - 2|NPaYIS UoIpduidjdud] 122(04d 211A[pIPD

- o

Updated January 2006

Plantation CRA

70

Community Redevelopment Plan



(r

SHOAIAHNS ‘SHINNVId ‘SHIINIONT =

“V'd'SHYNHDS aNy H113y SN0

I

{

uonejueld jo 11>

UOIIONAISUOD)

pig pibmy

Sjuawnd0( pig anss| puv aivdaid

buiieauibuy

uv|d o1jjpay Jo acubuajuippy

(Load “A1unod) juawiaaiby [piof 42|

ubisaqg [pnydasuod

Apnis oifjpig

8L LI 91

SL vL €L 21 LL OL 6

SHINOW

8 L 9 9 v € 2 1

/-4S pup pivAafnog pipmo.g v BuissodD uviisapad pasuvyuy -a[npaiyds uonviuauwiajduif 10afoiqd 213A[piv>

"UONDI SIS SIY) 3B pa1edo|
s129(0ud onAjeIed v YD ay) Jo duo Jo aseyd UondNASUOD dY) Yum
3pIdUI0D 0} pareniul aq pinoys 1aefoid ay | "Awixosd Ui s831s 1840
se [|am se s}oafoid Juawdojanapal YD Jofew ayy wouy pue 0}
Juswanow uetnsapad a1eyioe) 01 paubisap aq |m123foud ay |
"UoNd9SIAUI SIY) JO SISUIOD 1SIM-UIOU pue }1SB3-pNos a1k
Bupjerspun aq |m Adusby 1uswdolaaspa Yy Alunwwo D

3Y1 s)USWISIAUI Jofew sy Juaw|dwod [jIm / - YS pue

pieAs|nog piemolgie Buissosd uelsapad padueyus ay |

-

)

Updated January 2006

Plantation CRA

71

Community Redevelopment Plan



(&

SHOAIAYNS "SHINNYI ‘SHIINIONT Qe
Y'd SHYNHOS ANV HLI3 XN iN:IE

uopejueld Jo B>

s sassvay anjpn ALadodd

Anivdn30 Jo 2ipailiLiauononiisie)

20UV 2HS

suonpijobaN 25027/ i
oSDifd DU

BuLiaauiBug,/ 24192 a1y

SHONDIIOGIN 19041103 ANSADULID S 2IOALI/ K| qid

sasHOASY d1Y PIDRIDAT PUD MDIADY

sjpsodo.id 10} [sanbai anss| pir a4vdaid

suonpilobaN wolisiaboy Apedoid

JUDHISSISSY DU S JPIMNUHOAIANT | 2SPYJ IFNPHOD

s52204d BuljLmiapln pliog

8¢

BZ IZ 92 9 ¥ €c €€ L€ O 6L 8L LIL 9l sL vL EL €L LLOL 6 B £ 9 5 F £ € |

SHINGH

‘sueld panoidde

yuim 1uelsisuod padojaaap aq [imi2afoid ayi ‘d 44 pareniul
v 4D 2y 0] sasuodsal ayp uo pasegq ‘ue|diuawdojaaspa y
Alunwiwo ) 2y Jo uondope Yy O pue ipune D Al pue
[eacidde uoissiuwio ) Auno ) uedn AJ21eipawiwl paleniul
aq pinoysioalfoad onfjered o Jjo uoneruswajdu|

2jnpayss uonviuawajdui| 12afoid 211A|pip>H

=,

Updated January 2006

Plantation CRA

72

Community Redevelopment Plan



g —
SHOAIAYNS ‘SHIMNNY I ‘SYIINIONT

“V'd 'SHYNHOS ANV H113y ENGlE

uogejuEld Jo [1D

HOIPD RIISUOD/PIg

siudia sy ainboy

sjudie240Yy diysiaurivd aipaLid 21jGng apmexy

Bujpung a1poojiy

(s)uoissas Buipjing snsuasuo)

suBisa aAjpUIdY]Y 2pwRYOS [pnidao10)

Buiuoisip pooydoqybiaN/1HauiaA JOAL] dI[Gnd

€Z 2¢ LZ 02 6L 8L 7L 9L SL ¥#L €L 2L LLOL 6 8 [

SHINOW

9 § ¥ £ 2 L

spuawaaoidw

ADM YIS MS 01 UI2IUPYUT 122435 -

Buiddoys s o1 ssadde Bupaul uelisapad 3jes s31E312 134 S3SN |BIDIBWWOD
S} siapng Ajensialely acueleadde Ajpusalij-iasn D3sse Ue 31eaid o}
s1303foid sy jo |eob 3y 1334 2y Buguoly sainonis [elDIawwWod 3bie| sy
JO ||BM JB31 3} O} SFUSWIYS|(|SCWa |BimdS1ydle Buipn|oul ABpn BEE M S Buole

‘pooyicqyblay SS3EIST pJemolg U WOl I1SHUSD

| ededspue| pue uernsapad ‘|eINID3YYdIE S3A|0AUL 1D3[0Id By |

a[npayas uonpiuawiajdui] 13afoid 2114|pip>H

-

v

Updated January 2006

Plantation CRA

73

Community Redevelopment Plan



r

HOAIAHNS 'SHINNVI ‘SHIINIONI NI
V'd SUHYNHDS ANV HLI13d 594

e

uonee|d jo A1

UONPAISGO UOCIIONAISUOD

uvjd ac>upua3uivpy dojarag
UOIIONAISUOD)

P!g piomy

squawndo( pig aivdaid
SBUIMDA(Q UOIIDNAISUOD)

ubisaqg [puid

snsuasuoD pooyioqybraN

ubisaqg [pnidasuo)
Butwuiipibodd yuamidofana( Mivd
uonsinboy aus

QUDLUSSISSY [PIUBUIUOAINUT | 2SDYd
uonoajas aus

oz

6L 8L LI 91 SL ¥#L €L 2L LL OL & @

SHINOW

/4

9

]

AIuIA sy ul spooyloqybiau IsLypo pue

s91e15 3 gn| D ANUNO ) JO SJUBPISAI JO SPIdU dY Jo) paublsap

9q || yJed ay | yled e1dnnsuod o) Auadoid alnboe
[IIM ¥ 4D 9yl ‘ssnluswe [euopesldsl pue sdxeds uado

1O pIOASp SI EdJE By Se pue santadoid Bulwiojuosuou Jo
laqwinu e BuiaeY JoplIo D) peoY sis1ad S Jo Jnsal e sy

YAD4 ppoY $42124 -ajnpayds uonpiuawiajdui] 123fodd 1A |piv)

%

)

Updated January 2006

Plantation CRA

74

Community Redevelopment Plan



4 —
SHOAIAHUNS ‘SHINNY 1d 'SHIINIDNT ===

"V'd'SHYNHDS aNy H113y £Nal

uonejue|y jo Ao

UB{d 22UBUIIUIDIN

HOII2NAISUHOD

pig pipmy

siuauinsog pig aivdadd
SBUIMBAT HOIIONAISUOD)

ubisaq jpuid

SASUasUOD) pooitoqybiapn
ubisaqg jpmdazuo)
BuiwiwipiBoid yuaidojaaagd >Aivd
S1UaUasvy U0

SUBIBBA0Y [PIUUIHABNCE 431U

6L 8L fL 9L SL ¥L £L ZL LLOL 6 8 L 9 S ¥ £ 2 1

SHINOW

2)S BY) JO1SeD pUB YINGCS
spooyloqybiau sy 01 Anuspl aplacad o1 paublsap Jo JOpIIOD Sy O)
22oUEBNQUD WIBRIOU 23U} 1B paysiiqelsa Apuapl ubisap ayl jo uonenuRued
e aq ued1dsfoid sy semuswe yied salssed Jago pue syled
uonen2412 uensapad pue oyig Slepowwodde 0} paaoldwl aq ued s
3y elayID ubisap sy uo paseq "ealy Juswdojanapay 2yl Jo 19UI0D
1SEaYHIoU 2wanxa ay 1e pajedo| Auadoid QM4 S 24 1e sanluawe
|[euoneaidal pue Jnayisae jo Juawadeld sy saajoaul1daford ay |

Ariadoid QWM4S 243 01 stuauianciduij adpospup] pup Uoilpaiday - a|npayas uoiypiuawajduil A1idoLid winipaw

- o’

Updated January 2006

75

Community Redevelopment Plan

Plantation CRA



S

(r

HYOAIAUNS 'SHINNYId ‘SHIINIONI hI.A’A
v'd ‘SYYNHOS anv H1l13x SNz1

uopejueld jo A3D

awissasspay anfpp Aliadoid

AoupdnaoQ Jo aiwatinia)

UonINAISU0)

22Upva[) 1S

suonpnobay aspa/bunayivpy

aspyd Bunmiiad

Butiaauibui/a4n1a11y24y

suonvnobaN pvuo) diysiaurivd awAlid/olqnd
sasuodsay d4y 21wnpA7 pup Mainay

sjpsodoid 40J 1sanbay anss| pup aivdaid
suonpinobap uonisinbay Auadoid

UdUISSASSY dUUS [PIUBUIUOIINUT | dSPYd 12hPU0)

9 ST vZ € ¢ 1l 02 61 81 Z1 91 SL #1L €1 21 LLOL 6 8 £ 9 S v € ¢ 1

SHINOW

123foud dnAjered Jofew y YD [eriul UIYIM UoRdunfuod ul JNd20 [|Im

1eyy buunionas puoq [emul ayy ul paresodiodul aq |im Buidueuly 3d9foid ay |
*3U's oY) Jo 1uswdo|anspai diysiaupied 10139 areAud/algnd syy ul sjoi sl
se aoueysisse uonisinboe 1o uonisinboe aUs S|ILIUS JUSWSA|OAUI V YD 3Y L
JUSWISA[OAUL \/ Y D Jueliem O} dARLHUI 10303 SreAld ybnous srelnwins Jou
op s129foud dnAjered y YD [enul Syl 1ey) JUSAS SY) Ul paleniul 3q pue ays
123foud Auioud [enur syr se pa3d9|as 10U S B UO IND0 [|IM 3d3foid siy |

mdojanapay 1S 193[044 I1AIpID) - 122044 A40LId WINIPIW VYD

N

P )

upaatea January £Zuuo

Flantation CKA

76

Community Redevelopment Plan



i — O)
SHOAIAYNS "SHINNVIA 'SYIINIONT =

'V'd'SHYNHDS ANV HLIIM

]
7
/|
"]
_—
wi

UoIINAISUCD

§§3304d pig

Bupywiiad

sBuimpAq uononasuod aivdaid
suonpiyjobaN uonisinbdy MOY/1U2WIsPI
ubisaq [pnydaszuod

SHSUSUOD AJURUIUIOD/SABUMO A)42d0Aid
Apmis uonpnaA1D/buiuupid

¢¢ L2 0c 6L 8L L 9L SL ¥FL €L ¢CL LLOL 6 8 L 9 S ¥ € ¢ 1

SHINOW

*9|g1sea) aq 03 133foud s o) 1opio ul ubisap uonenid
3yl ojul pajelbajul og pinom saptadold sy Jo 1ses AjS1RIpaWWI JUSWSSES
|eued sbeulelp sy jo uonezinn "sbejuol) 7 Y S sy buoje sdedsyaans pue
uoneND uensapad pasueyus pue sjaaied sy Jo deal auy buoje Bupied

pue uopend apiaoid o) |921ed sy Jo uoneinbiyuosal sy Ul Bunnsal Apnys
uoiren2412 pue buuueld e Bupnonpuod jlewus pinom1dafold sy | saunonas
[enuUSpI S A||RWIO) 219M 1BUYM Ul Pa1E20| suopnelado |epiawwod Aewnd aie
$10| Y} Uo saumonLs 8y 199 00 L A|l;ewixoidde jo sipdop paned buiaey
S10] MOJIBU JO S1SISUOD 193115 Y18 MAS JO Ynos ‘ealy wuswdojsaspsay sy |

114351q 221JJO |puoissajodd ayy ui uv|d buiyibd pup ssaiy - 12afoid Auadodd Wnipap vy

- )

Updated January 2006

Plantation CRA

77

Community Redevelopment Plan



( —
SHOAIAHNS “SHINKYId "SYIINIONT

"v'd 'SYYNHIS ANV HLI3) EN

4
_—
L1}

A

uonejueld jo 13

vonpluatafduif

s122f0.44 122415 puny pup ‘afnpayds ‘azii401id

BLI2)14D) pig pup ubisaq pazipivpupls awai)

L LL

oL 6 8 L 9

SHINOW

S

Siuauianoddud] 19241S puj pvaq - 102foid A1iadoid winipaw vyd

‘uoindnisip SZiwiuiw

01 s123foid uonoNAsUOD ¥y D o1 Alwixold Ul JUSWSdUBYUS

1224s pus-peap Buizinuoud 0) spew ag pjnoys uonelspisuo ) ‘pollad
1eaK XIS O} @Al B UJYIM padUByUS 2 URD 1931s pus-peap buujewsal
a1 Jo adedsiaans pue bupied ayl 12afcid uopessucwsp 2yl ybnoiy
paysijgelsa eua1d ubisap aul uo paseqg '/ Y§ JO 2pIS1Sam 3y Uo
P31EDJ0| 13345 pUa-peEIp 3yl 0] stuswsdueyus Bupjied pue ‘syuswiess
adedspue| sapn|oul yaiym 1oe(cld Juswadueyua 19a0s Uoj el suowsp
e bupuswes|dwi s spuny Hga D sy Buizian ‘uoneiueld jo Ao syl

-

)

Updated January 2006

Plantation CRA

78

Community Redevelopment Plan



Administrative and Regulatory Actions

Redevelopment Trust Fund

Immediately following Plan adoption the CRA will establish a Redevelopment Trust Fund
in accordance with the provisions established in Chapter 163.387, Florida Statutes.
Funds allocated to and deposited to this fund will be used by the CRA to finance or
refinance any community redevelopment the Agency undertakes pursuant to this Plan.

The Trust Fund is established by adoption of an Ordinance by the Plantation City Council.
The CRA may not spend any increment revenues unless and until the City Commission
has provided for funding of the Redevelopment Trust Fund for the duration and life of
the Plan.

Safeguards/Retention of Control

The CRA shall provide adequate safeguards to ensure that the provisions of the Plan will
be implemented. The leases, deeds, contracts, agreements, and declarations of
restrictions relative to any real property conveyed by the CRA shall contain restrictions,
covenants, covenants running with the land, or such other provisions if necessary to
carry out the objectives of the Plan. Development Agreements will also be used where
appropriate. The CRA has staff that oversee the implementation of the Plan and who
monitor the CRA’s performance of its’ Plan. The Plan is also evaluated and monitored by
the City of Plantation Planning, Zoning, and Economic Development Department.
Finally, it should be noted that the Plan is regularly evaluated and appropriate
amendments will be made to keep the Plan current. The governing body of the City of
Plantation will also maintain its authority over the approval of development and
redevelopment in the area of operation pursuant to ordinances and other regulatory
authority.

The City’s mulit-departmental discipline strategy also accomplishes business objectives.
Thus, relatively few decisions are concentrated in one person and this is an effective
internal control.  Additionally, all significant Plan decisions are reserved for the
Commission which must meet and make decisions in the public. Additionally, all CRA
finances are supervised by the City Finance Department and are subject to both internal
and external audit procedures.

Upon approval of the plan by the City Council, the City will cooperate with the CRA in
carrying out this Plan and will take actions necessary to carry out the intent and
objectives of this plan and to prevent the spread or recurrence within the
Redevelopment Area of conditions causing blight. The City of Plantation CRA intends to
exercise all rights, privileges and powers provided to CRAs under Florida statutes,
subject to all prior approvals and powers retained by Broward County, for purposes of
completing and fulfilling the objectives of this plan.

Plan Amendment Process

The Plantation Planning and Zoning Board, acting as the Local Planning Agency, found
this plan to be consistent with and in conformance with the City’s Comprehensive Plan
on April 4, 2000. The Plan as subsequently amended shall be in effect for thirty years or
a longer duration, if so amended. The Plan may be terminated earlier if the
redevelopment projects outlined herein are completed, or if the City Council determines
it is no longer appropriate or there is no longer a need for a Community Redevelopment
Agency to function in this area.
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The Plan will need to be amended from time to time in order for it to maintain it's
relevancy and currency; to respond to priorities and to opportunities as they emerge; to
add needed specificity as projects, tax increment revenues, and expenditures are
defined over time.

Amendments to this Plan can only be made by the City Council upon recommendation of
the CRA. The Amendment process is established through Chapter 163.361, Florida
Statutes and Broward County Resolution 1999-1398. The CRA will initiate any
amendment action by adopting a resolution recommending that the City Council amend
the plan in a certain specified manner. The City Commission can then hold an
advertised public hearing on the proposed modification or amendment and approve the
modification by passage of an appropriate resolution or ordinance. Any amendment
action also requires prior notification of the affected taxing jurisdiction by registered
mail. At the time of amendment approval, the original “findings” made at the time of
Plan adoption [F.S. 163.360 (6) (a-d)] should be reaffirmed with regard to the proposed
amendment or modification. In the event one or more of the following conditions occur
in conjunction with any Redevelopment Plan Amendment the amendment shall require
the approval of the County Commission:

1. A boundary change.

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

3. A change in the plan of such magnitude as would require a County or
Municipal Land use Plan Amendment.

If any provision of this Plan is found to be invalid, unconstitutional, or otherwise legally
infirm, such provisions shall not be affecting the remaining portions of the Plan.

The Length of the Term of the Community Redevelopment Agency

The Plantation CRA will be operational for a period of 30 years commencing at the time
of final plan adoption, and thus, all implemented projects must be complete by this time
certain. The length of the CRA’s term is consistent with that established in Chapter
163.362 (10), Part III, Florida Statute and will afford the CRA the greatest potential for
successfully implementing and completing the redevelopment program established in
this Plan. This timeframe will also allow the Agency the maximum flexibility in
negotiating the terms and conditions relative to any revenue bonds that the CRA may
issue. In addition the Agency expects to enter into public/private sector partnership
redevelopment and development ventures. It can reasonably be expected that some of
these joint ventures will be undertaken some time after the CRA initiates it's priority
catalytic projects and there is physical evidence of redevelopment momentum in the
corridor becomes evident. The statutory term will allow the Agency to enter into
contracts and other agreements to participate in redevelopment efforts as the Agency
matures. In the event that the CRA determines that Agency’s mission has been
accomplished or if for other reasons there is a need for the Agency to cease operation
the term may be less then 30 years.

Annual Budget, Auditing and Reporting
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The CRA will prepare and approve an annual budget addressing both operating and

capital expenses on or before October 15t of the year during which the budget will be in
effect.

In accordance with Chapter 163.356 (3)(C), F.S., and Chapter 163 (387).(8) F.S., the
CRA will secure an independent financial audit of the trust fund each fiscal year. The
report will describe the amount and source of deposits into, and the amount and
purpose of withdrawal from the trust fund during the fiscal year. The audit will also
indicate the amount of principal and interest paid during the fiscal year on any
indebtedness to which increment revenues are pledged and the remaining amount of

indebtedness. Upon delivery to the CRA this audit will provided by the CRA to each of
the taxing authorities contributing to the trust fund.
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VI. NEIGHBORHOOD IMPACT OF REDEVELOPMENT

Land Use

The Community Redevelopment Agency and this Plan requires that all projects and
implementation activities conform to the adopted County and City Comprehensive Plans.

Acquisition/Demolition

The Redevelopment Act of 1969 authorizes a CRA to acquire, demolish, and dispose of
property in accordance with State Statutes and the adopted Community Redevelopment
Plan. The CRA may acquire real property in the Redevelopment Area as may be
required to carry out the intents and purposes of the Plan. The CRA may demolish, clear
rehabilitate, or move buildings or structures or any real property in the Community
Redevelopment Area that the Agency has acquired as may be necessary to carry out the
purposes of the plan. Although the CRA has included projects, which involve the
acquisition of real property in the Redevelopment Plan, the Plantation City Council has
elected to retain all powers associated with eminent domain and to act on these maters
on behalf of the CRA. It is important to recognize that there is virtually no property in
the Redevelopment Area that has never been developed, and thus, would be considered
“open land.” Some parcels have been cleared of prior commercial or nonconforming or
illegal uses and these properties can be expected to be reasonably recycled to new
development consistent with the City of Plantation Comprehensive Plan, development
guidelines, and the Community Redevelopment Plan.

Displacement/Relocation/Assurances

At the time the Plan was approved, there were very few existing residential uses within
the area. Thus, the displacement and relocation issues are not expected to ever occur.
However, as part of any legally authorized condemnation action or settlement, the
recoverable element of damages otherwise provided by law provides assurances for
displaced persons to obtain appropriate legal housing. No other assurances are
contained in this plan. Some relocation or reimbursement of displaced commercial
activities or families may potentially be required in conjunction with the CRA catalytic
projects. If required, the CRA will provide for the relocation and or reimbursement of
commercial property owners, lessees or renters. Any relocation necessitated by direct
activities of the CRA will be the responsibility of the developer receiving grants for
projects, or if there is none, the CRA.

Traffic Circulation

As a result of the linear configuration of the Community Redevelopment Area the
movement of the majority of traffic takes place along the two major corridors, State
Road 7 and Broward Boulevard, both of which serve the CRA’s catalytic projects. Both
of these trafficways have or are in the process of being constructed to their ultimate
buildout configuration. The CRA has included seven projects, which will specifically
enhance traffic circulation and pedestrian and bicycle movement within the
Redevelopment Area. These traffic circulation enhancements are as follows:

e Potential Greenway and Park (Project ID # 5)
e Circulation System for Northwest Quadrant (Project ID # 10)
e Enhanced Pedestrian Crossing at Broward Blvd. And SR. 7 (Project ID # 14)
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Circulator Road at N.W. 42" Ave And Broward Blvd. (Project ID # 15)
Gridded Circulation Network Neo-traditional District (Project ID # 17)
Circulation System Between SW 9% and Peters Road (Project ID # 23)
Rear Access Road and Parking Plan Professional Office District (Project ID # 24)

The existing street layout of the CRA district is shown on the aerial maps contained in
this plan. Street layout will not be substantially changed by the implementation of this
plan. If opportunities arise, the CRA may vacate segments of right-of-way to assemble
or aggregate smaller parcels of property into larger parcels that are more conducive to
development or reuse.

It is also important to note, that the entire Redevelopment Area lies within a Broward
County Traffic Concurrency Exception Area. This means that new developments will not
be required to mitigate the impacts of the additional trips generated by a proposed use,
which would be placed on over-capacity roadway segments. Instead, developers are
required to pay transit impact fees, which are often times less costly and more
expedient than the alternative.

Environmental Quality

The projects being undertaken by the CRA will have a positive effect on the environment
of the redevelopment area and surrounding areas. The CRA has specifically adopted the
following project, which will substantially increase the amount of landscaping and open
space throughout the corridor:

Landscape Element (Project ID # 2)

Enhanced Streetscape Improvements (Project ID # 3)

Potential Greenway and Park (Project ID # 5)

North Gateway Entry at SR7 and Broward Boulevard (Project ID #8)

Recreational Amenities and Landscape Improvements to the SFWMD Retention Pond

(Project ID # 12)

e Gateway/Beacon/Landscape Features at Broward Boulevard and SR7 (Project ID #
13)

e Street and Rear Building Architectural Enhancements at SW 38" Way (Project ID #
19)

e Peters Road Park (Project ID # 26)

In addition to the projects cited above, as the CRA major catalytic projects and many of
the other CRA sponsored projects are implemented, the landscape and open space
requirements contained in the City of Plantation Code in effect at that time will need to
be met.

The area contained within the CRA district contains no passive or active public parks or
parcels of property specifically designated as open space. However, open space is
provided for through the City of Plantation’s site plan approval process on a site by site
basis. The projects listed above would contribute to the amount of open space as
defined as open vistas, parks, and greenways.

There are no tracts of open land, i.e., parcels that have never been developed or
improved, in the CRA district proposed for redevelopment.

Groundwater quality within the redevelopment area will be improved as redevelopment
and development occurs and drainage systems will need to be upgraded or installed to
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meet the present day retention and discharge requirements established by Broward
County Department of Planning and Environmental Protection and the SFWMD.

Availability of Community Facilities and Services

The Community Redevelopment Plan establishes projects, which will positively enhance
community facility availability. It is the intention of the CRA to provide additional park
and recreational amenities, pedestrian and traffic circulation improvements and
additional public open space.

Community Oriented Policing Initiatives:

The Plantation Police Department has been involved in department-wide community
oriented efforts throughout the City of Plantation, including the Community
Redevelopment Area.

The City utilizes patrol officers in this area that are involved consistently with pro-active
citizen contacts, including attendance at homeowners association meetings and advisory
panels. Through permanent zone assignments, the officers become intimately aware of
residents and business people, as well as establishing on-going communications.

The Administration of the police department has an “open door” policy regarding citizen
concerns in this area, as well as regular contact with community leaders in this area.

Alternative methods of patrol are often utilized in this area, including bicycle patrols,
walking beats and plain-clothes officers. A police “field office” is in operation in the 300
block of North State Road 7. Bicycle officers and School Resource Officers often conduct
programs at the elementary school in this area. Zone officers are well aware of
activities in this section of the city and concentrate on certain areas designed to prevent
or displace criminal activity; ie, parks, business centers.

The longer-range policing initiatives for this area include continuing these efforts as well
as exploring additional ways to effectively deliver police services, while continuing to
remain pro-active
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VII. CONSISTENCY WITH THE COMPREHENSIVE PLAN

The majority of the Redevelopment Area is designated “Local Activity Center” in the City
of Plantation, Comprehensive Plan. According to this plan, Objective 1.8 states, that the
“Commercial” designation provides for "“..convenience, and general shopping and
services for the City’s residents and visitors; this shall occur in neighborhood,
community and regional scale centers.” Policy 1.8.5 establishes State Road 7 as a
“unique commercial area...” and calls for the area to be considered a “unified Planned
Commercial District with distinct functional areas, a unifying design concept, and
provision for special features.”

The area in and around Plantation General Hospital is designated “Community Facility”.
This designation permits institutional and governmental uses including educational
facilities, churches, hospitals, and other civic and cultural facilities. Under the new SPI-2
Zoning District that area has been designated as Health Care Services Sub-district which
is intended to specifically encourage the above mentioned uses.

The Local Activity Center Land Use Amendment finalized in September 2004 will
accommodate both market rate and affordable housing within the Community
Redevelopment Area.

The City’s adopted future land use map and the December 1999 Implementation Plan,
from which the CRA’s projects were developed, encompass the above-mentioned
objectives and policies. Furthermore, other goals, objectives and policies within the City
of Plantation land use element of the Comprehensive Plan identify a general vision for
the City. They specifically encourage redevelopment, promote compatible land use, and
implement a Redevelopment Area urban design plan. Therefore no additional
modifications to the Comprehensive Plan would be required, and this Community
Redevelopment Plan is consistent with the City’s Comprehensive Plan.
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