
From: do-not-reply@coconutcreek.net
To: DRC
Cc: BSCHRANTZ@MISKELBACKMAN.COM; BSCHRANTZ@MISKELBACKMAN.COM
Subject: A new Development Review Application has been filled out!
Date: Tuesday, January 14, 2025 10:24:50 PM

DRC Webform application

APPLICATION INFORMATION
Temporary DRA# = 435
Application Type: Special Land Use Special Land Use

Base Fee:
Total Residential: 0.00
Total Non-Residential: 0.00
Total Fees:

Project Name: MAINSTREET BLOCK 3 DRIVE THROUGH SLU
Project Location: SW CORNER OF LYONS ROAD AND 40TH STREET
Plat Name: MAINSTREET PLAT NOT YET RECORDED
Folio No: 4842 18 01 0390, 4842 18 25 0010
Current Zoning: PMDD
Proposed Zoning: PMDD
Future Land Use: RAC
Summary of Request: PETITIONER IS SEEKING SPECIAL LAND USE APPROVAL FOR THE DRIVE
THROUGH FACILITY LOCATED WITHIN BLOCK 3 OF THE MAINSTREET PMDD. AS SHOWN ON THE
APPROVED SITE PLAN, THERE IS A DRIVE THROUGH FACILITY PROPOSED IN RETAIL D AT THE
SOUTHEAST CORNER OF BLOCK 3. A DRIVE THROUGH IS A SPECIAL LAND USE IN ACCORDANCE
WITH THE MASTER BUSINESS LIST FOR A PMDD. AS SUCH, PETITIONER RESPECTFULLY
REQUESTS APPROVAL FOR A SPECIAL LAND USE FOR THE DRIVE THROUGH FACILITY LOCATED
IN RETAIL D OF BLOCK 3.

SUBMITTAL COORDINATOR INFORMATION
Contact Name: BETH SCHRANTZ
Contact Phone: 7867630565
Company Name: MISKEL BACKMAN, LLP
Email: BSCHRANTZ@MISKELBACKMAN.COM
Address: 14 SE 4TH STREET, SUITE 36, BOCA RATON, FL 33432

AGENT/APPLICANT INFORMATION
Contact Name: BETH SCHRANTZ
Contact Phone: 7867630565
Company Name: MISKEL BACKMAN, LLP
Email: BSCHRANTZ@MISKELBACKMAN.COM
Address: 14 SE 4TH STREET, SUITE 36, BOCA RATON, FL 33432

OWNER INFORMATION
Contact Name: DAVID AULD - JOHNS FAMILY PARTNERS LLLP
Contact Phone: 786-763-0565
Company Name: JOHNS FAMILY PARTNERS LLLP
Email: BSCHRANTZ@MISKELBACKMAN.COM
Address: 2609 NE 27 AVE, FORT LAUDERDALE, FL 33306

SIGNATURE: /Elizabeth Schrantz/

mailto:do-not-reply@coconutcreek.net
mailto:DRC@coconutcreek.net
mailto:BSCHRANTZ@MISKELBACKMAN.COM


/

Site Address CULLUM ROAD, COCONUT CREEK FL 33073  
Property Owner JOHNS FAMILY PARTNERS LLLP 
Mailing Address 2609 NE 27 AVE FORT LAUDERDALE FL 33306

ID # 4842 18 01 0250
Millage 3212 
Use      52 

Abbr Legal
Description

PALM BEACH FARMS 2-54 PB TRACT 39 BLK 89

The just values displayed below were set in compliance with Sec. 193.011, Fla. Stat., and include a
reduction for costs of sale and other adjustments required by Sec. 193.011(8).

* 2021 values are considered "working values" and are subject to change.

Property Assessment Values

Year Land Building /
Improvement

Agricultural
Savings

Just / Market
Value

Assessed /
SOH Value Tax

2021* $600,000   $593,000 $7,000  $7,000   
2020 $600,000   $593,000 $7,000  $7,000  $145.53  
2019 $600,000   $593,000 $7,000  $7,000  $146.46  

2021* Exemptions and Taxable Values by Taxing Authority
 County School Board Municipal Independent 

Just Value $7,000 $7,000 $7,000 $7,000 
Portability 0 0 0 0 
Assessed/SOH $7,000 $7,000 $7,000 $7,000 
Homestead  0 0 0 0 
Add. Homestead 0 0 0 0 
Wid/Vet/Dis  0 0 0 0 
Senior 0 0 0 0 
Exempt Type  0 0 0 0 
Taxable $7,000 $7,000 $7,000 $7,000 

Sales History
Date Type Price Book/Page or CIN

2/25/2011  DR*-T   47767 / 321
12/30/2005  TD*  $100  41712 / 1704
2/28/2005  QC*  $100  41045 / 579

    
    

* Denotes Multi-Parcel Sale (See Deed)

Land Calculations
Price Factor Type

$1,400  5.00  RC  

   

   

$120,000  5.00  AG  

Adj. Bldg. S.F.  

Special Assessments  
Fire Garb Light Drain Impr Safe Storm Clean Misc
32    CM       
A    CM       
5    5      

https://bcpa.net/millage.asp
https://bcpa.net/use_code.asp
http://www.flsenate.gov/Laws/Statutes/2020/Chapter193/All
http://www.flsenate.gov/Laws/Statutes/2020/Chapter193/All
https://bcpa.net/SOH.asp
https://broward.county-taxes.com/public/real_estate/parcels/484218-01-0250/bills
https://bcpa.net/FAQ.asp#10006
https://bcpa.net/SOH.asp
https://bcpa.net/homestead.asp
https://bcpa.net/homestead.asp
https://bcpa.net/ExemptionCodesExpanded.asp
https://bcpa.net/senior_instructions.asp
https://bcpa.net/ExemptionCodesExpanded.asp
https://bcpa.net/type.asp
https://officialrecords.broward.org/AcclaimWeb/Details/GetDocumentbyBookPage/O/47767/321
https://officialrecords.broward.org/AcclaimWeb/Details/GetDocumentbyBookPage/O/41712/1704
https://officialrecords.broward.org/AcclaimWeb/Details/GetDocumentbyBookPage/O/41045/579
https://bcpa.net/LandCalculationType.asp
https://bcpa.net/AGRates2015.asp
https://bcpa.net/AGRates2015.asp
https://bcpa.net/RecAdjNote.asp
https://bcpa.net/Includes/Downloads/DistrictCodes/district_codes.pdf


Property Id: 484218010250           **Please see map disclaimer

January 18, 2021
0 225 450112.5 ft

0 60 12030 m

1:2,400

Flight Date :  Between Dec 15, 2019 and Jan 26, 2020    Broward County Property Appraiser



/

Site Address BANKS ROAD, COCONUT CREEK FL 33073  
Property Owner JOHNS FAMILY PARTNERS LLLP 
Mailing Address 2609 NE 27 AVE FORT LAUDERDALE FL 33306

ID # 4842 18 01 0260
Millage 3212 
Use      52 

Abbr Legal
Description

PALM BEACH FARMS 2-54 PB TRACT 40,58 TO 60 BLK 89

The just values displayed below were set in compliance with Sec. 193.011, Fla. Stat., and include a
reduction for costs of sale and other adjustments required by Sec. 193.011(8).

* 2021 values are considered "working values" and are subject to change.

Property Assessment Values

Year Land Building /
Improvement

Agricultural
Savings

Just / Market
Value

Assessed /
SOH Value Tax

2021* $3,600,000   $3,558,000 $42,000  $42,000   
2020 $3,600,000   $3,558,000 $42,000  $42,000  $873.23  
2019 $3,600,000   $3,558,000 $42,000  $42,000  $878.75  

2021* Exemptions and Taxable Values by Taxing Authority
 County School Board Municipal Independent 

Just Value $42,000 $42,000 $42,000 $42,000 
Portability 0 0 0 0 
Assessed/SOH $42,000 $42,000 $42,000 $42,000 
Homestead  0 0 0 0 
Add. Homestead 0 0 0 0 
Wid/Vet/Dis  0 0 0 0 
Senior 0 0 0 0 
Exempt Type  0 0 0 0 
Taxable $42,000 $42,000 $42,000 $42,000 

Sales History
Date Type Price Book/Page or CIN

2/25/2011  DR*-T   47767 / 321
12/30/2005  TD*  $100  41712 / 1704
2/28/2005  QC*  $100  41045 / 579

    
    

* Denotes Multi-Parcel Sale (See Deed)

Land Calculations
Price Factor Type

$1,400  30.00  RC  

   

   

$120,000  30.00  AG  

Adj. Bldg. S.F.  

Special Assessments  
Fire Garb Light Drain Impr Safe Storm Clean Misc
32    CM       
A    CM       
30    30      

https://bcpa.net/millage.asp
https://bcpa.net/use_code.asp
http://www.flsenate.gov/Laws/Statutes/2020/Chapter193/All
http://www.flsenate.gov/Laws/Statutes/2020/Chapter193/All
https://bcpa.net/SOH.asp
https://broward.county-taxes.com/public/real_estate/parcels/484218-01-0260/bills
https://bcpa.net/FAQ.asp#10006
https://bcpa.net/SOH.asp
https://bcpa.net/homestead.asp
https://bcpa.net/homestead.asp
https://bcpa.net/ExemptionCodesExpanded.asp
https://bcpa.net/senior_instructions.asp
https://bcpa.net/ExemptionCodesExpanded.asp
https://bcpa.net/type.asp
https://officialrecords.broward.org/AcclaimWeb/Details/GetDocumentbyBookPage/O/47767/321
https://officialrecords.broward.org/AcclaimWeb/Details/GetDocumentbyBookPage/O/41712/1704
https://officialrecords.broward.org/AcclaimWeb/Details/GetDocumentbyBookPage/O/41045/579
https://bcpa.net/LandCalculationType.asp
https://bcpa.net/AGRates2015.asp
https://bcpa.net/AGRates2015.asp
https://bcpa.net/RecAdjNote.asp
https://bcpa.net/Includes/Downloads/DistrictCodes/district_codes.pdf


Property Id: 484218010260           **Please see map disclaimer

January 18, 2021
0 450 900225 ft

0 130 26065 m

1:4,800

Flight Date :  Between Dec 15, 2019 and Jan 26, 2020    Broward County Property Appraiser













DESCRIPTION OF DEVELOPER INTEREST  

 

Johns Family Partners, LLLP is the owner of the property, which is generally located on the west side of 

Lyons Road between Wiles Road and West Sample Road, as more particularly described in the subject 

applications.  GSR RE Partners, LLC is the contract purchaser for the property.  13th Floor Acquisitions, LLC, 

Rosemurgy Properties, LLC, Schmier Property Group, Inc., and Giles Capital Group, LLC are the proposed 

developers for the project which includes a mix of residential, retail, and open space uses consistent with 

the DRI and MainStreet district.  Once closed on the property, GSR RE Partners will become a joint venture 

entity of which 13th Floor Acquisitions, LLC, Rosemurgy Properties, LLC, Schmier Property Group, Inc., and 

Giles Capital Group, LLC will be members.  



LEGAL DESCRIPTION: BLOCK 3 

A PORTION OF PARCEL “A”, LYONS COMMONS ACCORDING TO THE PLAT THEREOF AS RECORDED IN PLAT BOOK 
181, PAGES 183‐184 OF THE PUBLIC RECORDS OF BROWARD COUNTY, FLORIDA, AND A PORTION OF TRACT 57, 
BLOCK 9, ACCORDING TO THE PLAT THEREOF AS RECORDED IN PLAT BOOK 2, PAGES 45‐54 OF THE PUBLIC 
RECORDS OF PALM BEACH COUNTY, FLORIDA. SAID PARCEL OF LAND BEING MORE PARTICULARLY DESCRIBED AS 
FOLLOWS: 
 
BEGIN AT THE SOUTHEAST CORNER OF SAID PARCEL “A”; 
 
THENCE SOUTH 89°38'26" WEST, A DISTANCE OF 314.00 FEET; 
 
THENCE NORTH 00°24'34" WEST, A DISTANCE OF 330.11 FEET TO THE NORTHEAST CORNER OF PARCEL D, LYONS 
CREEK PLAT ACCORDING TO THE PLAT THEREOF AS RECORDED IN PLAT BOOK 169, PAGE 42 OF THE PUBLIC 
RECORDS OF BROWARD COUNTY, FLORIDA; 
 
THENCE SOUTH 89°38'26" WEST ALONG THE NORTH LINE OF SAID PARCEL D AND THE SOUTH LINE OF SAID TRACT 
57, A DISTANCE OF 260.52 FEET; 
 
THENCE NORTH 00°21'34" WEST, A DISTANCE OF 569.53 FEET; 
 
THENCE NORTH 75°00'00" EAST, A DISTANCE OF 83.55 FEET; 
 
THENCE NORTH 81°02'17" EAST, A DISTANCE OF 142.05 FEET; 
 
THENCE NORTH 89°41'36" EAST, A DISTANCE OF 304.63 FEET; 
 
THENCE SOUTH 42°39'25" EAST, A DISTANCE OF 67.81 FEET TO A POINT ON THE EAST LINE OF SAID PARCEL “A” 
AND THE WEST RIGHT OF WAY LINE FOR LYONS ROAD; 
 
THENCE SOUTH 04°44'39" WEST, A DISTANCE OF 32.57 FEET; 
 
THENCE SOUTH 00°37'01" EAST, A DISTANCE OF 265.17 FEET; 
 
THENCE NORTH 89°23'12" EAST, A DISTANCE OF 6.50 FEET; 
 
THENCE SOUTH 00°36'48" EAST, A DISTANCE OF 78.92 FEET; 
 
THENCE SOUTH 03°06'20" WEST, A DISTANCE OF 100.21 FEET; 
 
THENCE SOUTH 00°36'48" EAST, A DISTANCE OF 84.91 FEET; 
 
THENCE SOUTH 89°37'26" WEST, A DISTANCE OF 5.50 FEET; 
 
THENCE SOUTH 00°24'34" EAST, A DISTANCE OF 180.09 FEET; 
 
THENCE NORTH 89°35'26" EAST, A DISTANCE OF 12.00 FEET; 
 
THENCE SOUTH 00°26'31" EAST, A DISTANCE OF 109.83 FEET; 
 
THENCE SOUTH 89°37'06" WEST, A DISTANCE OF 3.00 FEET;  
 



THENCE SOUTH 00°19'13" EAST, A DISTANCE OF 40.22 FEET, THE PREVIOUS MENTIONED 12 COURSES BEING 
COINCIDENT WITH THE SAID EAST LINE AND WEST RIGHT OF WAY LINE.  SAID POINT BEING THE POINT OF 
BEGINNING. 
 
SAID LANDS SITUATE, LYING AND BEING IN THE CITY OF COCONUT CREEK, BROWARD COUNTY, FLORIDA AND 
CONTAINING 446,723.53 SQUARE FEET, 10.2554 ACRES 
 
 













































 

 

 

 

September 5, 2024 

 

 

Justi Proffitt, Director 

Department of Sustainable Development 

City of Coconut Creek 

4800 West Copans Road 

Coconut Creek, FL 33063 

 

 

RE:  MainStreet at Coconut Creek 

 Block 3 Special Land Use Submittal 

 

Dear Mr. Proffitt, 

GSR RE Partners, LLC (“Petitioner”) is the contract purchaser of the +/- 157 acre parcel generally located 

on the west side of Lyons Road between Wiles Road and West Sample Road (“Johns Parcel”) in the City of 

Coconut Creek (“City”), and the owner of the +/-6.9 acre parcel platted as the Lyons Commons Plat (“Lyons 

Parcel”).  The Johns Parcel and Lyons Parcel are collectively referred to herein as the “Property” and are 

further identified by the folio numbers listed below: 

4842 1801 0160 4842 1801 0240 4842 1801 0310 4842 1801 0360 

4842 1801 0480 4842 1801 0250 4842 1801 0320 4842 1801 0370 

4842 1801 0210 4842 1801 0260 4842 1801 0330 4842 1801 0390 

4842 1801 0220 4842 1801 0270 4842 1801 0340 4842 1801 0170 

4842 1801 0230 4842 1801 0280 4842 1801 0350 4842 1825 0010 

 

The Property has a future land use designation of Regional Activity Center (“RAC”) and is currently zoned 

PMDD, Planned MainStreet Development District.  The Property is also part of the MainStreet @ Coconut 

Creek Development of Regional Impact (“DRI”), as amended by Ordinance 2023-034 on January 25, 2024.  

Petitioner is proposing to develop the Property with a mixed-use project that includes a variety of 

residential dwellings, commercial uses and open space (“Project”).  The Block 3 Commercial site plan, 

which was reviewed and approved by the City Commission at its August 8, 2024 meeting, includes a 

restaurant with a drive-through component, which requires approval of a special land use (“SLU”) 

application.  Petitioner is now respectfully requesting approval of the corresponding SLU application and 

is  transmitting the following items with our submittal to the City for review:  

• This letter of transmitting listing the documents submitted and a detailed summary of the request; 

• Legal description for the Property; 

• Broward County Property Appraiser cards and corresponding Deeds as proof of ownership; 

• Agent authorization executed by the owner(s); 
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• Statement of Developer’s Interest in the Property; 

• Justification Statement; 

• Approved Block 3 Site Plan; and 

• Survey for the Property. 

 

Additional exhibits and supporting materials will be provided to the City with future resubmittals and in 

continued discussions with City staff related to the MainStreet project.  Should you have any questions or 

need any supplemental information or materials related to the Block 3 SLU application, please do not 

hesitate to contact me at cbilenki@miskelbackman.com or 561-405-3300. 

Sincerely,  

 

Christina Bilenki, Esq. 

Dunay, Miskel & Backman, LLP 

 

mailto:cbilenki@miskelbackman.com


 
 

 

MainStreet @ Coconut Creek  

Block 3 Special Land Use 

GSR RE Partners, LLC (“Petitioner”) is the contract purchaser of the +/- 200 acre parcel generally 

located on the west side of Lyons Road between Wiles Road and West Sample Road (“Johns 

Parcel”) in the City of Coconut Creek (“City”), and the owner of the +/-6.9 acre parcel platted as 

the Lyons Commons Plat (“Lyons Parcel”).  The Johns Parcel and Lyons Parcel are collectively 

referred to herein as the “Property” and are further identified by the folio numbers listed below: 

4842 1801 0160 4842 1801 0240 4842 1801 0310 4842 1801 0360 

4842 1801 0480 4842 1801 0250 4842 1801 0320 4842 1801 0370 

4842 1801 0210 4842 1801 0260 4842 1801 0330 4842 1801 0390 

4842 1801 0220 4842 1801 0270 4842 1801 0340 4842 1801 0170 

4842 1801 0230 4842 1801 0280 4842 1801 0350 4842 1825 0010 

 

The Property has a future land use designation of Regional Activity Center (“RAC”) and is 

currently zoned PMDD, MainStreet Planned Development District.  Petitioner is proposing to 

develop the Property with a mixed-use project that includes a variety of residential dwellings, 

commercial uses and open space (“Project”).    

On August 26, 2010, the City adopted Ordinance 2006-006 approving the Mainstreet @ Coconut 

Creek DRI (“DRI Development Order”) for the Property. The DRI Development Order provides 

approval for the following uses, subject to site plan review and approval demonstrating that the 

actual mix of residential, office, and commercial uses proposed is consistent with the City’s 

Mainstreet Design Standards: 

• Commercial Uses:  1,625,000 square feet of gross floor area 

• Office Uses:  525,000 square feet of gross floor area 

• Residential: 3,750 residential units.  

The City recently approved a DRI Amendment and PMDD Rezoning Application in order to allow 
for the Project.  The PMDD Rezoning application proposes the following maximum development 
program: 
 

• 540 Villas and Townhomes with a maximum of 2-stories; 

• 880 Multifamily Units with a maximum of 5-stories; 

• 875 Multifamily Units with a maximum of 8-stories;  

• 105,000 square feet of Commercial Use; 

• 15,000 square feet of private recreation; and 

• City Civic space. 
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At this time, Petitioner is seeking Special Land Use approval for the drive through facility located 

within Block 3 of the PMDD.  More specifically, Block 3 is a +/- 9.78 acre parcel generally located 

at the southwest corner of 40th Street and Lyons Road. On August 8, 2024, the City Commission 

approved Resolution 2024-109 approving development of Block 3 with approximately 67,366 

square feet of commercial uses including eight (8) commercial buildings as follows: 

- A +/- 9,000 square foot inline retail building (Retail A) situated perpendicular to 40th Street 

in the western portion of the parcel across  from Johns Park,  

 

- A +/- 14,100 square foot inline retail building (Retail B) located south of Retail A with a 

wide pedestrian paseo integrating the buildings,  

 

- A +/- 7,000 square foot outparcel retail building (Retail D) located at the southeast corner 

of the parcel including a +/- 2,800 square foot drive through facility,  

 

- A +/- 7,800 square foot outparcel retail building (Retail E) located across the southern 

driveway to the north of Retail D and oriented to provide a building façade along the Lyons 

Road greenway,  

 

- A +/- 6,000 square foot outparcel retail building (Retail F2) located north of Retail E with a 

pedestrian paseo integrating the buildings and oriented to provide a building façade along 

the Lyons Road greenway,  

 

- A +/- 6,000 square foot outparcel retail building (Retail F1) located north of Retail F2 with 

a pedestrian plaza integrating the buildings and oriented to provide a building façade along 

the Lyons Road greenway, 

 

- A +/- 6,600 square foot outparcel retail building (Retail G) located across the northern 

driveway north of Retail F1 and oriented to provide a building façade along the Lyons 

Road greenway, and 

 

- A +/- 7,800 square foot outparcel retail building (Retail H) located along 40thStreet 

adjacent to the perimeter greenway to the west of Building G with a pedestrian plaza 

situated at the northeast corner to integrate Building G and H. 

As shown on the approved site plan, there is a +/- 2,800 square foot Drive Through Facility 

proposed in the 7,000 square foot Retail D building located at the southeast corner of Block 3. A 

Drive Through is a Special Land Use in accordance with the Master Business List for a PMDD. 

As such, Petitioner respectfully requests approval for a Special Land Use for the Drive Through 

Facility located in Retail D of Block 3. 

Although it is not possible to identify the tenant at this time, and it is critical to the success of the 

leasing strategy for this commercial center that there be some flexibility in the end use, the 
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applicant is committed to ensuring that the drive thru use is operated only by a quality tenant that 

does not create adverse impacts for the center, community, or the surrounding road network. To 

that end, the applicant proposes to limit the use of the space to “Fast Casual Restaurant” or 

“Coffee Shop” uses, which will be defined as follows for purposes of the proposed restriction:   

“Fast Casual Restaurant” shall mean a restaurant with no (or very limited) wait staff or 

table service. A customer typically orders by walking up to a counter, fax, online, or in the 

drive thru, and seats themselves. The menu generally contains higher-quality, made-to-

order food items with fewer frozen or processed ingredients than at a fast-food restaurant, 

or allows the customer to creates their own meal by selecting individual items/ingredients 

from a list of pre-cooked options including but not limited to bases (i.e. greens, rice, 

starch), vegetables, proteins (i.e. chicken, steak, fish, tofu), toppings, and sauces. Most 

patrons eat their meal within the restaurant, but a significant proportion of the restaurant 

sales can be carry-out, mobile pickup, or drive-thru orders. A fast casual restaurant 

typically serves lunch and dinner; some serve breakfast. A typical duration of stay for an 

eat-in customer is 40 minutes or less. Typical Fast Casual Restaurants include, but are 

not limited to Just Salad, Chipotle, Cava, Habit Burger, Panera, Sweet Green, etc. The 

following are examples of non-fast casual restaurants: McDonalds, Taco Bell, Wendy’s, 

Burger King, Chick Fil A, etc. 

“Coffee Shop” shall mean a coffee and donut restaurant that has a drive-through window 

as well as a walk-in entrance area at which a patron can purchase and consume items. 

The restaurant sells freshly brewed coffee (along with coffee-related accessories) and a 

variety of food/drink products such as donuts, bagels, breads, muffins, cakes, sandwiches, 

wraps, salads, and other hot and cold beverages. 

It is also important to note that the traffic impact analysis for the requested Special Land Use 

contemplates the most intensive trip generation of any type of restaurant. The highest peak hour 

trip generation rate is for a coffee shop with drive-through; therefore, this rate was used even 

though the tenant is not known and may  be a different category of drive-through restaurant.   

SPECIAL LAND USE STANDARDS 

In accordance with Section 13-35(f) of the City Code, Petitioner will demonstrate below that the 

Special Land Use will: (1) be in harmony with nearby uses permitted under Article III of this 

chapter; (2) be in harmony with nearby existing uses; (3) be compatible with surrounding and 

adjacent uses in its function, its hours of operation, the type and amount of traffic to be generated, 

the building size and setbacks, and its relationships to the land values; (4) be in the best interests 

of the City, the convenience of the community, the public welfare, and be a substantial 

improvement to the property in the immediate vicinity; (5) contribute to the economic stability of 

the community; (6) not decrease public benefit or increase undesirable impacts other than those 

resulting from use of the site as permitted by right under Article III of this chapter or some other 

special land use permitted on the site; (7) not result in more intensive development than what is 
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approved by the land use element of the comprehensive plan; and (8) be consistent with goals, 

objectives, and policies of the comprehensive plan.  

(1) The proposed special land use will be in harmony with nearby uses permitted under Article III 

of the Land Development Code. 

The proposed drive through facility is in harmony with nearby permitted uses. As 

detailed above, the proposed drive through is located within the MainStreet PMDD. 

More specifically, the proposed drive through is located within Retail D, and located at 

the southeast corner of Block 3 in close proximity to the heavily travelled Lyons Road 

thoroughfare, which is an ideal location for a drive through facility. The drive through 

was contemplated with the MainStreet PMDD Master Plan and Block 3 Site Plan 

approvals and the site plan is designed to be in harmony with the nearby permitted 

uses. The permitted commercial uses within Block 3 and existing self-service storage 

and gas station uses located to the south are consistent and compatible with the 

proposed drive through use. As such, the proposed special land use will be in harmony 

with nearby permitted uses. 

 

(2) The proposed special land use will be in harmony with nearby existing uses. 

The proposed drive through facility is in harmony with nearby existing uses. As 

detailed above, the proposed drive through is located within the MainStreet PMDD. 

More specifically, the proposed drive through is located within Retail D, and located at 

the southeast corner of Block 3 in close proximity to the heavily travelled Lyons Road 

thoroughfare, which is an ideal location for a drive through facility. The drive through 

was contemplated with the MainStreet PMDD Master Plan and Block 3 Site Plan 

approvals and the site plan is designed to be in harmony with the nearby permitted 

uses. The permitted commercial uses within Block 3 and existing self-service storage 

and gas station uses located to the south are consistent and compatible with the 

proposed drive through use. As such, the proposed special land use will be in harmony 

with nearby existing uses. 

 

(3) The proposed special land use must be reasonably compatible with surrounding and adjacent 

uses in its function, its hours of operation, the type and amount of traffic to be generated, the 

building size and setbacks, and its relationships to the land values. 

The proposed drive through facility is compatible with surrounding and adjacent uses. 

The drive through hours of operation will comply with City Code regulations and be 

consistent with typical drive through business hours (limited to 5:00 AM to 2:00 AM), 

which are compatible with the surrounding businesses and convenient for area 

residents. The type and amount of traffic that will be generated by the drive through 

facility is compatible with the commercial uses that Block 3 is designed to 

accommodate. The highest peak hour trip generation rate is for a coffee shop with 

drive-through; therefore, this rate was used even though the tenant is not known and 

may  be a different category of drive-through restaurant.  As such, the maximum 

potential impact has been accounted for in the design of the drive through facility. It is 
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also important to note that the drive through facility significantly exceeds the City’s 

minimum queuing requirements. The City requires a minimum of six (6) eighteen foot 

(18’) long queueing spaces, which requires 108 feet of queueing. As illustrated on the 

site plan, there is 185 feet of queuing from the menu board to the first point of conflict, 

thus providing ten (10) queuing spaces before the menu board, which exceeds the 

minimum code requirement by four (4) queuing spaces. An additional +/- 106 feet of 

queuing is provided from the menu board to the pickup window, thus providing an 

additional five (5) queuing spaces for a total of fifteen (15) queuing spaces. This is 2.5 

times the code minimum required. As such, no queuing issue is anticipated. Further, 

Retail D is designed to provide additional setback and buffering from Lyons Road to 

ensure no negatives visual impacts to the surrounding area. As such, the proposed 

drive through will be compatible with the surrounding area, create a convenient option 

for residents, and have a positive impact on land values. 

 

(4) The proposed special land use will be in the best interests of the City, the convenience of the 

community, the public welfare, and be a substantial improvement to the property in the 

immediate vicinity. 

The proposed drive through facility is in the best interests of the City, convenience of 

the community, public welfare, and a substantial improvement to the immediate 

vicinity. The drive through facility will only enhance the availability of convenient dining 

options for adjacent property owners and the community.  The approved Block 3 site 

plan was thoughtfully designed to provide a wider landscape buffer along Lyons than 

elsewhere throughout the development and to place the proposed drive through pick 

up window on the north side of Retail D to screen the use. Considering the foregoing, 

the proposed drive through will be in the best interests of the City. 

 

(5) The proposed special land use will contribute to the economic stability of the community. 

The proposed drive through facility will contribute to the economic stability of the 

community. The Property is currently vacant and underutilized, and the proposed drive 

through is a key component to providing diverse commercial uses within Block 3 and 

promoting the long term viability of the MainStreet development. The proposed drive-

through facility will further contribute to economic stability of the community by adding 

a commercial property to the City’s tax roll.   

 

(6) The proposed special land use will not decrease public benefit or increase undesirable 

impacts other than those resulting from use of the site as permitted by right under Article III of 

chapter 13 or some other special land use permitted on the site. 

The proposed drive through facility will not decrease public benefit or increase 

undesirable impacts other than those resulting from use of the Property as permitted 

by right or for another special land use. As detailed above, the proposed drive through 

is located within the MainStreet PMDD. More specifically, the proposed drive through 

is located within Retail D, and located at the southeast corner of Block 3 in close 
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proximity to the heavily travelled Lyons Road thoroughfare, which is an ideal location 

for a drive through facility. The drive through was contemplated with the MainStreet 

PMDD Master Plan and Block 3 Site Plan approvals and the site plan is designed ensure 

that the drive through use operates safely and efficiently within Block 3 with 

appropriate buffering, screening, and bypass facilities, while also providing an 

additional convenient dining option to the surrounding community. As such, the 

proposed drive through will only increase the public benefit and improve the serves as 

a benefit to the area. 

 

(7) The proposed special land use will not result in more intensive development than what is 

approved by the land use element of the comprehensive plan. 

The proposed drive through facility will not result in more intensive development than 

allowed by the Comprehensive Plan. As detailed above, the proposed drive through is 

located within the recently approved MainStreet PMDD and was previously 

contemplated as a part of the PMDD Master Plan and Block 3 Site Plan approvals. The 

type and amount of traffic that will be generated by the drive through facility is 

compatible with the commercial uses that Block 3 is designed to accommodate. The 

highest peak hour trip generation rate is for a coffee shop with drive-through; therefore, 

this rate was used even though the tenant is not known and may  be a different category 

of drive-through restaurant.  As such, the maximum potential impact has been 

accounted for in the design of the drive through facility. The Property will remain within 

the PMDD zoning, which is consistent and compatible with surrounding uses and 

within the maximum intensity allowed by the Comprehensive Plan. 

 

(8) The proposed special land use will be consistent with goals, objectives, and policies of the 

comprehensive plan. 

The proposed drive through facility is consistent with the goals, objectives, and 

policies of the Comprehensive Plan. The MainStreet PMDD, inclusive of the proposed 

drive through facility, were previously determined to be compliant with the City’s 

Comprehensive Plan.  

In addition, in accordance with Section 13-35(g) of the City Code, Petitioner will demonstrate 

below that the Special Land Use will: (1) not reduce the level of service provided on any street to 

a lower level than would result from a development permitted by right; (2) not result in a 

significantly greater amount of through traffic on local streets than would result from a 

development permitted by right; (3) not require extension or enlargement of the thoroughfare 

system at a higher net public cost than would result from a development permitted by right; (4) 

not require enlargement or alteration of utility facilities, drainage systems, and other utility systems 

other than what would result from a development permitted by right; (5) not demand greater 

municipal public safety services exceeding the demand resulting from a development permitted 

by right; and (6) is appropriate given the adequacy of proposed buffers and setbacks and the land 

uses of surrounding properties. 
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1) The proposed use will not reduce the level of service provided on any street to a lower 

level than would result from a development permitted by right. 

The proposed drive through use was analyzed for traffic impacts at the time of 

PMDD Master Plan Approval and Block 3 Site Plan Approval, and will not reduce the 

approved level of service provided on any street than would result from a 

development permitted by right. The type and amount of traffic that will be 

generated by the drive through facility is compatible with the commercial uses that 

Block 3 is designed to accommodate. The highest peak hour trip generation rate is 

for a coffee shop with drive-through; therefore, this rate was used even though the 

tenant is not known and may  be a different category of drive-through restaurant.  

As such, the maximum potential impact has been accounted for in the design of the 

drive through facility. 

 

2) The proposed use will not result in a significantly greater amount of through traffic on local 

streets than would result from a development permitted by right. 

The proposed drive through use was analyzed for traffic impacts at the time of 

PMDD Master Plan Approval and Block 3 Site Plan Approval, and will not result in 

significantly greater through traffic on local streets than would result from a 

development permitted by right. The type and amount of traffic that will be 

generated by the drive through facility is compatible with the commercial uses that 

Block 3 is designed to accommodate. The highest peak hour trip generation rate is 

for a coffee shop with drive-through; therefore, this rate was used even though the 

tenant is not known and may  be a different category of drive-through restaurant.  

As such, the maximum potential impact has been accounted for in the design of the 

drive through facility. 

 

3) The proposed use will not require extension or enlargement of the thoroughfare system at 

a higher net public cost than would result from a development permitted by right. 

The proposed drive through use was analyzed for traffic impacts at the time of 

PMDD Master Plan Approval and Block 3 Site Plan Approval and will not require 

extension or enlargement of the thoroughfare system beyond that required to 

implement the MainStreet PMDD as a whole. 

 

4) The proposed use will not require enlargement or alteration of utility facilities, drainage 

systems, and other utility systems other than what would result from a development 

permitted by right. 

The proposed drive through facility was analyzed and accounted for in the master 

planning process for the MainStreet PMDD Master Plan and Block 3 Site Plan in 

order to ensure that sufficient utility facilities, drainage systems, and other utility 

systems are provided concurrent with the development. As such, the proposed 

drive through facility will not require enlargement or alteration of utility facilities, 
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drainage systems, and other utility systems other than what would result from a 

development permitted by right. 

 

5) The proposed use will not demand greater municipal public safety services exceeding the 

demand resulting from a development permitted by right. 

The proposed drive through use will not demand greater municipal public safety 

services exceeding the demand resulting from a development permitted by right. 

The MainStreet PMDD Master Plan and Block 3 Site Plan were designed with input 

from municipal public safety services to ensure that the ultimate development does 

not generate demand grater than a development permitted by right. 

 

6) If a special land use is combined with other special land uses or permitted uses on a site, 

the overall intensity and scale of uses on the site is appropriate given the adequacy of 

proposed buffers and setbacks and the land uses of surrounding properties. 

The proposed drive through facility is a component of the MainStreet PMDD 

commercial area within Block 3, which was previously reviewed and approved 

through the City’s PMDD Master Plan and Site Plan approval processes. The overall 

intensity and scale of the uses including buffers and setbacks was reviewed in 

substantial detail and designed to ensure that the proposed drive through facility 

is appropriate. 

CONCLUSION 

In summary, the proposed drive through facility within Block 3 of the MainStreet PMDD complies 

with the standards within the City’s Land Development Code for a Special Land Use. As such, 

Petitioner respectfully requests Special Land Use approval of the proposed +/- 2,800 square foot 

drive through facility in Retail D of Block 3 of the MainStreet PMDD. 
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June 24, 2024
Revised April 3, 2025
Revised May 12, 2025

Mr. Michael Righetti
City of Coconut Creek
4800 W. Copans Road
Coconut Creek, FL 33063

RE: Main Street Coconut Creek – Block 3 Traffic Generation Statement
Coconut Creek, Florida
Kimley-Horn # 140924000

Dear Mike:

The following trip generation calculation has been undertaken to evaluate the number of trips that will be
generated by the development of Block 3 in comparison to the overall trip thresholds provided for in this
project’s master plan. The overall site is located within an area bordered on the east by Lyons Road, the
south by Sample Road, the west by SR 7/US 441, and the north by Wiles Road. Figure 1 illustrates the
location of the overall site and the location of Block 3 within the site.

The proposed plan of development for Block 3 includes a mix of general commercial and restaurant uses.
Of the total 65,200 square feet that will be developed in this block, 40,200 square feet will be allocated for
restaurant use, 2,800 square feet will be allocated for a restaurant with a drive through, and 22,200
square feet will be allocated for general commercial use. Table 1 below provides a summary of the total
proposed entitlements for the site, the increments of development proposed for other blocks within the
DRI, the increment of development proposed for Block 3, and the subsequent remaining entitlements
available for other blocks within the master plan.

Table 1: Main Street – Entitlement Summary

Retail
Multi-Family

Mid-Rise
Multi-Family

Low-Rise

225,000 SF 1,775 DU 605 DU

Block 1 -- -- 104 DU
Block 2 11,917 SF -- --
Block 4 -- 475 DU --

Block 5/6 -- -- 146 DU
Block 8 -- -- 152 DU
Block 9 -- -- 76 DU

Block 10 -- 388 DU --
Block 11 -- 124 DU --

Block 15B -- -- --
Block 15A -- -- 104 DU

65,200 SF -- --

147,883 SF 788 DU 23 DU

Use

Total Master Plan

Remaining Entitlements

Previously
Submitted

Proposed Block 3
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TRIP GENERATION DETERMINATION
A trip generation determination was prepared to determine the number of trips that would be generated
by the Block 3 development. Table 2 provides a trip generation summary of the proposed Block 3
development. ITE Land Use 930 was utilized for determining the trip generation potential for the
restaurant land use on site and ITE Land Use 934 was utilized for determining the trip generation
potential for the restaurant space with drive through. Appropriate pass-by percentages from ITE Trip
Generation Manual, 11th Edition were also applied for the applicable uses. As illustrated below, the
proposed Block 3 development is expected to generate 258 AM peak hour trips (+144 in, + 114 out) and
480 PM peak hour trips (+251 in, +229 out).

Table 2: Trip Generation Calculations

It should be noted that the end user for the proposed restaurant with a drive-through has not been
determined yet. Therefore, the trip generation rates for the types of restaurants with drive-through use
that are included in the ITE Trip Generation Manual, 11th Edition were reviewed to determine the category
that will generate the highest number of peak hour trips in order to provide the most conservative
analysis.  Based upon that review, the category “Coffee/Donut Shop with Drive-Through” was identified
as the use that has the highest peak hour trip generation rate and was used for this analysis.

A summary has been prepared to compare the volume of trips for this block plus previously-submitted
blocks to the total approved trip generation potential of the overall site master plan in order to calculate
the number of trips remaining to be built. Table 3 provides this summary.

Total In Out Total In Out

Fast Casual Restaurant 40.200 ksf 57 29 28 505 278 227
General Commercial 22.200 ksf 147 91 56 191 92 99
Coffee/Donut Shop +DT 2.800 ksf 240 122 118 109 55 54

Subtotal 444 242 202 805 425 380
Pass-By Capture
Fast Casual Restaurant 25 12 13 217 120 97
General Commercial 43 26 17 55 27 28
Coffee/Donut Shop +DT 118 60 58 53 27 26

Subtotal 186 98 88 325 174 151
444 242 202 805 425 380
258 144 114 480 251 229
258 144 114 480 251 229

Land Use Pass By
Fast Casual Restaurant 43.0%

General Commercial 29.0%

Coffee/Donut Shop +DT 49.0%

29.0%
49.0%

PM Peak Hour

AM Peak Hour PM Peak Hour

Proposed Scenario

Land Use Intensity

43.0%

Driveway Volumes
Net New External Trips

Proposed Net External Trips-Existing Net New External Trips
AM Peak Hour

12.55 trips/1,000 sf (55% in, 45% out)

43.38 trips/1,000 sf (50% in, 50% out)*

Ln(T) = 0.72*Ln(X)+3.02 (48% in, 52% out)

1.43 trips/1,000 sf (50% in, 50% out)

T = .59(X)+133.55 (62% in, 38% out)

88.99 trips/1,000 sf (51% in, 49% out)
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Table 3: Main Street – Trip Generation Summary

As shown, the remainder of the master plan will have entitlements remaining to generate a total of 229
additional AM peak hour trips and 509 additional PM peak hour trips remaining following development of
the currently proposed Block 3 along with the other blocks previously submitted for individual site plan
review.

TRAFFIC OPERATIONS
An overall traffic study was performed for the PMDD of both internal and external transportation facilities.
That study provides a comprehensive review of off-site and on-site impacts, including elements such as
traffic control and turn lanes. Development of Block 3 is contemplated in that analysis and therefore has
been accounted for in that evaluation.

QUEUING ANALYSIS AT DRIVE-THROUGH
A drive-through queuing analysis was performed in accordance with the methodologies provided within
Transportation and Land Development, 1st Edition. A Poisson Queuing analysis was performed for this
site to determine the 95th percentile queue and to calculate whether the vehicle storage required is met by
the vehicle storage provided within the drive-through lane. As indicated in the site plan, a total of
approximately 300’ of queue storage (12 vehicles) will be provided within the drive-through lane.  Table 4
in the Appendix summarizes the queue calculations for the AM and PM peak hours of operations.

As summarized in Table 4, the 95th percentile queue was determined to be approximately 10 vehicles
during the AM peak hour and 2 vehicles during the PM peak hour.  Thus, the queuing area provided in
the drive-through lane is expected to be sufficient to serve the queues and is not anticipated to create and
impact on adjacent street traffic operation.

Total In Out Total In Out
Master Plan Trips 1,213 378 835 1,604 894 710

Block 1 Trips 36 8 27 39 23 15
Block 2 Trips 10 6 4 31 16 15

Block 3 Trips 258 144 114 480 251 229
Block 4 Trips 204 46 157 150 87 63

Block 5/6 T rips 50 12 38 54 33 21
Block 8 Trips 52 12 40 57 34 22
Block 9 Trips 26 6 20 28 17 11
Block 10 T rips 166 38 128 122 71 51
Block 11 T rips 53 12 41 39 23 16

Block 15A Trips 129 29 100 95 55 40
Block 15B Trips 0 0 0 0 0 0

Subtotal 984 313 669 1,095 610 483
Remaining Trips 229 65 166 509 284 227

Scenario AM Peak Hour PM Peak Hour
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SUMMARY
As noted herein, the incremental development of 65,200 square feet (40,200 square feet of restaurant,
2,800 square feet of restaurant with drive-through, and 22,200 square feet of general commercial use) on
Block 3 has been accounted for in the overall master plan for the Main Street project. This statement
quantifies the Block 3 development in the context of the overall approved threshold of trips for the entire
master plan.

Please contact me via telephone at (561) 840-0248 or via e-mail at chris.heggen@kimley-horn.com
should you have any questions regarding this information.

Sincerely,

KIMLEY-HORN AND ASSOCIATES, INC.

Christopher W. Heggen, P.E.
Transportation Engineer

Florida Registration
Number 58636

Registry No. 35106

Attachments

k:\wpb_tpto\1409\140924000 - main street coconut creek\traffic statements\block 3\2025-05-12 mscc block 3 traffic.docx
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PROPOSED PAVERS
(SEE HARDSCAPE PLANS
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(SEE CROSS SECTIONS
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Call 811 or visit sunshine811.com two full
business days before digging to have
buried facilities located and marked.

Check positive response codes before you dig!

Sunshine

MAINSTREET
COCONUT CREEK

BLOCK 3

SCHMIER
PROPERTY

GROUP

COCONUT CREEK
FLORIDA

F220076
CAD
MAT

06/05/2024

FLORIDA BUSINESS CERT. OF AUTH. No. 27528
August 15, 2024

CITY OF COCONUT CREEK
FIRE DEPARTMENT NOTES:
1. FIRE DEPARTMENT ACCESS ROADS SHALL BE PROVIDED AT THE START OF A

BLOCK OR SECTION AND SHALL BE MAINTAINED THROUGHOUT CONSTRUCTION
(NFPA 1-16.1.4).

2. FIRE ACCESS ROADS SHALL BE AT LEAST 20-FEET WIDE (NFPA 1-18.2.3.5.1.1).

3. FIRE DEPARTMENT ACCESS ROADS SHALL BE DESIGNED AND MAINTAINED TO
SUPPORT THE IMPOSED LOADS OF FIRE APPARATUS AND SHALL BE PROVIDED
WITH AN ALL-WEATHER DRIVING SURFACE (NFPA 1-18.2.3.5.2) 60,000 POUNDS.

4. WATER SUPPLY FOR FIRE PROTECTION, EITHER TEMPORARY OR PERMANENT,
SHALL BE MADE AVAILABLE AS SOON AS COMBUSTIBLE MATERIAL ACCUMULATES
(NFPA 241-8.7.2.1).

5. WHERE UNDERGROUND WATER MAINS AND HYDRANTS ARE PROVIDED, THEY
SHALL BE INSTALLED, COMPLETED, AND IN SERVICE PRIOR TO COMMENCING
CONSTRUCTION WORK ON ANY STRUCTURE (NFPA 241.8.7.2.3)

FIRE HYDRANT BOLLARDS NOTE:
FOUR (4) BOLLARDS HAVE BEEN SHOWN AROUND EACH PROPOSED FIRE
HYDRANT AS REFERENCE FOR CITY STAFF. AT THE TIME OF
CONSTRUCTION, ONLY BOLLARDS DETERMINED TO BE REQUIRED BY THE
ENGINEERING DEPARTMENT SHALL BE INSTALLED.

FDC NOTE:
WHEN INSTALLED, FDC'S SHALL BE LABELED WITH THE
ADDRESS THAT THEY SERVE PURSUANT TO THE CITY'S
FIRE DEPARTMENT STANDARDS AND APPROVAL.

LEGEND

CR-x CURB RAMP TYPE PER FDOT
STD, PLANS, INDEX 522-02

R1-1 STOP SIGN
R3-1 NO RIGHT TURN
R3-5R RIGHT TURN ONLY
R5-1 DO NOT ENTER SIGN
R6-1L ONE WAY SIGN
DY DOUBLE YELLOW
Y YELLOW
W WHITE
* THERMOPLASTIC
R/R RED/RED RPM
W/W WHITE/WHITE RPM
B/B BLUE/BLUE RPM

PAVEMENT MARKINGS
& SIGNAGE NOTES:
1. ALL PAVEMENT MARKINGS AND SIGNAGE SHALL

BE IN ACCORDANCE WITH THE LATEST EDITION
OF THE MANUAL ON UNIFORM TRAFFIC CONTROL
DEVICES (MUTCD) AND THE LATEST CITY OF
COCONUT CREEK STANDARD DETAILS AND
SPECIFICATIONS.

2. ALL PROPOSED THERMOPLASTIC PAVEMENT
MARKINGS SHALL BE PER FDOT AND THE CITY OF
COCONUT CREEK STANDARDS AND
SPECIFICATIONS.

3. ALL SIGNS TO BE MOUNTED SUCH THAT THE
BOTTOM OF THE SIGN IS 7' ABOVE THE
ADJACENT EDGE OF ROADWAY GRADE.

4. ALL PAVEMENT MARKINGS SHALL BE INSTALLED
WITH SLIP RESISTANT PAINT.

5. ALL FDC'S SHALL INCLUDE SIGNAGE THAT
IDENTIFIES THE ADDRESS OF THE BUILDING
THEY SERVE IN ACCORDANCE WITH THE CITY OF
COCONUT CREEK STANDARDS

SIDEWALK, PAVEMENT
AND CURBING NOTES:
1. ALL CONCRETE SIDEWALKS LOCATED WITHIN DRIVEWAY

CURB RETURNS AND WITHIN PUBLIC RIGHT-OF-WAY
SHALL BE 6" IN THICKNESS AND ALL SIDEWALKS ON-SITE
SHALL BE 4" IN THICKNESS UNLESS OTHERWISE NOTED.

2. ALL SIDEWALKS, PAVEMENT AND CURBING SHALL BE
DESIGNED PURSUANT TO THE CITY OF COCONUT CREEK
STANDARD DETAIL WHEN APPLICABLE.
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PROP. ADA
PARKING PVM'T
MARKINGS (TYP.)

PROP. FTP-21-06
(TYP.)

PROP. ADA
PARKING PVM'T

MARKINGS (TYP.) PROP. FTP-21-06 (TYP.)

PROP. FTP-21-06 (TYP.)

PROP. ADA
PARKING PVM'T

MARKINGS (TYP.)
PROP.
FTP-21-06
(TYP.)

PROP. FTP-21-06 (TYP.)

PROP. FIRE
HYDRANT (TYP.) PROP. FIRE

HYDRANT
(TYP.)

PROP. BLDG. COLUMN (TYP.)

4'

4' MIN.

4'

PAVERS  (TYP.)

PROP. CONC.
PAVERS  (TYP.)

8'

5'

5'

6'

PROP. CONC. PAVERS (TYP.)

PROP. CONC.
PAVERS  (TYP.)

8' 8' 8'

6'

28'
7.53' BUILDING

SETBACK

PROP. W/W RPM
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SITE PLAN

C-1.2

MATCH LINE SEE SHEET C-1.1

1"= 30'

0 307.51530

HATCH LEGEND

PROPOSED PAVERS
(SEE HARDSCAPE PLANS

FOR DETAILS)

PROPOSED
CONCRETE

(SEE CROSS SECTIONS
FOR DETAILS)
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Call 811 or visit sunshine811.com two full
business days before digging to have
buried facilities located and marked.

Check positive response codes before you dig!

Sunshine

MAINSTREET
COCONUT CREEK

BLOCK 3

SCHMIER
PROPERTY

GROUP

COCONUT CREEK
FLORIDA

F220076
CAD
MAT

06/05/2024

FLORIDA BUSINESS CERT. OF AUTH. No. 27528
August 15, 2024

DATUM NOTE:
ALL ELEVATIONS ARE BASED ON
NORTH AMERICAN VERTICAL
DATUM OF 1988 (NAVD 88).

LEGEND

CR-x CURB RAMP TYPE PER FDOT
STD, PLANS, INDEX 522-02

R1-1 STOP SIGN
R3-1 NO RIGHT TURN
R3-5R RIGHT TURN ONLY
R5-1 DO NOT ENTER SIGN
R6-1L ONE WAY SIGN
DY DOUBLE YELLOW
Y YELLOW
W WHITE
* THERMOPLASTIC
R/R RED/RED RPM
W/W WHITE/WHITE RPM
B/B BLUE/BLUE RPM

FIRE HYDRANT BOLLARDS NOTE:
FOUR (4) BOLLARDS HAVE BEEN SHOWN AROUND EACH PROPOSED FIRE
HYDRANT AS REFERENCE FOR CITY STAFF. AT THE TIME OF
CONSTRUCTION, ONLY BOLLARDS DETERMINED TO BE REQUIRED BY THE
ENGINEERING DEPARTMENT SHALL BE INSTALLED.

FDC NOTE:
WHEN INSTALLED, FDC'S SHALL BE LABELED WITH THE
ADDRESS THAT THEY SERVE PURSUANT TO THE CITY'S
FIRE DEPARTMENT STANDARDS AND APPROVAL.

PAVEMENT MARKINGS
& SIGNAGE NOTES:
1. ALL PAVEMENT MARKINGS AND SIGNAGE SHALL

BE IN ACCORDANCE WITH THE LATEST EDITION
OF THE MANUAL ON UNIFORM TRAFFIC CONTROL
DEVICES (MUTCD) AND THE LATEST CITY OF
COCONUT CREEK STANDARD DETAILS AND
SPECIFICATIONS.

2. ALL PROPOSED THERMOPLASTIC PAVEMENT
MARKINGS SHALL BE PER FDOT AND THE CITY OF
COCONUT CREEK STANDARDS AND
SPECIFICATIONS.

3. ALL SIGNS TO BE MOUNTED SUCH THAT THE
BOTTOM OF THE SIGN IS 7' ABOVE THE
ADJACENT EDGE OF ROADWAY GRADE.

4. ALL PAVEMENT MARKINGS SHALL BE INSTALLED
WITH SLIP RESISTANT PAINT.

5. ALL FDC'S SHALL INCLUDE SIGNAGE THAT
IDENTIFIES THE ADDRESS OF THE BUILDING
THEY SERVE IN ACCORDANCE WITH THE CITY OF
COCONUT CREEK STANDARDS

SIDEWALK, PAVEMENT
AND CURBING NOTES:
1. ALL CONCRETE SIDEWALKS LOCATED WITHIN DRIVEWAY

CURB RETURNS AND WITHIN PUBLIC RIGHT-OF-WAY
SHALL BE 6" IN THICKNESS AND ALL SIDEWALKS ON-SITE
SHALL BE 4" IN THICKNESS UNLESS OTHERWISE NOTED.

2. ALL SIDEWALKS, PAVEMENT AND CURBING SHALL BE
DESIGNED PURSUANT TO THE CITY OF COCONUT CREEK
STANDARD DETAIL WHEN APPLICABLE.

CITY OF COCONUT CREEK
FIRE DEPARTMENT NOTES:
1. FIRE DEPARTMENT ACCESS ROADS SHALL BE PROVIDED AT THE START OF A

BLOCK OR SECTION AND SHALL BE MAINTAINED THROUGHOUT CONSTRUCTION
(NFPA 1-16.1.4).

2. FIRE ACCESS ROADS SHALL BE AT LEAST 20-FEET WIDE (NFPA 1-18.2.3.5.1.1).

3. FIRE DEPARTMENT ACCESS ROADS SHALL BE DESIGNED AND MAINTAINED TO
SUPPORT THE IMPOSED LOADS OF FIRE APPARATUS AND SHALL BE PROVIDED
WITH AN ALL-WEATHER DRIVING SURFACE (NFPA 1-18.2.3.5.2) 60,000 POUNDS.

4. WATER SUPPLY FOR FIRE PROTECTION, EITHER TEMPORARY OR PERMANENT,
SHALL BE MADE AVAILABLE AS SOON AS COMBUSTIBLE MATERIAL ACCUMULATES
(NFPA 241-8.7.2.1).

5. WHERE UNDERGROUND WATER MAINS AND HYDRANTS ARE PROVIDED, THEY
SHALL BE INSTALLED, COMPLETED, AND IN SERVICE PRIOR TO COMMENCING
CONSTRUCTION WORK ON ANY STRUCTURE (NFPA 241.8.7.2.3)



Assumptions:
Service Rate = 0.75 minutes per vehicle
Peak Hour Traffic = 122 inbound vehicles
Drive thru rate = 50% of visitors use drive thru
Volume = 61 veh/hr

Probability of the queue occurring 95% of the time

Calculations
Q = 60 min/hr = 80 veh/hr

0.75 min/veh

ρ = 61 veh/hr = 0.76
80 veh/hr

Queue = = 9.916 veh

Assumptions:
Service Rate = 0.75 minutes per vehicle
Peak Hour Traffic = 55 inbound vehicles
Drive thru rate = 50% of visitors use drive thru
Volume = 28 veh/hr

Probability of the queue occurring 95% of the time

Calculations
Q = 60 min/hr = 80 veh/hr

0.75 min/veh

ρ = 27.5 veh/hr = 0.34
80 veh/hr

Queue = = 1.777 veh

AM Peak Hour

PM Peak Hour

TABLE 4: DRIVE THROUGH QUEUE CALCULATIONS

LN 0.05 −LN 0.51
LN 0.51

LN 0.05 −LN 0.23
LN 0.23
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PROPOSED PAVERS
(SEE HARDSCAPE PLANS

FOR DETAILS)

PROPOSED
CONCRETE

(SEE CROSS SECTIONS
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Call 811 or visit sunshine811.com two full
business days before digging to have
buried facilities located and marked.

Check positive response codes before you dig!

Sunshine

MAINSTREET
COCONUT CREEK

BLOCK 3

SCHMIER
PROPERTY

GROUP

COCONUT CREEK
FLORIDA

F220076
CAD
MAT

06/05/2024

FLORIDA BUSINESS CERT. OF AUTH. No. 27528
May 13, 2025

CITY OF COCONUT CREEK
FIRE DEPARTMENT NOTES:
1. FIRE DEPARTMENT ACCESS ROADS SHALL BE PROVIDED AT THE START OF A

BLOCK OR SECTION AND SHALL BE MAINTAINED THROUGHOUT CONSTRUCTION
(NFPA 1-16.1.4).

2. FIRE ACCESS ROADS SHALL BE AT LEAST 20-FEET WIDE (NFPA 1-18.2.3.5.1.1).

3. FIRE DEPARTMENT ACCESS ROADS SHALL BE DESIGNED AND MAINTAINED TO
SUPPORT THE IMPOSED LOADS OF FIRE APPARATUS AND SHALL BE PROVIDED
WITH AN ALL-WEATHER DRIVING SURFACE (NFPA 1-18.2.3.5.2) 60,000 POUNDS.

4. WATER SUPPLY FOR FIRE PROTECTION, EITHER TEMPORARY OR PERMANENT,
SHALL BE MADE AVAILABLE AS SOON AS COMBUSTIBLE MATERIAL ACCUMULATES
(NFPA 241-8.7.2.1).

5. WHERE UNDERGROUND WATER MAINS AND HYDRANTS ARE PROVIDED, THEY
SHALL BE INSTALLED, COMPLETED, AND IN SERVICE PRIOR TO COMMENCING
CONSTRUCTION WORK ON ANY STRUCTURE (NFPA 241.8.7.2.3)

FIRE HYDRANT BOLLARDS NOTE:
FOUR (4) BOLLARDS HAVE BEEN SHOWN AROUND EACH PROPOSED FIRE
HYDRANT AS REFERENCE FOR CITY STAFF. AT THE TIME OF
CONSTRUCTION, ONLY BOLLARDS DETERMINED TO BE REQUIRED BY THE
ENGINEERING DEPARTMENT SHALL BE INSTALLED.

FDC NOTE:
WHEN INSTALLED, FDC'S SHALL BE LABELED WITH THE
ADDRESS THAT THEY SERVE PURSUANT TO THE CITY'S
FIRE DEPARTMENT STANDARDS AND APPROVAL.

LEGEND

CR-x CURB RAMP TYPE PER FDOT
STD, PLANS, INDEX 522-02

R1-1 STOP SIGN
R3-1 NO RIGHT TURN
R3-5R RIGHT TURN ONLY
R5-1 DO NOT ENTER SIGN
R6-1L ONE WAY SIGN
DY DOUBLE YELLOW
Y YELLOW
W WHITE
* THERMOPLASTIC
R/R RED/RED RPM
W/W WHITE/WHITE RPM
B/B BLUE/BLUE RPM

PAVEMENT MARKINGS
& SIGNAGE NOTES:
1. ALL PAVEMENT MARKINGS AND SIGNAGE SHALL

BE IN ACCORDANCE WITH THE LATEST EDITION
OF THE MANUAL ON UNIFORM TRAFFIC CONTROL
DEVICES (MUTCD) AND THE LATEST CITY OF
COCONUT CREEK STANDARD DETAILS AND
SPECIFICATIONS.

2. ALL PROPOSED THERMOPLASTIC PAVEMENT
MARKINGS SHALL BE PER FDOT AND THE CITY OF
COCONUT CREEK STANDARDS AND
SPECIFICATIONS.

3. ALL SIGNS TO BE MOUNTED SUCH THAT THE
BOTTOM OF THE SIGN IS 7' ABOVE THE
ADJACENT EDGE OF ROADWAY GRADE.

4. ALL PAVEMENT MARKINGS SHALL BE INSTALLED
WITH SLIP RESISTANT PAINT.

5. ALL FDC'S SHALL INCLUDE SIGNAGE THAT
IDENTIFIES THE ADDRESS OF THE BUILDING
THEY SERVE IN ACCORDANCE WITH THE CITY OF
COCONUT CREEK STANDARDS

SIDEWALK, PAVEMENT
AND CURBING NOTES:
1. ALL CONCRETE SIDEWALKS LOCATED WITHIN DRIVEWAY

CURB RETURNS AND WITHIN PUBLIC RIGHT-OF-WAY
SHALL BE 6" IN THICKNESS AND ALL SIDEWALKS ON-SITE
SHALL BE 4" IN THICKNESS UNLESS OTHERWISE NOTED.

2. ALL SIDEWALKS, PAVEMENT AND CURBING SHALL BE
DESIGNED PURSUANT TO THE CITY OF COCONUT CREEK
STANDARD DETAIL WHEN APPLICABLE.
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Call 811 or visit sunshine811.com two full
business days before digging to have
buried facilities located and marked.

Check positive response codes before you dig!

Sunshine

MAINSTREET
COCONUT CREEK

BLOCK 3

SCHMIER
PROPERTY

GROUP

COCONUT CREEK
FLORIDA

F220076
CAD
MAT

06/05/2024

FLORIDA BUSINESS CERT. OF AUTH. No. 27528
May 13, 2025

DATUM NOTE:
ALL ELEVATIONS ARE BASED ON
NORTH AMERICAN VERTICAL
DATUM OF 1988 (NAVD 88).

LEGEND

CR-x CURB RAMP TYPE PER FDOT
STD, PLANS, INDEX 522-02

R1-1 STOP SIGN
R3-1 NO RIGHT TURN
R3-5R RIGHT TURN ONLY
R5-1 DO NOT ENTER SIGN
R6-1L ONE WAY SIGN
DY DOUBLE YELLOW
Y YELLOW
W WHITE
* THERMOPLASTIC
R/R RED/RED RPM
W/W WHITE/WHITE RPM
B/B BLUE/BLUE RPM

FIRE HYDRANT BOLLARDS NOTE:
FOUR (4) BOLLARDS HAVE BEEN SHOWN AROUND EACH PROPOSED FIRE
HYDRANT AS REFERENCE FOR CITY STAFF. AT THE TIME OF
CONSTRUCTION, ONLY BOLLARDS DETERMINED TO BE REQUIRED BY THE
ENGINEERING DEPARTMENT SHALL BE INSTALLED.

FDC NOTE:
WHEN INSTALLED, FDC'S SHALL BE LABELED WITH THE
ADDRESS THAT THEY SERVE PURSUANT TO THE CITY'S
FIRE DEPARTMENT STANDARDS AND APPROVAL.

PAVEMENT MARKINGS
& SIGNAGE NOTES:
1. ALL PAVEMENT MARKINGS AND SIGNAGE SHALL

BE IN ACCORDANCE WITH THE LATEST EDITION
OF THE MANUAL ON UNIFORM TRAFFIC CONTROL
DEVICES (MUTCD) AND THE LATEST CITY OF
COCONUT CREEK STANDARD DETAILS AND
SPECIFICATIONS.

2. ALL PROPOSED THERMOPLASTIC PAVEMENT
MARKINGS SHALL BE PER FDOT AND THE CITY OF
COCONUT CREEK STANDARDS AND
SPECIFICATIONS.

3. ALL SIGNS TO BE MOUNTED SUCH THAT THE
BOTTOM OF THE SIGN IS 7' ABOVE THE
ADJACENT EDGE OF ROADWAY GRADE.

4. ALL PAVEMENT MARKINGS SHALL BE INSTALLED
WITH SLIP RESISTANT PAINT.

5. ALL FDC'S SHALL INCLUDE SIGNAGE THAT
IDENTIFIES THE ADDRESS OF THE BUILDING
THEY SERVE IN ACCORDANCE WITH THE CITY OF
COCONUT CREEK STANDARDS

SIDEWALK, PAVEMENT
AND CURBING NOTES:
1. ALL CONCRETE SIDEWALKS LOCATED WITHIN DRIVEWAY

CURB RETURNS AND WITHIN PUBLIC RIGHT-OF-WAY
SHALL BE 6" IN THICKNESS AND ALL SIDEWALKS ON-SITE
SHALL BE 4" IN THICKNESS UNLESS OTHERWISE NOTED.

2. ALL SIDEWALKS, PAVEMENT AND CURBING SHALL BE
DESIGNED PURSUANT TO THE CITY OF COCONUT CREEK
STANDARD DETAIL WHEN APPLICABLE.

CITY OF COCONUT CREEK
FIRE DEPARTMENT NOTES:
1. FIRE DEPARTMENT ACCESS ROADS SHALL BE PROVIDED AT THE START OF A

BLOCK OR SECTION AND SHALL BE MAINTAINED THROUGHOUT CONSTRUCTION
(NFPA 1-16.1.4).

2. FIRE ACCESS ROADS SHALL BE AT LEAST 20-FEET WIDE (NFPA 1-18.2.3.5.1.1).

3. FIRE DEPARTMENT ACCESS ROADS SHALL BE DESIGNED AND MAINTAINED TO
SUPPORT THE IMPOSED LOADS OF FIRE APPARATUS AND SHALL BE PROVIDED
WITH AN ALL-WEATHER DRIVING SURFACE (NFPA 1-18.2.3.5.2) 60,000 POUNDS.

4. WATER SUPPLY FOR FIRE PROTECTION, EITHER TEMPORARY OR PERMANENT,
SHALL BE MADE AVAILABLE AS SOON AS COMBUSTIBLE MATERIAL ACCUMULATES
(NFPA 241-8.7.2.1).

5. WHERE UNDERGROUND WATER MAINS AND HYDRANTS ARE PROVIDED, THEY
SHALL BE INSTALLED, COMPLETED, AND IN SERVICE PRIOR TO COMMENCING
CONSTRUCTION WORK ON ANY STRUCTURE (NFPA 241.8.7.2.3)
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3' X (0.75 X 20') = 45 SF

3' X (0.75 X 100') = 225 SF ALLOWED

3' X (0.75 X 20') = 45 SF 3' X (0.75 X 20') = 45 SF 3' X (0.75 X 20') = 45 SF 3' X (0.75 X 20') = 45 SF

3' X 15' = 45 SF3' X 15' = 45 SF3' X 15' = 45 SF3' X 15' = 45 SF3' X 15' = 45 SF
3' X 15' = 45 SF

3' X (0.75 X 70') = 157.50 SF ALLOWED

225 SF TOTAL SIGNAGE SHOWN, SEE 1/A3.4 FOR CALCS.

3' X (0.75 X 100') = 225 SF TOTAL SIGNAGE ALLOWED

1. DIAGONAL HATCH AREA FOR SIGNAGE LOCATIONAL PURPOSES ONLY TO ILLUSTRATE THE 
GENERAL LOCATION WHERE THE SIGN WILL BE PLACED ON THE FACADE. SIGN COPY PER 
MASTER SIGN PLAN. SEPARATE BUILDING PERMIT REQUIRED.

2. SEPARATE BUILDING AND SIGN PERMITS REQUIRED FOR ALL SIGNS.

3. ANY FUTURE WORK PERFORMED WHERE A SUITE, AS ILLUSTRATED ON THIS PLAN, IS BROKEN 
INTO MULTIPLE SMALLER SUITES THROUGH THE BUILDING PERMIT PROCESS AND RECEIVES A 
NEW SEPARATE SUITE NUMBER(S), THE SIGNAGE ALLOCATED ON THIS PLAN SHALL BE 
PROPORTIONALLY SPLIT BETWEEN THE NEW SUITES ON THAT BUILDING FRONTAGE.

4. EXISTING SIGN DIMENSIONS LISTED ARE APPROXIMATED.

NOTE: ALL SIGNS ARE 3'-0" H, U.N.O.

3' X 15' = 45 SF

3' X (0.75 X 70') = 157.50 SF ALLOWED
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