
 

 

 
 
 

 Chick-Fil-A at Village Shoppes of Coconut Creek   

 Special Land Use Justification & Narrative  

Chick-Fil-A, Inc. (“CFA”) is currently proposing to develop a +/- 4,151 square foot single story 
Chick-Fil-A restaurant including drive through facilities on a +/- 1.09 acre pad (“CFA Pad”) within 
the Village Shoppes of Coconut Creek shopping center located at 4690 N. State Road 7, which is 
generally located on the northeast corner of Wiles Road and N. State Road 7 (“Shopping Center”) 
in the City of Coconut Creek (“City”).  The Shopping Center is zoned PCD, Planned Commerce 
District, and the underlying land use is C and EC, Commercial and Employment Center.  The CFA 
Pad is currently a vacant pad located within the boundaries of the Shopping Center.  The 
Shopping Center consists of +/- 53,706 square feet of mixed uses located on a +/- 6 acre parcel 
identified by the Broward County Property Appraiser as Folio No. 484218150010 and governed 
by the Village Shoppes of Coconut Creek Planned Commerce District (“PCD”) as approved by the 
City Commission on August 23, 2007 via Ordinance No. 2007-011.  The Shopping Center is 
adjacent to a Chevron gas station identified by the Broward County Property Appraiser as Folio 
No. 484218100010.  Pursuant to the PCD, the CFA Pad was previously designated for a bank with 
four (4) drive-through lanes and a bypass lane.  CFA is now requesting Special Land Use approval 
to allow for the aforementioned Chick-Fil-A restaurant with an associated drive-through facility.  
The CFA Pad and the Shopping Center will share parking. 

An analysis of the parking supply, parking demand and site circulation has been performed 
considering the existing hourly parking demand of the Shopping Center, the projected demand 
associated with the currently vacant retail space, and the projected hourly demand of the 
proposed Chick-fil-A (based upon the hourly parking demands at the Deerfield Beach Chick-fil-A).  
The results of this “time-of-day” parking indicate that the Shopping Center will have an adequate 
parking supply to accommodate the proposed Chick-fil-A and the subject Shopping Center at full 
occupancy. 

The parking supply for the proposed Chick-fil-A is 55 parking spaces.  This parking supply for the 
proposed Chick-fil-A is expected to be adequate to meet the peak demand with additional 
parking spaces available for the remainder of the Shopping Center.  It is also noted that the 
proposed Chick-fil-A will have a building area of +/- 4,151 square feet.  Of this area, +/- 1,951 
square feet will be considered “customer service area” while the remaining +/- 2,200 square feet 
will be considered “non-customer service area”.  Of particular interest to this analysis is the fact 
that less than half of the building area will be considered “customer service area”. 



 

 

The resulting parking supply for the Shopping Center (including the proposed Chick-fil-A) will be 
242 parking spaces.  At full occupancy, this Shopping Center and the proposed Chick-fil-A are 
projected to exhibit a peak parking demand of 241 parking spaces.  As a result, the subject 
Shopping Center is expected to have an adequate parking supply during the peak periods.    

Pursuant to Section 13-355(c)(3)(i) – PCD, Planned Commerce District Generally of the City’s Land 
Development Code (“Code”), drive-through facilities require special land use approval to ensure 
proper location and stacking capability.  Further, Section 13-35 – Special Land Use of the Code 
provides the standards for special land use approval.  As discussed in greater detail below, the 
proposed drive-through facility complies with Section 13-35.  In particular, CFA will demonstrate 
the following:  that the proposed Chick-Fil-A restaurant drive-through facility (1) will be in 
harmony with nearby uses permitted under Article III of Chapter 13; (2) will use will be in 
harmony with nearby existing uses; (3) will 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; (4) 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; (5) will contribute to the 
economic stability of the community; (6) 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 
this chapter or some other special land use permitted on the site; (7) will not result in more 
intensive development than what is approved by the land use element of the comprehensive 
plan; and (8) will be consistent with goals, objectives, and policies of the comprehensive plan. 

Further, CFA will demonstrate the following: that the proposed Chick-Fil-A drive-through facility 
(1) will not reduce the level of service provided on any street to a lower level than would result 
from a development permitted by right; (2) will not result in a significantly greater amount of 
through traffic on local streets than would result from a development permitted by right; (3) 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; (4) 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; (5) will not demand greater municipal public safety 
services exceeding the demand resulting from a development permitted by right; and (6) will be 
compatible with the overall intensity and scale of uses on the site and is appropriate given the 
adequacy of proposed buffers and setbacks and the land uses of surrounding properties.  

 

(1) The proposed drive-through special land use will be in harmony with nearby uses permitted 
under Article III of Chapter 13. 

The Shopping Center is currently zoned PCD and is governed by the Village Shoppes of Coconut 
Creek Planned Commerce District as approved by the City Commission on August 23, 2007 via 
Ordinance No. 2007-011.  The Shopping Center will remain zoned PCD which is consistent and 
compatible with adjacent PCD, PUD and B-2 zoning designations and consistent with the 



 

 

proposed development plan and permitted uses approved for the PCD by the City Commission.  
Specifically, the PCD approved restaurant use on Parcel/Tract B of the Alexander-Young Plat 
which is the parcel/tract where the Chick-Fil-A restaurant will be located.  The CFA Pad was 
previously designated for a bank with four (4) drive-through lanes and a bypass lane.  CFA is now 
requesting to reduce the previously proposed drive-through facility, as shown on the approved 
PCD, to allow for the aforementioned development of a Chick-Fil-A restaurant with two (2) drive-
through stacking lanes providing for a substantial stacking capacity of approximately twenty-four 
(24) vehicles.  

 

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

The Shopping Center is currently zoned PCD and is governed by the Village Shoppes of Coconut 
Creek Planned Commerce District as approved by the City Commission on August 23, 2007 via 
Ordinance No. 2007-011.  The Shopping Center will remain zoned PCD which is consistent and 
compatible with adjacent PCD, PUD and B-2 zoning designations and consistent with the 
proposed development plan and permitted uses approved for the PCD by the City Commission.  
The CFA Pad was previously designated for a bank with four (4) drive-through lanes and a bypass 
lane.  CFA is now requesting to reduce the previously proposed drive-through facility, as shown 
on the approved PCD, to allow for the aforementioned development of a Chick-Fil-A restaurant 
with two (2) drive-through stacking lanes providing for a substantial stacking capacity of 
approximately twenty-four (24) vehicles.  As discussed in detail above, the parking supply for the 
Shopping Center (including the proposed Chick-fil-A) will be 242 parking spaces.  At full 
occupancy, the Shopping Center and the proposed Chick-fil-A are projected to exhibit a peak 
parking demand of 241 parking spaces.  As a result, the subject Shopping Center is expected to 
have an adequate parking supply during the peak periods.    

 

(3) The proposed drive-through special land use will 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. 

Pursuant to the PCD, the CFA Pad was originally designed to contain four (4) drive-through lanes 
and a bypass lane with stacking for approximately ten (10) vehicles, which was approved by the 
City Commission.  The proposed Chick-Fil-A provides a much more modern and efficient design 
which contains two (2) stacking lanes but accommodates a substantial stacking capacity of 
approximately twenty-four (24) vehicles.  Therefore, the proposed drive-through facility is even 
more compatible with the surrounding and adjacent Shopping Center uses when compared to 
the previously approved bank use pursuant to the PCD.  Pursuant to the analysis of the parking 
supply and parking demand that considered the existing hourly parking demand of the Shopping 
Center, the projected demand associated with the currently vacant retail space, and the 



 

 

projected hourly demand of the proposed Chick-fil-A (based upon the hourly parking demands 
at the Deerfield Beach Chick-fil-A), the Shopping Center will have an adequate parking supply to 
accommodate the proposed Chick-fil-A and the subject Shopping Center at full occupancy. 

   

(4) The proposed drive-through 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 Chick-Fil-A restaurant and the associated drive-through facility will only enhance 
the dining options for adjacent property owners and Chick-Fil-A has proven to be a welcome asset 
to the communities they serve.  The proposed drive-through 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 as the CFA Pad is currently vacant and 
underutilized.  Further, the CFA Pad was previously approved for a drive-through facility pursuant 
to the PCD.   

 

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

The CFA Pad is currently vacant and underutilized.  The proposed Chick-Fil-A restaurant and the 
associated drive-through facility will create additional jobs for the community and place a vacant 
property on the City’s tax roll which will contribute to the economic stability of the community.  

 

(6) The proposed drive-through 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 Shopping Center is currently zoned PCD and is governed by the Village Shoppes of Coconut 
Creek Planned Commerce District as approved by the City Commission on August 23, 2007 via 
Ordinance No. 2007-011.  The Shopping Center will remain zoned PCD which is consistent and 
compatible with adjacent PCD, PUD and B-2 zoning designations and consistent with the 
proposed development plan and permitted uses approved for the PCD by the City Commission.  
The CFA Pad was previously designated for a bank with four (4) drive-through lanes and a bypass 
lane.  CFA is now requesting to reduce the previously proposed drive-through facility, as shown 
on the approved PCD, to allow for the aforementioned development of a Chick-Fil-A restaurant 
with two (2) drive-through stacking lanes providing for a substantial stacking capacity of 
approximately twenty-four (24) vehicles.  Chick-Fil-A is a well-liked restaurant and the public will 
benefit greatly from its presence in the Shopping Center and in the Coconut Creek community.  
Further, the proposed drive-through stacking capacity and the results of the parking analysis 



 

 

demonstrate that the proposed drive-through special land use will not decrease public benefit or 
increase undesirable impacts.   

 

(7) The proposed drive-through special land use will not result in more intensive development than 
what is approved by the land use element of the comprehensive plan. 

The Shopping Center is currently zoned PCD and is governed by the Village Shoppes of Coconut 
Creek Planned Commerce District as approved by the City Commission on August 23, 2007 via 
Ordinance No. 2007-011.  The Shopping Center will remain zoned PCD which is consistent and 
compatible with adjacent PCD, PUD and B-2 zoning designations and consistent with the 
proposed development plan and permitted uses approved for the PCD by the City Commission.  
The CFA Pad was previously designated for a bank with four (4) drive-through lanes and a bypass 
lane.  CFA is now requesting to reduce the previously proposed drive-through facility, as shown 
on the approved PCD, to allow for the aforementioned development of a Chick-Fil-A restaurant 
with two (2) drive-through stacking lanes providing for a substantial stacking capacity of 
approximately twenty-four (24) vehicles.   

 

(8) The proposed drive-through special land use will be consistent with goals, objectives, and 
policies of the comprehensive plan. 

The PCD was previously determined to be in compliance with the City’s Comprehensive Plan as 
evidenced by the City Commission’s approval of the PCD on August 23, 2007.  Further, the PCD 
approved restaurant use within the Shopping Center and specifically on Parcel/Tract B of the 
Alexander-Young Plat which is the parcel/tract where the Chick-Fil-A restaurant will be located.  
As such, the PCD Amendment/Rezoning is not contrary to the Comprehensive Plan.   

 

Additionally, competent substantial evidence supports the City’s approval of the requested 
Chick-Fil-A restaurant drive-through special land use as follows: 

(1) The proposed drive-through 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 PCD was previously determined to be in compliance with the City’s Comprehensive Plan, 
Code and required levels of services as evidenced by the City Commission’s approval of the PCD 
on August 23, 2007.  Further, the PCD approved restaurant use within the Shopping Center and 
specifically on Parcel/Tract B of the Alexander-Young Plat which is the parcel/tract where the 
Chick-Fil-A restaurant will be located.  The Chick-Fil-A drive-through use will not alter the existing 
uses currently developed within the Shopping Center and previously approved by the PCD except 
that the previously proposed bank use, with four (4) drive-through stacking lanes and a bypass 
lane, will now be restaurant use, with two (2) drive-through stacking lanes providing more than 



 

 

double the stacking capacity of the previously proposed bank for greater efficiency and traffic 
circulation (both internal and external to the site).  Therefore, the proposed drive-through 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. 

 

(2) The proposed drive-through 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 PCD was previously determined to be in compliance with the City’s Comprehensive Plan, 
Code and required levels of services as evidenced by the City Commission’s approval of the PCD 
on August 23, 2007.    Further, the PCD approved restaurant use within the Shopping Center and 
specifically on Parcel/Tract B of the Alexander-Young Plat which is the parcel/tract where the 
Chick-Fil-A restaurant will be located.  The Chick-Fil-A drive-through use will not alter the existing 
uses currently developed within the Shopping Center and previously approved by the PCD except 
that the previously proposed bank use, with four (4) drive-through stacking lanes and a bypass 
lane, will now be restaurant use, with two (2) drive-through stacking lanes providing more than 
double the stacking capacity of the previously proposed bank for greater efficiency and traffic 
circulation (both internal and external to the site).  The parking analysis determined that the 
resulting parking supply for the Shopping Center (including the proposed Chick-fil-A) will be 242 
parking spaces.  Therefore, the proposed drive-through will not result in a significantly greater 
amount of through traffic on local streets than would result from a development permitted by 
right.  Further, at full occupancy, this Shopping Center and the proposed Chick-fil-A are projected 
to exhibit a peak parking demand of 241 parking spaces.  As a result, the subject Shopping Center 
is expected to have an adequate parking supply during the peak periods.    

 

(3) The proposed drive-through 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 is consistent with the previously approved PCD and therefore 
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. 

 

(4) The proposed drive-through 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 use is consistent with the previously approved PCD and therefore 
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. 



 

 

 

(5) The proposed drive-through use will not demand greater municipal public safety services 
exceeding the demand resulting from a development permitted by right. 

The Shopping Center is substantially developed and built out.  Further, the PCD approved 
restaurant use and a drive-through within the Shopping Center and specifically on Parcel/Tract B 
of the Alexander-Young Plat which is the parcel/tract where the Chick-Fil-A restaurant will be 
located.  The Chick-Fil-A drive-through use will not demand greater municipal public safety 
services exceeding the demand resulting from a development permitted by right. 

 

(6) The proposed drive-through use will be compatible with the overall intensity and scale of uses 
on the site and is appropriate given the adequacy of proposed buffers and setbacks and the land 
uses of surrounding properties. 

The PCD was previously determined to be in compliance with the City’s Comprehensive Plan, 
Code and required levels of services as evidenced by the City Commission’s approval of the PCD 
on August 23, 2007.    Further, the PCD approved restaurant use and drive-through use within 
the Shopping Center and specifically on Parcel/Tract B of the Alexander-Young Plat which is the 
parcel/tract where the Chick-Fil-A restaurant will be located.  The Chick-Fil-A drive-through use 
will not alter the existing uses currently developed within the Shopping Center and previously 
approved by the PCD except that the previously proposed bank use, with four (4) drive-through 
stacking lanes and a bypass lane, will now be restaurant use, with two (2) drive-through stacking 
lanes providing more than double the stacking capacity of the previously proposed bank for 
greater efficiency and traffic circulation (both internal and external to the site).  Therefore, the 
proposed drive-through use is compatible with the overall intensity and scale of uses on the site 
and is appropriate given the adequacy of proposed buffers and setbacks and the land uses of 
surrounding properties. 
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13 August 2018 
 
Liz Aguiar, Principal Planner 
City of Coconut Creek 
4800 W. Copans Road 
Coconut Creek, FL 33063 
954-973-6756; LAguiar@coconutcreek.net 
 
Project:   Chick-Fil-A #03841 
     4670 North State Road 7, Coconut Creek  
     Special Land Use Application #: 17110007 
 
 
Bowman Consulting is in receipt of the Development Review Committee’s comments regarding the 
Special Land Use application for the proposed Chick-Fil-A restaurant in the City of Coconut Creek. We 
respectfully submit the following responses to your comments: 
 
BUILDING DEPARTMENT  
Sean Flanagan - Chief Structural Inspector - sflanagan@coconutcreek.net, (954) 973-6750 
 
1. Approved; This approval shall not imply full compliance with the Florida Building Code. Submittal of 

a building permit application and plans are required for review for a building permit. 
 

Response: acknowledged. 
 
ENGINEERING DEPARTMENT  
Krishan Kandial – Engineer I - KKandial@coconutcreek.net, (954) 973-6786 
 
PASSED WITH CONDTIONS 
1. All City Engineering requirements including but not limited to water, wastewater, paving, drainage 

and transportation etc., shall be met at the time of site plan and Final Engineering plans review.  
 

2. Building and Engineering permit applications will not be approved or issued subsequent to the 
applicant addressing all engineering site plan/rezoning comments satisfactorily.  
 

3. Advisory Note: engineering plans approval and engineering permitting are required prior building 
permit review and approval.   
 

Response: acknowledged. 
 
FIRE DEPARTMENT  
Jeff Gary – Fire Marshal - jgary@coconutcreek.net, (954) 973-1563 
1. Approved. 

 
Response: acknowledged. 

 
PLANNING AND ZONING DEPARTMENT  
Linda Whitman – Senior Planner - lwhitman@coconutcreek.net, (954) 973-6756 
 
Hold; 
General comments 
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1. Restrictions:  Be advised that the Planning and Zoning Board and City Commission may place 
additional restrictions during the special land use approval process.   
  

2. Application Expiration:  Be advised that any DRC item continued or inactive for more than 6 months 
will be considered null and void and any application submitted will be treated as a new application 
with applicable fees.   
 

3. Approval Expiration:  Be advised that the special land use approval is valid for a period of 18 months 
from the City Commission approval date and applicant is permitted to extend the approval, one 
time, for a period of 12 months. 

 
Response: acknowledged; the site has been entirely re-designed to address parking and 
stacking concerns in coordination with Staff. 
 
Justification Comments  
 
4. Throughout the document, the pad is referenced as if it is a stand-alone area when it is actually 

the pad and plaza parking, which in the case of this particular application, is imperative to note. 
Change the wording throughout the document so that this distinction is clear. 

 
Response:  Acknowledged.  The justification statement has been revised accordingly.  
 
5. The intended use may generate more traffic than was planned for a bank. Discuss this and how 

this is either not an issue or is mitigated in some way. 
 
Response: The justification statement has been revised accordingly. 
 
6. Statement 1: The justification mentions several times that a restaurant was approved on the same 

parcel as the proposed CFA. This leads the reader to assume it’s the same pad, even though it is 
stated otherwise elsewhere. Clarify the statement to adequately address that the approved 
“restaurant” from 2007 became a cellular phone store while the CFA is replacing the approved 
bank location. 
 

Response: The justification statement has been revised accordingly. 
 
7. Statement 2: The discussion needs to include the harmony with the adjacent plaza uses. 
 
Response: The justification statement has been revised accordingly. 
 
8. Statement 3: CFA may create more traffic than the originally proposed bank. Reword the response 

to address this concern. 
 
Response: The justification statement has been revised accordingly. 
 
9. Statement 6: Stating that impacts to the site are actually decreased by the development of the 

CFA (over a bank) have not been adequately substantiated. Restate this in a way that is clear and 
responds appropriately to the required justification. 

 
Response: The justification statement has been revised accordingly. 
 
10. Statement 8: The justification mentions several times that a restaurant was approved on the same 

parcel as the proposed CFA. This leads the reader to assume it’s the same pad, even though it is 
stated otherwise elsewhere. Clarify the statement to address that the approved “restaurant” from 
2007 became a cellular phone store while the CFA is replacing the approved bank location.  

 
Response: The justification statement has been revised accordingly. 
 



 

11. Statement 1(second page): The justification mentions several times that a restaurant was 
approved on the same parcel as the proposed CFA. This leads the reader to assume it’s the same 
pad, even though it is stated otherwise elsewhere. Clarify the statement to address that the 
approved “restaurant” from 2007 became a cellular phone store while the CFA is replacing the 
approved bank location.  

 
Response: The justification statement has been revised accordingly. 
 
12. Statement 2: The justification mentions several times that a restaurant was approved on the same 

parcel as the proposed CFA. This leads the reader to assume it’s the same pad, even though it is 
stated otherwise elsewhere. Clarify the statement to address that the approved “restaurant” from 
2007 became a cellular phone store while the CFA is replacing the approved bank location.  

 
Response: The justification statement has been revised accordingly. 
 
13. Statement 6: The justification mentions several times that a restaurant was approved on the same 

parcel as the proposed CFA. This leads the reader to assume it’s the same pad, even though it is 
stated otherwise elsewhere. Clarify the statement to address that the approved “restaurant” from 
2007 became a cellular phone store while the CFA is replacing the approved bank location.  

 
Response: The justification statement has been revised accordingly. 
 
POLICE DEPARTMENT  
Brandi Delvecchio - Police Department - bdelvecchio@coconutcreek.net, (954) 956-6721 

1. Approved. 
 

Response: acknowledged. 
 

If you have any questions or require additional information, please do not hesitate to contact us, 
 
 

 
Jenny Baez | Project Coordinator 
Bowman Consulting 
 
13450 W. Sunrise Blvd, Suite 320, Sunrise, FL 33323 
Office: 954-314-8480 | mobile: 954-682-9014 
jbaez@bowmanconsulting.com | bowmanconsulting.com  
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