
 

 

 

 

TREASURE COAST REGIONAL PLANNING COUNCIL 

 

M E M O R A N D U M 

 

 

To: Council Members                               AGENDA ITEM 10 

 

From: Staff 

 

Date: February 19, 2016 Council Meeting 

 

Subject:  Local Government Comprehensive Plan Review 

 Draft Amendment to the City of Palm Beach Gardens Comprehensive Plan 

 Amendment No. 16-1ESR 

 

Introduction 

 

The Community Planning Act, Chapter 163, Florida Statutes, requires that the regional planning 

council review local government comprehensive plan amendments prior to their adoption. The 

regional planning council review and comments are limited to adverse effects on regional 

resources or facilities identified in the strategic regional policy plan (SRPP) and 

extrajurisdictional impacts that would be inconsistent with the comprehensive plan of any 

affected local government within the region. Council must provide any comments to the local 

government within 30 days of the receipt of the proposed amendments and must also send a copy 

of any comments to the state land planning agency. 

 

The amendment package from the City of Palm Beach Gardens contains a change to the Future 

Land Use Map and text changes to the Future Land Use Element of the comprehensive plan. 

This report includes a summary of the proposed amendment and Council comments. 

 

Summary of Proposed Amendment 

 

The proposed amendment is to change the future land use designation on 4,763 acres from Rural 

Residential (RR10) and Rural Residential (RR20) to Mixed Use Development (MXD), and to 

modify the location of the Urban Growth Boundary (UGB) to include this site. The subject 

property is the site of a proposed development known as Avenir. It is located on the north side of 

Northlake Boulevard, east of Grapeview Boulevard, west of Bay Hill Drive, and south of the 

Beeline Highway. Adjacent properties include the Acreage residential community to the south 

and southwest; former Mecca Farms property now owned by the South Florida Water 

Management District (SFWMD) to the west; Hungryland Slough Natural Area to the northwest; 

Caloosa residential community to the north; Sweetbay Natural Area and North Palm Beach 

County General Aviation Airport to the north, northeast and east; and Loxahatchee Slough 

Natural Area and Palm Beach Gardens Municipal Golf Course to the east. Also, there are 

significant vacant properties located adjacent to the Avenir site, including an approximate 100-
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acre rectangular site, known as the Spears Parcel, located about midway across the southern 

boundary of Avenir on the north side of Northlake Boulevard, and the Balsamo property located 

adjacent to the east side of the southeast corner of the Avenir property. The Avenir property is 

surrounded by land within unincorporated Palm Beach County, except for the boundaries 

adjacent to the Hungryland Slough Natural Area, Loxahatchee Slough Natural Area, and Palm 

Beach Gardens Municipal Golf Course. The area surrounding the subject site is generally low-

density residential development and conservation areas. 

 

The proposed amendment also includes a development intensity restriction on the Future Land 

Use Map, which indicates the Avenir Property MXD land use designation is limited to 3,000 

single-family units; 250 multi-family units; 1,940,000 square feet of professional office; 200,000 

square feet of medical office; 400,000 square feet of commercial; 300-room hotel; 20 acres of 

agriculture, a 55-acre park, a 60-acre civic/recreation parcel, a 15-acre police/fire/city annex 

parcel, and a 15-acre school site. The attached ordinance specifies the land use designation is 

limited to 3,735 single-family units and 1,800,000 square feet of professional office, but a 

memorandum in the amendment package indicates that at a January 6, 2016 Palm Beach Gardens 

City Council meeting the Council approved a modification to the notation on the Future Land 

Use Map to reduce the total single family units from 3,735 to 3,000 units and to increase the 

professional office use from 1,800,000 to 1,940,000 square feet. 

 

Additionally, the proposed amendment includes text changes to Objective 1.1.1, Policies 1.1.2.8, 

1.2.4.1.(a).2, and 1.2.4.4.(b) to modify the Urban Growth Boundary to include areas generally 

fronting Northlake Boulevard, east of the Hungryland Slough Natural Area, west of the 

Sweetbay Natural Area, and south of the Beeline Highway. 

 

The Avenir site is currently undeveloped with the majority of the property used for agriculture. 

The land covers include improved pasture with active cattle grazing, unimproved pasture, 

inactive row crops, and upland and wetland natural systems. Much of the central portion of the 

property has been impacted by drainage ditches and agricultural operations. Significant areas of 

upland and wetland natural systems exist in the extreme north, southwest and eastern portions of 

the property. Portions of the natural areas have been impacted by invasive exotic vegetation. The 

existing surface water management system consists of several drainage ditches that direct 

stormwater runoff to an existing outfall structure, which discharges to the C-18 Canal at the 

northwest portion of the property. 

 

Under the current Future Land Use designations of Rural Residential 10 and Rural Residential 

20, a total of 405 dwelling units are permitted on the property. The applicant for the subject 

property is proposing the Avenir Planned Community Development (PCD), a phased 20-year 

project, which is proposing clustered development with an overall residential density of 0.68 

dwelling units per acre. The 0.68 dwelling units per acre density is calculated by adding 3,000 

single family units to 250 multifamily units and divided by 4,763 acres. 

 

The Avenir PCD Master Plan, which was not submitted as part of the amendment materials, 

includes 2,407 acres (50.5 percent) proposed for preservation and restoration of historic 

hydrologic and wildlife connections between regional conservation land and natural areas. The 

city staff report indicates the proposed project intends to cluster development in the southern 
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portion of the property and provide the northern portion of the property for conservation, to be 

protected by a Conservation Preserve Lands Overlay on the City’s official Zoning Map, platting 

the conservation lands, and providing a separate Conservation Easement to be recorded in the 

public records of Palm Beach County. 

 

The proposed surface water management system is a series of cascading basins within the 

developed area, which will discharge into two cascading basins within the preservation and 

restoration areas. The amendment package materials indicate the preservation and restoration 

area will be designed to increase the stage and duration of the site’s natural hydroperiods to 

increase groundwater recharge, improve water quality, function as a wildlife corridor and trail 

system, and provide for improvement and protection of wildlife habitat. Stormwater runoff will 

be treated within the developed areas prior to discharge to the conservation area and will 

ultimately discharge to the C-18 Canal. The control elevation of the conservation area will be 

raised to restore the natural hydroperiod. 

 

A transportation analysis for the Avenir PCD indicates there are several transportation 

deficiencies in both the five-year short term and long-term analyses. In order to mitigate for the 

deficiencies, a program has been established, which includes land use strategies, roadway 

construction, transit improvements, and Transportation Demand Management (TDM) strategies.  

The city staff report indicates the Avenir PCD Master Plan proposes seven roadway connections 

on Northlake Boulevard and depicts the main spine roadway network. This roadway network 

includes sidewalks and bikeways along the internal roadway system to create a pedestrian and 

bike-friendly community. Also, the applicant is proposing a system of greenways and bicycle 

trails to link parks and open spaces to the conservation area.  

 

The city staff report indicates service availability letters have been issued for this project from 

the Solid Waste Authority of Palm Beach County, Seacoast Utilities, and the City of Palm Beach 

Gardens Police, Fire, and Recreation departments. The city report concludes that there will be no 

direct, adverse impacts on the adopted level of service standards for water, sewer, solid waste, 

recreation, police and fire services, and traffic. The city staff report also concludes that the 

proposed changes to the Future Land Use Map are compatible with the surrounding area based 

on the proposed low residential density of 0.68 dwelling units per acre, and the preservation and 

restoration of 2,407 acres of conservation area that will positively impact the region. 

 

Regional Impacts 

 

The City of Palm Beach Gardens has been reviewing recent proposals for development of the 

subject property since 2013. The city is aware of the environmental sensitivity and critical issues 

associated with this site. The Avenir property is strategically located and presents an opportunity 

to balance land uses, address long-time water management and regional environmental 

restoration issues, and correct certain limitations associated with existing development patterns, 

especially in the Central Western Communities of Palm Beach County. However, the 

environmental sensitivity and the relatively remote location of the site present a challenge on 

how to develop the site without adversely impacting regional resources and facilities and the 

quality of life of citizens in nearby communities and jurisdictions. 
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The primary regional resources and facilities that could be impacted by the proposed amendment 

include: wetland and upland natural communities; the regional drainage system including the C-

18 Canal; the Loxahatchee River; adjacent and nearby conservation areas; the North Palm Beach 

County General Aviation Airport, and the regional roadway network. The potential impacts are 

discussed below followed by a discussion of urban design issues, which when implemented 

properly, have the potential to reduce impacts to regional resources and facilities. 

 

Environmental Impacts 

 

The city staff report refers to the applicant’s environmental assessment, which indicates that 

approximately 1,993 acres of wetlands ranging in ecological quality have been identified on the 

property. Of these wetlands, 1,076 acres (53 percent) are proposed for preservation and 924 

acres, which are mostly low quality wetlands, will be impacted for development. The wetlands 

proposed to be preserved on the site have been integrated into a flow-way system that allows for 

interconnection with adjacent publicly owned conservation areas. 

 

The protection of wetlands on the subject property is extremely important because the property is 

within the drainage basin of the Northwest Fork of the Loxahatchee River. A portion of the 

Northwest Fork is designated as a National Wild and Scenic River, because of its outstanding 

natural qualities. Historically, the drainage basin of the Northwest Fork of the Loxahatchee River 

was comprised primarily of natural systems, including pine flatwoods interspersed with cypress 

sloughs, hardwood swamps, marshes and wet prairies. At present, portions of the drainage basin 

have been drained or redirected to discharge into other water bodies. Furthermore, much of the 

developed land within the remaining basin has a drainage system designed to lower the water 

table and remove stormwater faster than under natural conditions. These changes to the drainage 

patterns have resulted in several problems, including excessively high flows in the river 

following rainfall events, and reduced base flows during the dry season. Reduced flows have 

allowed saltwater intrusion up the river channel, which has altered aquatic ecosystems and 

caused a change in the vegetation along the riverbanks. 

 

Correcting drainage problems, providing additional water storage, and protecting and conserving 

existing wetland systems that store water and contribute to the base flow of the river are 

extremely important for protecting and restoring the Loxahatchee River. The proposal to protect 

2,407 acres on the Avenir property could be very beneficial for the Loxahatchee River, 

especially if the preservation and restoration area is designed to: 1) increase the stage and 

duration of the site’s natural hydroperiods to increase groundwater recharge and improve water 

quality; and 2) work in concert with the adjacent Mecca Farms water management area being 

designed by the SFWMD. 

 

The conservation and restoration of 2,407 acres of the subject property is a cornerstone to 

the justification of allowing the increases in density and intensity. However, the main 

concerns with the proposal are that: 1) dedication of the conservation area was not defined 

on the Future Land Use Map along with all the other uses that are identified in the note at 

the bottom of the map; and 2) there are no plan policies specifically instructing restoration 

of the area. Council recommends: 1) the 2,407 acre area proposed to become a future 

conservation area be amended to a designation of Conservation rather than Mixed Use 
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Development; and 2) plan policies be added outlining the main purposes of restoring the 

conservation area and a commitment to work with Palm Beach County and the SFWMD 

on the combined design and long-term management and operation of the Avenir and 

Mecca Farms restoration areas. 

 

Transportation Impacts 

 

The traffic study submitted with the amendment package indicates that for the five year analysis 

(2020), the project is expected to have an impact of 19,763 trips with 1,325 AM trips and 1,760 

PM peak hour trips. The long range analysis (2040) indicates the net impact is an increase of 

54,111 daily trips. The proposed amendment is expected to impact several components of the 

regional roadway network, which are considered significant regional resources and facilities. The 

traffic study indicates major roadway segments that will be impacted include: 

 

 Coconut Boulevard from Orange Boulevard to Temple Boulevard and from Temple 

Boulevard to Northlake Boulevard 

 Northlake Boulevard from Coconut Boulevard to Ibis Road and Ibis Road to State Road 7 

 Northlake Boulevard from State Road 7 to Beeline Highway 

 Royal Palm Beach Boulevard from Persimmon Boulevard to 60
th

 Street and 60
th

 Street to 

Orange Boulevard 

 60
th

 Street from Royal Palm Beach Boulevard to State Road 7 

 Beeline Highway from Haverhill Road to Blue Heron Boulevard 

 Blue Heron Boulevard from Military Trail to I-95 

 Northlake Boulevard from 140
th

 Avenue to Coconut Boulevard 

 Northlake Boulevard from Jog Road to Military Trail 

 Northlake Boulevard from Military Trail to I-95 

 Orange Boulevard from Coconut Boulevard to Royal Palm Beach Boulevard 

 Persimmon Boulevard from Coconut Boulevard to Royal Palm Beach Boulevard 

 

The amendment package indicates the proposed project will use several alternative measures to 

mitigate the transportation impacts. The proposed mitigation program includes: 

 

1. Dedication of 2,407 acres as conservation preserved lands 

2. Limit maximum gross density to 0.68 dwelling units per acre and 3,250 maximum units 

3. Provision of at least 250 residential units as affordable and/or workforce housing units 

4. A phasing plan and/or conditions of approval requiring minimal commercial uses to be 

concurrent with residential units 

5. Construction of a main north-south roadway (Avenir Connector) from Northlake 

Boulevard to the Beeline Highway in the early first phase of development 

6. Construction of Northlake Boulevard from 140
th

 Avenue to State Road 7 from a 4-lane 

facility to a 6-lane facility in the early first phase of development 

7. Coordination with the city and Palm Tran to bring transit to the project 

8. Provision of bus stops and bus bays along Northlake Boulevard for a future transit route 

9. Provision of a multi-modal center within a town center that includes a park and ride lot 

and a bike sharing facility 
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10. Provision of TDM policies that include ride sharing and compressed work week 

strategies for a workplace district 

 

Additionally, the project proposes to use a combination of capital improvements and 

proportionate share payments to mitigate impacts. Proportionate share is proposed for at least 

eight of the segments listed above. The proportionate share process is an alternative measure in 

which the maintaining agencies agree to accept payment for various projects and apply them to a 

series of specific improvements. 

 

The provision of the proposed capital improvements and proportionate share payments to 

mitigate the roadway impacts does not guarantee that regional roadways will operate at an 

acceptable level of service. In addition, a phasing plan that would require a balanced 

mix/ratio of housing and commercial uses has not been made part of the proposed 

amendment. This is one of the most valuable transportation mitigation tools that can be 

used to offset transportation impacts to the regional roadway network. Council 

recommends that, at a minimum, the amendment include a phasing plan balancing the 

timing and pace of residential and nonresidential construction through buildout of the 

project. 

 

Urban Design Issues 

 

The Mixed Use Development future land use category is “intended to foster infill and 

redevelopment efforts, to deter urban sprawl and to encourage new affordable housing 

opportunities, as well as lessen the need for additional vehicular trips through the internalization 

of trips within a neighborhood or project. To create a functioning, multi-faceted type of 

development, mixed use development is dependent upon the successful integration of distinct 

uses.” The proposed maximum gross residential density of 0.68 dwelling units per acre is 

inconsistent with these objectives. Such low densities do not support transit, do not promote 

compact, walkable communities, and appear to be inconsistent with the intent of the Mixed 

Use Development future land use. The applicant’s analysis points to transit as a necessary 

element to mitigate the transportation impacts of this project. Council recommends that 

minimum net densities of the neighborhoods and districts be established by plan policy to 

meet minimum transit-supportive density standards. Council’s SRPP Policy 7.1.2.4 

suggests minimum net residential densities for districts and neighborhoods to support 

transit be no less than eight units per acre. In addition, the city is encouraged to add a 

series of transit-supportive policies to its plan for this area that will positively influence the 

design of Avenir. Examples of such policies can be found in Council’s SRPP, especially 

Policies 7.1.2.1 through 7.1.4.4 (Exhibit 11). 
 

Lastly, the amendment package from the city does not provide any graphics to illustrate the 

design intent of the project. Urban design comments and assessments must be inferred from the 

allocation of the land use program, proposed densities and intensities, and the project narrative. 

The project program, in number and types of residential units and non-residential square 

footages, is limited by the development intensity restriction provided in the city’s Ordinance 3, 

2016. However, there are no restrictions to number of acres of developable versus non-

developable land. The ordinance is very specific to the precise number of units allowed, but is 
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silent on the proposed dedication of 2,407 acres of conservation land. As noted above, the 

ordinance could be strengthened by specifying this fundamental component of the project. The 

identification of the conservation area is not only important for providing wildlife corridors 

and linkages between adjacent natural areas, but it is important to illustrate the 

boundaries of the areas to be developed. This is a critical issue in assuring the proposed 

plan of development will be built as represented and compatible with the current and 

future operations of the North Palm Beach County General Aviation Airport. 
 

Extrajurisdictional Impacts 

 

The proposed amendment was sent to the Palm Beach County Intergovernmental Plan 

Amendment Review Committee (IPARC) Clearinghouse Coordinator on November 23, 2015. 

The amendment package from the City of Palm Beach Gardens contains correspondence from 

the Town of Jupiter expressing concerns with the proposed Avenir Future Land Use Amendment 

regarding intensity and density cap and use conversion limitations. The town requested that in 

addition to a proposed rezoning application resolution, whereas clauses be included in the Future 

Land Use Map amendment ordinance to restrict use conversions to create additional residential 

units. Also, the town requested the Future Land Use amendment ordinance include a whereas 

clause requiring any proposed amendment to the intensity and density cap and use conversion 

restriction for the Avenir development go through the IPARC coordination process. In addition, 

the town expressed a concern about public beach and boat launch facility access impacts. The 

town requested that the city and the applicant coordinate with the Director of Park Development 

with the Palm Beach County Department of Parks and Recreation. The town indicated that any 

applicable county recreational impact fees generated by the proposed Avenir development 

should be allocated for development of Palm Beach County’s proposed 164-acre Karen Marcus 

Ocean Park. 

 

On January 4, 2016, The City of West Palm Beach adopted Resolution 17-16 opposing approval 

of the Avenir Future Land Use Map and text amendment by the City of Palm Beach Gardens. 

The attached resolution is opposed to the project for the following reasons: 

 

 The proposed Avenir development is forecast to generate in excess of 5,700 peak hour 

trips and is expected to significantly impact over 50 roadway segments or intersections 

for which most of these are neither funded nor programmed for improvements that could 

accommodate the significant impacts of Avenir; 

 

 The traffic generated by the development cannot be supported by existing roadways or 

roadways funded for construction; 

 

 The identified needed improvements would significantly increase impervious areas, 

which could create significant additional runoff; 

 

 In addition to other detrimental roadway segments proposed with the project, Palm Beach 

County’s Traffic Performance Standards Review requires assured construction of State 

Road 7 from 60
th

 Street to Northlake Boulevard as a 4-lane divided facility, which is 

currently being challenged by the City of West Palm Beach due to its adverse impact on 
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Grassy Waters Preserve’s water quality, endangered species and their habitat, and the 

quality of life in the Western Communities; 

 

 The proposed development and its traffic would significantly impact Grassy Waters 

Preserve; and 

 

 The long established concept of greater density to the east and less density to the west is 

strongly supported by the City of West Palm Beach. 

 

Council recommends that prior to approval of the proposed amendment, the City of Palm 

Beach Gardens work with the Town of Jupiter and City of West Palm Beach to adequately 

address their concerns and identified extrajurisdictional impacts. 

 

Conclusion 

 

The City of Palm Beach Gardens is aware of the environmental sensitivity and critical issues 

associated with the Avenir property. This site is strategically located and presents an opportunity 

to balance land uses, address long-time water management and region environmental restoration 

issues in the area, and correct certain limitations associated with existing development patterns, 

especially in the Central Western Communities of Palm Beach County. However, the 

environmental sensitivity and the relatively remote location of the site present a challenge on 

how to develop the site without adversely impacting regional resources and facilities and the 

quality of life of citizens in nearby communities and jurisdictions. In order to achieve this goal, 

Council offers the following recommendations: 

 

1. Include the 2,407 acre area proposed to become a future conservation area in the note on 

the Future Land Use Map and designate this area as Conservation land use rather than 

Mixed Use Development. The conservation of 2,407 acres of the subject property is a 

cornerstone to the justification of allowing the increases in density and intensity. 

 

2. Establish plan policies clearly outlining the goals and objectives for restoration of the 

conservation area and a commitment to work with Palm Beach County and the SFWMD 

on the combined design and long-term management and operation of the Avenir and 

Mecca Farms restoration areas. 

 

3. Include a phasing plan as part of the proposed amendment that would require 

construction of a balanced mix/ratio of housing and commercial uses through the build 

out of the project. This is one of the most valuable transportation mitigation tools that can 

be used to offset transportation impacts to the regional roadway network. 

 

4. Establish minimum net densities for Avenir neighborhoods and districts that meet 

minimum transit-supportive density standards. The low densities referenced in the 

application materials do not support transit, do not promote compact, walkable 

communities, and appear to be inconsistent with the intent of the Mixed Use 

Development future land use designation. 
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5. Adopt a series of transit-supportive plan policies for this area that will positively 

influence the design of Avenir to better accommodate transit options. 

 

6. Illustrate the boundaries of the areas to be developed as part of the proposed amendment. 

This is critical in assuring the proposed plan of development will be built as represented 

and compatible with the current and future operations of the North Palm Beach County 

General Aviation Airport and adjacent natural areas. 

 

7. Work with the Town of Jupiter to resolve their concerns and extrajurisdictional issues 

related to an intensity and density cap, use conversion limitations, and public beach and 

boat launch facility access impacts; and work with the City of West Palm Beach to 

adequately address their concerns over extrajurisdictional impacts related to traffic, 

increased stormwater runoff, Grassy Waters Preserve’s water quality, endangered species 

and their habitat, and the quality of life in the Western Communities. 

 

Recommendation 

 

Council should approve this report and authorize its transmittal to the City of Palm Beach 

Gardens and the Florida Department of Economic Opportunity.  

 

Attachments 



 

 

 

List of Exhibits 

 

 

  Exhibit  

1 General Location Map 

2 Location Map - General 

3 Location Map – Nearby Roads 

4 Location Map – Roadway Network 

5 Existing Future Land Use Map 

6 Proposed Future Land Use Map 

7 Ordinance 3, 2016 

8 Drainage Map 

9 Town of Jupiter Letter 

10 City of West Palm Beach Resolution No. 17-16 

11 SRPP  Transit-Supportive  Policies 

12 City of Palm Beach Gardens Presentation to Council on February 19, 2016 



 

 

Exhibit 1 

General Location Map  

 

A
v
en

ir
 

P
ro

je
ct

 

L
o
ca

ti
o
n

 



 

 

Exhibit 2 

Location Map - General 
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Location Map – Nearby Roads 
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Location Map – Roadway Network 

 

 
 



 

 

Exhibit 5 

Existing Future Land Use Map  

 
  



 

 

Exhibit 6 

Proposed Future Land Use Map  

 
  



 

 

Exhibit 7 

Ordinance 3, 2016 

 



 

 



 

 



 

 



 

 



 

 



 

 

 



 

 

Exhibit 8 

Drainage Map  

 

 
  



 

 

Exhibit 9 

Town of Jupiter Letter 

 
  



 

 

 
  



 

 

Exhibit 10 

City of West Palm Beach Resolution No. 17-16 

 



 

 



 

 

 
  



 

 

Exhibit 11 

SRPP Transit-Supportive Policies  

 

 



 

 



 

 

 



Exhibit 12





• 4,763 ac undeveloped 
long-term AG use 

• Over 75% characterized by 
non-native & invasive 
species 

• Has severely degraded 
habitat functions 

• 11,565’ of frontage along 
Northlake Blvd. 

• 1,687’ of frontage along 
Beeline Hwy 

• 4.5 miles wide (N-S) & 2.5 
mile wide (E-W) 

4,763 acres 



7,600 Residential Units 
1,700,000 SF Non-Res 

300-Room ALF 
300-Room Hotel 

University 
School, Park, Civic parcels 

1,889 ac flow-way/preservation 
Proposed new land use and zoning category 



4,760 Residential Units 
1,600,000 Non-Res 

300-room Hotel 
University 

School, Park, Civic Parcels 
over 2,400 ac Conservation 



3,735 SF Units 
250 Workforce Housing Units  

2,400,000 Non-Res 
300-room Hotel 

180 ac land dedication (park, 
recreation, civic & econ. dev. 

parcel) 
2,407 ac Conservation 



3,000 SF Units 
250 MF Units  

2,540,000 Non-Res 
300-room Hotel 

180 ac land dedication (park, 
recreation, civic & econ. dev. 

parcel) 
2,407 ac Conservation 



Rural Residential 
(RR10 
and RR20) 
 
Allows a total of 
405 residential 
units 
 



Mixed Use Development 
(MXD) with notation to cap 
development at the proposed 
development program and 
modify the UGB to include 
the project 
  
 

SUBJECT SITE 
 

MXD 

The Comprehensive Plan 
Amendment is legislative 
(Ch. 163 F.S.) and will be 
transmitted to DEO for the 

State expedited review 
process 

  
 

MIXED-USE (MXD) LAND-USE DESIGNATION LIMITED TO THE TRAFFIC EQUIVALENT OF 3,000 SINGLE FAMILY UNITS; 250 MULTI-FAMILY UNITS; 1,940,000 

SQUARE FEET OF PROFESSIONAL OFFICE; 200,000 SQUARE FEET OF MEDICAL OFFICE; 400,000 SQUARE FEET OF COMMERCIAL; 300 HOTEL ROOMS; 

AGRICULTURAL USE – 20 ACRES; PUBLIC PARK – 55 ACRES; PUBLIC CIVIC/RECREATION PARCEL – 60 ACRES; POLICE/FIRE/CITY ANNEX – 15 ACRES; 

AND PUBLIC ELEMENTARY SCHOOL – 15 ACRES 





1. Delineated on Master Plan 
2. Platted as Conservation Area 

3. Conservation Easement 
4. Deeded to Governmental Agency 

 
 
 
 
 
 
 
  

 
 
 

  
 



Percentage of Palm Beach Gardens 

  Non Conservation Area 
52% 

Conservation Area 
48% 



City of Palm Beach Gardens Future 
Land Use Map 















(Resolution 4, 2016) 



The project is providing 2,407 acres of conservation    
(51% of project), which is compatible with and a key link in 
the surrounding preservation lands 



Project 
Site 

Provides key missing 
link in wildlife corridors 
and regional trail 
systems 



Percentage of Palm Beach Gardens 
After Avenir 

  Non Conservation Area 
45% 

Conservation Area 
55% 





 

LAND USE TOTAL PH 1. (2015-

2020) 

PH. 2 

(2021-

2025) 

PH. 3 (2026-

2030 

PH. 4 (2031-

Buildout) 

Civic/Recreation 60 ac 

Professional Office 1,940,000 
SF 

225,000 225,000 450,000 1,040,000 

Medical Office  200,000 SF 50,000 100,000 50,000 

Commercial 400,000 SF 200,000 100,000 100,000 
Hotel 300 Rooms 150 150 
Park 55 Ac 55 ac 

Police/Fire/City 
Annex 

15 Ac 15 ac 

Public School 15 Ac 15 ac 
Multi-Family 250 Units 250 

Single Family 3,000 Units 1,000 1,000 1,000 

• In each phase 50% 
of commercial must 
constructed 
(example: 100,000 
SQUARE FEET OF 
COMMERCIAL 
REQUIRED prior to 
moving to 2nd phase 
of residential units 
 

• OTHERWISE 
RESIDENTIAL 
DEVELOPMENT 
STOPS  







The proposed project is surrounded by 
existing low-density residential communities 

and preserved natural areas 

North: Caloosa Residential & Hungryland Slough 
 
South: Pierce Hammock Elem, vacant land, & 
The Acreage Residential 
 
East:  Airport, Lox.Slough, Sweetbay Natural 
Area, Grassy Waters Preserve, and existing 
residential communities: Osprey Isles, Carleton 
Oaks, Bay Hill Estates, Rustic Lakes, and Ibis 
 
West: Mecca Farms, J.W. Corbett Wildlife Mgt 
Area, The Acreage 
 

Hungryland 
Slough 

Sweetbay 
Natural  
Area 

Mecca 
Farms 

Loxahachee 
Slough 

JW Corbett  
Wildlife  
Management 
Area 

North 
County 
Airport 

0.68 du/ac 



THE PROJECT AT 0.68 
DU/AC IS 
COMPATIBLE WITH 
SURROUNDING  
RESIDENTIAL  
DENSITIES 
 

North: 
Caloosa 0.18 du/ac 
 
South and West: 
The Acreage 0.80 du/ac  
 
East:  
Osprey Isles 1.0 du/ac 
Carleton Oaks 1.0 du/ac 
Bay Hill Estates 0.5 du/ac 
Ibis 1.25 du/ac 
 



Other nearby existing communities have similar 
clustered development with large 
conservation/preservation areas 

 

OSPREY ISLES & CARLTON OAKS 
 



The Applicant is complying with the PCD Overlay 
which encourages the use of architectural and design 
guidelines. 
 
Development will occur in the form of districts to 
provide the framework for the new community 
 
• Neighborhood Center District (Parcel A) 
 

• Neighborhood District (Parcel A) 
 

• Town Center District (Parcel B) 
 

• Workplace District (Parcels C & D) 
 

• Public/Institutional District (Parcels E, F, & G) 
 
• Farm-to-Table District (Parcel H) 



Public Space Standards 
 
Park: Passive, unobstructed 
recreation (paths, trails meadow, 
waterbodies, woodland and open 
shelters) 
 
Green: Open space for unobstructed 
recreation (lawn and trees) 
 
Square: Public gathering space – 
spatially defined by building frontages 
 
Plaza: Public gathering/outdoor 
market areas, spatially defined by 
building frontages 
 
 

 
Neighborhood Districts 

• One Park, Green or Square within ¼ mile of each 
residential within Parcel A  

• For each 300 acres, at least one to be a 1 ac minimum 
Park 

 

Town Center District 

• One Green or Square of at least 35,000 SF in size 
 

Workplace District 

• One Park, Green, Square or Plaza for each 50 acres 
 



Neighborhood Center District  
 & Neighborhood District 

Parcel A 
 



Neighborhood Center District (Parcel A) 

 

- Allows a range of SF house   

   types 

- In close proximity to Town   

  Center & Workplace Districts 

- Front Build-to-Zones 



 
Neighborhood District 

(Parcel A) 

- Detached SF 

- Front setbacks and private rear yards 

- Majority of Parcel A 

 

50’ to 75’ Lots 

76’ to 150’ Lots 



Town Center District 
Parcel B 



 
Town Center District (Parcel B) 

- Northlake Boulevard Frontage 

- Mix of commercial & civic uses 

- Walkable environment 

- Multi-family units 

- Continuous street façade along 

     sidewalks 

Retail Building 

Mixed Use 
Building 



 
Town Center District (Parcel B) 

- Specialty Building Types 

Gas Stations – shopfront facing 
street with pumps & parking in rear 

Drive-through – shopfront 
facing street with drive-
through on side or rear 



Workplace District 
Parcels C & D 

 
Workplace District (Parcels C & D) 
- Provides for a variety of jobs 

- Office, medical and civic 

- Buildings define street edge 

- Public spaces 

- Pedestrian and bike-friendly environment 



District Streets 



 
Public/Institutional District (Parcels E, F, & G) 

 
Farm-to-Table District (Parcel H) 

P/I follows standard City code 
Section 78-142 – intended for 
schools, parks, recreation and civic 
uses 
 
Proposed Agriculture– requires a 
Major Conditional Use and City 
Council approval 









NOT A 

REQUIREMENT OF 

CONCURRENCY 

 

 

 

 

• Commence construction of the Avenir 
Connector from Northlake Blvd to the 
Beeline Hwy as min 2-lanes within early 
1st phase 

• Commence construction of Northlake 
Boulevard from 140th Avenue N. to SR 7 
from 4-lanes to 6-lanes within early 1st 
phase 

Approx. 

4.2 Miles 

 $50M 

Approx. 3 Miles 

$20M 















 
 
 

The Applicant has demonstrated the proposed Comprehensive Plan 
Map amendment meets the Level of Service standards established in 

the City’s Comprehensive Plan 
 
 

 
 Sanitary Sewer & Potable Water 
 Solid Waste 
 Recreation 
 Drainage 
 Fire and Police 
 Schools 
 Traffic 
 







• Construction Activity - $1.6 billion 
• Construction Earnings - $1 billion 
• Construction Employment – 15,900 jobs 
• Ongoing Activity - $725 million annually 
• Ongoing Earnings - $386 million annually 
• Permanent Employment – 5,860 permanent jobs 

 
NET Impact of $12.3 Million in Ad Valorem Revenue at build-out 
 
Contribution of $27.0 million in impact fees 
 
 
The proposed development is consistent with the  
Overall Goals, Objectives, and Policies of the City’s  
Economic Development Element 
 



 
 

 
 

• 405 “ranchette” home sites could occur 
utilizing septic tanks 

• No large-scale plans for conservation and 
preservation 

• No key link in the regional natural resource 
system 

• Compartmentalized development over time 
with numerous separate parcels sold off 

• No north-south collector road 
• No traffic mitigation strategies to provide 

needed roadway improvements 
• No public land dedications 





Courtesy copies provided to: 
 
• City of West Palm Beach 
• North County Airport 
• Palm Beach County 
• Indian Trails Improvement District 

 
IPARC Notice - November 23, 2015 
(sends to all applicable Municipalities) 
 
TCRPC Staff review 
 
Applicant’s Public Open House Workshops: 
• November 2013 – PGA National Resort 
• Citywide Open House Meeting at Doubletree Hotel: 

 4/7/14 
 4/23/14 
 5/5/14 

 
 





Staff analyzed the primary indicators of urban sprawl development and the applicant has 
demonstrated the project is not urban sprawl. 

The Avenir project: 
• Does not provide single-use development –  a variety of residential and non-residential uses are 

proposed with accessibility from two major roadways 
• It is within close proximity to existing developments served by urban services 
• Is not proposing strip, ribbon pattern, or isolated development 
• Protects the natural resources by conserving and preserving 51% of the property and significantly 

increases the amount of functional open space 
• Maximizes the use of existing public facilities and services – all level of service/capacity letters 

have been issued 
• Will assist in the efficient provision of facilities and services to serve the new and surrounding 

residences 




